CERTIFICATE OF COUNTY CLERK

THE STATE OF TEXAS §
§
COUNTY OF MEDINA §

THE UNDERSIGNED HEREBY CERTIFIES that:

1. The Commissioners Court (the Courf) of Medina County, Texas (the County),
convened on the 13" day of May, 2024 in regular session in the regular meeting place of the Court
in the County Courthouse (the Meeting), which Meeting was at all times open to the public, the
duly constituted officers and members of the Court being as follows:

Keith Lutz County Judge

Jessica Castiglione Commissioner, Precinct 1
Larry Sittre Commissioner, Precinct 2
David Lynch Commissioner, Precinct 3
Daniel Lawler Commissioner, Precinct 4

and all of such persons were present at the Meeting, except the following:
thus constituting a quorum. Among other business considered at the Meeting, the attached Order
(the Order) entitled:

AN ORDER OF THE COMMISSIONERS COURT OF MEDINA COUNTY,
TEXAS ACCEPTING AND APPROVING A SERVICE AND ASSESSMENT
PLAN FOR HABY FARMS PUBLIC IMPROVEMENT DISTRICT;
PROVIDING FOR SEVERABILITY; AND PROVIDING AN EFFECTIVE

DATE
was introduced for the due consideration of the Court. After presentation and discussion of the
Order, a motion was made by Commissioner that the Order be passed and adopted.
The motion was seconded by Commissioner and carried by the following vote:

i voted “For” Q voted “Against” T “Abstained”
all as shown in the official Minutes of the Court for the Meeting.

2. The attached Order is a true and correct copy of the original on file in the official
records of the County; the duly qualified and acting members of the Court on the date of the
Meeting are those persons shown above, and, according to the records of my office, each member
of the Court was given actual notice of the time, place, and purpose of the Meeting and had actual
notice that the Order would be considered; and the Meeting and deliberation of the aforesaid public
business, was open to the publlc and written notice of said meeting mcludmg the subject of the
Order, was posted and given in advance thereof in compliance with the provisions of Chapter 551,
as amended, Texas Government Code.



IN WITNESS WHEREOF, I have signed my name officially and affixed the seal of the
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Commissioners Court, this 13" day of May, 2024.
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ORDER NO. 2024-05-13-01

AN ORDER OF THE COMMISSIONERS COURT OF
MEDINA COUNTY, TEXAS ACCEPTING AND
APPROVING A SERVICE AND ASSESSMENT PLAN FOR
HABY FARMS PUBLIC IMPROVEMENT DISTRICT;
PROVIDING FOR SEVERABILITY; AND PROVIDING AN
EFFECTIVE DATE

WHEREAS, Medina County, Texas (the County) recognizes the importance of its
continued role in local economic development and the protection of the health, safety, and welfare
of its inhabitants; and

WHEREAS, the County’s Commissioners Court (the Court) is authorized by the Public
Improvement District Assessment Act, codified at Chapter 372, as amended, Texas Local
Government Code (the PID Act), to create public improvement districts within the County; and

WHEREAS, on May 10, 2022, a petition (the Petition) was submitted and filed with the
County, whereupon it was delivered to the Clerk of the County (the Clerk), requesting the creation
of a public improvement district upon a defined, contiguous area of property within the County
and in such Petition identified (the Property); and

WHEREAS, the Petition contained the signatures of Property owners (i) representing
more than fifty percent of the appraised value of such Property that is also taxable real property to
be liable for assessment within the hereinafter-defined District, as determined by the then-current
ad valorem tax rolls of Medina County Appraisal District and (ii) constituting more than fifty
percent of the area of all taxable property within the District to be liable for such assessment; and

WHEREAS, on May 19, 2022, the County adopted Resolution No. 2022-05-19-01
accepting the Petition and finding it administratively complete in accordance with the PID Act,
calling a public hearing to consider the creation of the District, and directing the Clerk to publish
and mail notice of such hearing as required by the PID Act (together, the Creation Hearing Notice);
and

WHEREAS, on June 16, 2022, after provision of the Creation Hearing Notice in
accordance with and as required by the PID Act, the Court convened and concluded a public
hearing concerning the advisability of the public improvements and services described in the
Petition (being, primarily, the Authorized Improvements identified in the hereinafter-defined
Service and Assessment Plan), at which hearing owners of Property testified in favor of, and no
parties testified against, the District’s creation; and

WHEREAS, on July 14, 2022, the Court, in accordance with its finding as to the
advisability of the Authorized Improvements, adopted Resolution No. 2022-07-14-01 (the
Creation Resolution) authorizing and creating Haby Farms Public Improvement District (the
District) and therein made findings relative to such creation referenced above, all as required by
and in accordance with the provisions of the PID Act (including, specifically, Section 372.009
thereof); and



WHEREAS, on July 15,2022, the County recorded the Creation Resolution with the Clerk
in the real property records of the County; and

WHEREAS, no protests (written or otherwise) from any party, including from the City of
San Antonio, Texas (in whose ETJ the District is located) or from any owners of record of Property
within the District, regarding the District’s creation were filed with the Clerk or otherwise
delivered or made aware to the Court; and

WHEREAS, on April 15, 2024, the Court adopted Order No. 2024-04-15-01 determining
total costs of certain authorized public improvements, approving a preliminary service and
assessment plan (including a proposed assessment roll for Improvement Area #1), and directing
the publication and mailing of notice of a public hearing (the Assessment Hearing) to consider an
order levying assessments on Property within Improvement Area #1 (the Assessments); and

WHEREAS, the Clerk filed the proposed Assessment Roll (defined below) and made the
same available for public inspection; and

WHEREAS, the Clerk, pursuant to Section 372.016(c) of the PID Act, mailed the notice
of the Assessment Hearing to the last known address of the owners of the property liable for the
Assessments; and

WHEREAS, the Clerk, pursuant to Section 372.016(b) of the PID Act, published notice
of the Assessment Hearing on April 18, 2024 in the Hondo Avil Herald, a newspaper of general
circulation in the county and the portion of the extraterritorial jurisdiction of the City of San
Antonio, Texas in which the District is located; and

WHEREAS, the Court convened the Assessment Hearing on May 13, 2024, at which all
persons who appeared, or requested to appear, in person or by their attorney, were given the
opportunity to contend for or contest the Assessment Roll, and the proposed Assessments, and to
offer testimony pertinent to any issue presented on the amount of the Assessments, the allocation
of the Actual Costs of the authorized public improvements to be undertaken for the benefit of
Property within the District (the Authorized Improvements), the purposes of the Assessments, the
special benefits of the Assessments, and the penalties and interest on annual installments and on
delinquent annual installments of the Assessments; and

WHEREAS, the owners of 100% of the Property subject to the proposed assessment
within the District (the Landowners) had actual knowledge of the Assessment Hearing and support
the creation of the District and the levy of assessments against the Property in accordance with the
Service and Assessment Plan to finance the Authorized Improvements for the benefit of the
Property within the District; and

WHEREAS, the Court finds and determines that the Assessment Roll and the Haby Farms
Public Improvement District Service and Assessment Plan, dated May 13, 2024 (the Service and
Assessment Plan), attached as Exhibit A and incorporated as a part of this Order for all purposes,
should be approved and that the Assessments should be levied as provided in this Order and the
Service and Assessment Plan, including the Assessment Roll attached thereto as Exhibit F (the
Assessment Roll); and .



WHEREAS, the Court further finds that there were no objections or evidence submitted
to the Clerk or to the Court in opposition to the Service and Assessment Plan, the allocation of the
Actual Costs of the Authorized Improvements as described in the Service and Assessment Plan,
the Assessment Roll, and the levy of the Assessments; and

WHEREAS, at the Assessment Hearing, the Landowners, or their representatives, who are
the persons to be assessed pursuant to this Order, appeared in support of the levy of the
Assessments against their Property located within the District; and

WHEREAS, the Court, on May 13, 2024, closed the Assessment Hearing, and after
considering all written and documentary evidence presented at the Assessment Hearing (including
all written comments and statements theretofore or thereat filed with the Court), determined to
proceed with the adoption of this Order in conformity with the requirements of the PID Act; and

NOW, THEREFORE, BE IT ORDERED BY THE COMMISSIONERS COURT OF
MEDINA COUNTY, TEXAS:

SECTION 1: Findings. The Court hereby finds, determines, and orders as follows:

(a) All actions of the County in connection with the creation and establishment
of the District and the approval of this Order (i) have been taken and performed in
compliance with the PID Act and all other applicable laws, policies, and procedures; (ii)
have been taken and performed in a regular, proper, and valid manners; and (iii) are
approved and ratified;

(b)  The Service and Assessment Plan covers a period of at least five years and
defines the annual indebtedness and projected costs for the Authorized Improvements;

(c) The Service and Assessment Plan apportions the Actual Cost(s) of the
Authorized Improvements to be assessed against the Property in the District and such
apportionment is made on the basis of special benefits accruing to the Property because of
the Authorized Improvements;

(d)  The method of apportionment of the Actual Costs of the Authorized
Improvements and Administrative Expenses set forth in the Service and Assessment Plan
results in imposing equal shares of the Actual Costs of the Authorized Improvements and
Administrative Expenses on property similarly benefited, and results in a reasonable
classification and formula for the apportionment of the Actual Costs;

(e) The Service and Assessment Plan has been prepared on behalf of, presented
to, and reviewed by the Court and should be approved as the service plan and assessment
plan for the District for all purposes, as described in Sections 372.013 and 372.014 of the
PID Act; and

® The provisions of the Service and Assessment Plan relating to due and
delinquency dates for the Assessments, interest on Annual Installments, interest and
penalties on delinquent Assessments and delinquent Annual Installments, and procedures
in connection with the imposition and collection of Assessments should be approved and
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will expedite collection of the Assessments in a timely manner in order to provide the
services and improvements needed and required for the area within the District.

SECTION 2: Service and Assessment Plan. The Service and Assessment Plan is hereby
accepted and approved pursuant to Sections 372.013 and 372.014 of the PID Act as the service
plan and the assessment plan relating to the Authorized Improvements for the District. The Service
and Assessment Plan shall be updated by the Court no less frequently than annually as required by
the PID Act and more frequently as may be required by the Service and Assessment Plan (including
upon the issuance of PID Bonds).

SECTION 3: Filing in Land Records. The Clerk is directed to cause a copy of this Order,
including the Service and Assessment Plan, to be recorded in the real property records of Medina
County, Texas. The Clerk is further directed to similarly file each Annual Service Plan Update
approved by the Court.

SECTION 4: Definition of Certain Terms. Unless specified otherwise herein, capitalized
terms used, but not defined, herein shall have the respective meanings ascribed thereto in the
Service and Assessment Plan.

SECTION 5: Incorporation of Preamble. The recitals contained in the preamble hereof
are hereby found to be true and correct; and such recitals are hereby incorporated by reference and
made a part of this Order for all purposes and are adopted as a part of the judgment and findings
of the Court acting in its discretionary, legislative capacity.

SECTION 6: Repeal of Conflicting Actions. All orders and resolutions, or parts thereof,
which are in conflict or inconsistent with any provision of this Order, are hereby repealed to the
extent of such conflict, and the provisions of this Order shall be and remain controlling as to the
matters ordered herein.

SECTION 7: Governing Law. This Order shall be construed and enforced in accordance
with the laws of the State of Texas and the United States of America.

SECTION 8: Severability. If any provision, section, subsection, sentence, clause, or
phrase of this Order, or the application of same to any person or set of circumstances is for any
reason held to be unconstitutional, void, or invalid, the validity of the remaining portions of this
Order or the application to other persons or sets of circumstances shall not be affected thereby, it
being the intent of the Court that no portion hereof, or provision or regulation contained herein
shall become inoperative or fail by reason of any unconstitutionality, voidness, or invalidity or any
other portion hereof, and all provisions of this Order are declared to be severable for that purpose.

SECTION 9: Open Meeting. The Court hereby officially finds, determines, and declares
that the meeting at which this Order is adopted was open to the public, and public notice of the
time, place, and subject matter of the public business to be considered at such meeting, including
this Order, was given, all as required by Chapter 551, as amended, Texas Government Code.

SECTION 10: Effective Date. This Order shall take effect, and the levy of the
Assessments, and the provisions and terms of the Service and Assessment Plan shall be and
become effective upon passage and execution hereof.
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PASSED AND ADOPTED on the 13" day of May, 2024.
MEDINA COUNTY, TEXAS—
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(SEAL OF COMMISSIONERS COURT)

STATE OF TEXAS §
§
COUNTY OF MEDINA §

This instrument was acknowledged before me on the 13™ day of May, 2024 by Keith Lutz,
County Judge, and Gina Champion, County Clerk and Ex-Officio Clerk of the Commissioners
Court of Medina County, Texas on behalf of said County.

JENNIFER A ADLONG
Notary ID #11543001

My Commission Expires § ublic, State of Texas
April 27, 2027
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L PLAN DESCRIPTION AND DEFINED TERMS

A. INTRODUCTION

On July 14, 2022, (the “Creation Date”) the County Commissioners Court (the “County
Commissioners Court”) of Medina County, Texas (the “County”) passed and approved Resolution
No. 2022-07-14-01 approving and authorizing the creation of the Haby Farms Public Improvement
District (the “PID”) to finance the costs of certain public improvements for the benefit of property
in such public improvement district (the “Authorized Improvements”), all of which is located
within the extraterritorial jurisdiction of the City of San Antonio, Texas (the “City”).

The property in the PID is proposed to be developed in approximately three phases, and the PID
will finance Authorized Improvements for each phase as each phase is developed. Assessments
will be imposed on the property in each phase for the Authorized Improvements to be constructed
for the benefit of that phase.

Chapter 372 of the Texas Local Government Code, the “Public Improvement District Assessment
Act” (as amended, the “PID Act”), governs the creation and operation of public improvement
districts within the State of Texas. This Haby Farms Public Improvement District Service and
Assessment Plan (the “Service and Assessment Plan”) has been prepared in accordance with the
PID Act and specifically Sections 372.013, 372.014, 372.015 and 372.016, thereof, which address
the requirements of a service and assessment plan and the assessment roll. According to Section
372.013 of the PID Act, a service plan “must (i) cover a period of at least five years; (ii) define
the annual indebtedness and the projected costs for improvements; and (iii) include a copy of the
notice form required by Section 5.014, Property Code.” The service plan is described in Section
IV of this Service and Assessment Plan. The copy of the notice form required by Section 5.014 of
the Texas Property Code, as amended, is attached hereto as Appendix E.

Section 372.014 of the PID Act requires that “an assessment plan must be included in the annual
service plan.” The assessment plan is described in Section V of this Service and Assessment Plan.

Section 372.015 of the PID Act requires that “the governing body of the municipality or county
shall apportion the cost of an improvement to be assessed against property in an improvement
district.” The method of assessing the costs of the Authorized Improvements and apportionment
of such costs to the property in the PID is included in Section V of this Service and Assessment
Plan.

Section 372.016 of the PID Act requires that “after the total cost of an improvement is determined,
the governing body of the municipality or county shall prepare a proposed assessment roll. The
roll must state the assessment against each parcel of land in the district, as determined by the
method of assessment chosen by the municipality or county under this subchapter.” The
Assessment Roll for the PID is included as Appendix F of this Service and Assessment Plan. The
Assessments as shown on the Assessment Roll are based on the method of assessment and
apportionment of costs described in Section V of this Service and Assessment Plan.

e e G e s
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B. DEFINITIONS
Capitalized terms used herein shall have the meanings ascribed to them as follows:

“Actual Cost(s)” means, with respect to an Authorized Improvement, the demonstrated,
reasonable, allocable, and allowable costs of constructing such Authorized Improvement, as
specified in a Certification for Payment that has been reviewed and approved by the County.
Actual Cost may include (a) the costs for the design, planning, financing, administration,
management, acquisition, installation, construction and/or implementation of such Authorized
Improvement, including general contractor construction management fees, if any, (b) the costs of
preparing the construction plans for such Authorized Improvement, (c) the fees paid for
obtaining permits, licenses or other governmental approvals for such Authorized Improvement,
(d) the costs for external professional costs associated with such Authorized Improvement, such
as engineering, geotechnical, surveying, land planning, architectural landscapers, advertising,
marketing and research studies, appraisals, legal, accounting and similar professional services,
taxes (property and franchise), (e) the costs of all labor, bonds and materials, including equipment
and fixtures, incurred by contractors, builders and material men in connection with the acquisition,
construction or implementation of the Authorized Improvements, (f) all related permitting, zoning
and public approval expenses, architectural, engineering, legal, and consulting fees, financing
charges, taxes, governmental fees and charges (including inspection fees, County permit fees,
development fees), insurance premiums, miscellaneous expenses, and all advances and payments
for Administrative Expenses.

Actual Costs include general contractor’s fees in an amount up to a percentage equal to the
percentage of work completed and accepted by the County or construction management fees in
an amount up to five percent of the eligible Actual Costs described in a Certification for Payment.
The amounts expended on legal costs, taxes, governmental fees, insurance premiums, permits,
financing costs, and appraisals shall be excluded from the base upon which the general contractor
and construction management fees are calculated.

“Additional Interest Component” means the amount collected by application of the Additional
Interest.

“Additional Interest” means the 0.50% additional interest rate charged on Assessments (if
applicable) pursuant to Section 372.018 of the PID Act.

“Administrative Expenses” mean the administrative, organization, maintenance and operation
costs associated with, or incident to, the administration, organization, maintenance and operation
of the PID, including, but not limited to, the costs of: (i) creating and organizing the PID, including
conducting hearings, preparing notices and petitions, and all costs incident thereto, including
engineering fees, legal fees and consultant fees, (ii) the annual administrative, organization,
maintenance, and operation costs and expenses associated with, or incident and allocable to, the
administration, organization, and operation of the PID, (iii) computing, levying, billing and
collecting Assessments or the Annual Installments thereof, (iv) maintaining the record of
installments of the Assessments and the system of registration and transfer of the Bonds, (v)
paying and redeeming the Bonds, (vi) investing or depositing of monies, (vii) complying with the
- __ _ ___________ _________ ___ _______ __ __ . _____ _
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PID Act and other laws applicable to the Bonds, (viii) the Trustee fees and expenses for services
relating to the Bonds, (ix) legal counsel, engineers, accountants, financial advisors, investment
bankers or other consultants and advisors, and (x) administering the construction of the
Authorized Improvements. Administrative Expenses do not include payment of the actual
principal of, redemption premium, if any, and interest on the Bonds. Administrative Expenses
collected and not expended for actual Administrative Expenses in one year shall be carried
forward and applied to reduce Administrative Expenses in subsequent years to avoid the over-
collection of amounts to pay Administrative Expenses.

“Administrator” means the official, employee, or designee of the County, identified in any
indenture of trust relating to the Bonds or in any other agreement approved by the County
Commissioners Court, who shall have the responsibilities provided for herein.

“Annual Installment” means, with respect to each Parcel, each annual payment of: (i) the
Assessments, including both principal and interest, as shown on the Assessment Rolls attached
hereto as Appendix F or in an Annual Service Plan Update, and calculated as provided in Section
VI of this Service and Assessment Plan, (ii) the Additional Interest Component designated for the
Delinquency and Prepayment Reserve described in Section V of this Service and Assessment
Plan, (iii) the Administrative Expenses, and (iv) any applicable Maintenance Assessment.

“Annual Service Plan Update” has the meaning set forth in Section IV of this Service and
Assessment Plan.

“Assessed Property” means the property that benefits from the Authorized Improvements to be
provided by the PID on which Assessments have been imposed as shown in each Assessment
Roll, as each Assessment Roll is updated each year by the Annual Service Plan Update. Assessed
Property includes Parcels within the PID other than Non-Benefited Property.

“Assessment” means an assessment levied against a Parcel imposed pursuant to an Assessment
Order and the provisions herein, as shown on any Assessment Roll, subject to reallocation upon
the subdivision of such Parcel or reduction according to the provisions herein and the PID Act.

“Assessment Order” means the Order adopted by the County Commissioners Court approving
the Service and Assessment Plan (including amendments or supplements to the Service and
Assessment Plan) and levying the Assessment.

“Assessment Revenues” mean the revenues actually received by or on behalf of the County from
the collection of Assessments.

“Assessment Roll” means the Improvement Area #1 Assessment Roll or any other listing of
Assessments in an amendment or supplement to this Service and Assessment Plan or in an Annual
Service Plan Update.

“Authorized Improvements” mean those public improvements described in Appendix B of this
Service and Assessment Plan and Section 372.003 of the PID Act, constructed and installed in

accordance with this Service and Assessment Plan, and any future updates and/or amendments.
_  _ __ ___ __ _________ _____
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“Bonds” mean any bonds issued by the County in one or more series and secured in whole or in
part by the Assessment Revenues.

“Budgeted Cost(s)” means the amounts budgeted to construct the Authorized Improvements as
used in the preparation of this Service and Assessment Plan.

“Certification for Payment” means the certificate to be provided by the Developer, or his
designee, to substantiate the Actual Cost of one or more Authorized Improvements, which shall
be in the form attached to the Trust Indenture pursuant to which the related series of Bonds is
issued or the Financing Agreement, if applicable.

“Completion Agreement” means that certain “Completion Agreement”, dated as of May 13,
2024, between the County, BOKF, NA, as Trustee for the Improvement Area #1 Bonds, and the
Developer pursuant to which the Developer has agreed to initially fund, from its private sources,
the certain costs of Major Improvements and/or other Authorized Improvements benefiting a
particular Improvement Area that are not otherwise paid directly from the proceeds of Bonds.

“City” means San Antonio, Texas.

“County” means Medina County, Texas.

“County Commissioners Court” means the duly elected governing body of the County.
“Delinquent Collection Costs” mean interest, penalties and expenses incurred or imposed with
respect to any delinquent Annual Installment of an Assessment in accordance with the PID Act
and the costs related to pursuing collection of a delinquent Annual installment of an Assessment
and foreclosing the lien against the Assessed Property, including attorney’s fees.

“Delinquency and Prepayment Reserve” has the meaning set forth in Section V.H of this SAP.

“Developer” means JEN TEXAS 33 LLC, a Texas limited liability company.

“Development Agreement” means that certain “Development Agreement" by and between the
County and the Developer and related to the Property, effective October 12, 2023, and as the same
may be amended from time to time.

“Equivalent Units” mean as to any Parcel the number of dwelling units by lot type expected to
be built on the Parcel multiplied by the factors calculated and shown in Appendix F attached
hereto.

“Future Improvement Areas” means Improvement Areas that are fully developed after
Improvement Area #1, as such areas are generally depicted in Appendix A. The Future
Improvement Areas are subject to adjustment and are shown only as an example.

e e
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“Future Improvement Area Improvements” mean those Authorized Improvements associated
with any Future Improvement Area(s) that specially benefit only the property within such Future
Improvement Areas.

“Homeowner Association” means a homeowner’s association or property owners’ association
established for the benefit of property owners within the boundaries of the PID.

“Homeowner Association Property” means property within the boundaries of the PID that is
owned by or irrevocably offered for dedication to, whether in fee simple or through an exclusive
use easement, a homeowner’s association.

“Improvement Area” means one or more Parcels within the PID that will be developed in the
same general time period.

“Improvement Area #1” means the initial Improvement Area to be developed and generally
shown in Appendix A, as specifically depicted and described as the sum of all Parcels shown in
Appendix F.

“Improvement Area #1 Assessed Property” means all Parcels within Improvement Area #1
other than Non-Benefited Property and shown in the Improvement Area #1 Assessment Roll
against which an Assessment relating to the Improvement Area #1 Improvements is levied.

“Improvement Area #1 Assessment Revenues” mean the actual revenues received by or on
behalf of the County from the collection of Assessments levied against Improvement Area #1
Assessed Property, or the Annual Installments thereof, for Improvement Area #1 Improvements.

“Improvement Area #1 Assessment Roll” means the document included in this Service and
Assessment Plan as Appendix F, as updated, modified or amended from time to time in accordance
with the procedures set forth herein and in the PID Act, including updates prepared in connection
with any Annual Service Plan Update.

“Improvement Area #1 Bonds” mean Bonds issued to finance or refinance the Actual Costs of
the Improvement Area #1 Projects remaining to be financed by the Developer pursuant to the
Completion Agreement.

“Improvement Area #1 Improvements” mean the Authorized Improvements which only benefit
Improvement Area #1 Assessed Property, which are described in Section IIL.C.

“Improvement Area #1 Maximum Assessment Per Unit” means for Improvement Area #1, an
Assessment per unit related to the Improvement Area #1 Projects for each applicable Lot Type as
follows:

Lot Type 1 (60 Ft Lot) - $38,350.69
Lot Type 2 (50 Ft Lot) - $35,282.63

______ ]
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“Improvement Area #1 Projects” mean (i) the pro rata portion of the Major Improvements
allocable to Improvement Area #1, and (ii) the Improvement Area #1 Improvements.

“Lot” means a tract of land described as a “lot” in a subdivision plat recorded in the official public
records of Medina County, Texas.

“Lot Type” means a classification of final building lots with similar characteristics (e.g.
commercial, light industrial, multifamily residential, single family residential, etc.), as determined
by the Administrator and confirmed by the County Commissioners Court. In the case of single
family residential lots, the Lot Type shall be further defined by classifying the residential lots by
the estimated average home value for each home at the time of assessment levy, considering
factors such as density, lot size, proximity to amenities, view premiums, location, and any other
factors that may impact the average home value on the lot, as determined by the Administrator
and confirmed by the County Commissioners Court.

“Maintenance Assessment” means the assessment for roadway and stormwater maintenance that
may be collected within the PID, as further described in Section IV.C.

“Major Improvements” mean the Authorized Improvements which benefit all Assessed Property
within the PID and are described in Section III.B.

“Major Improvement Area” means the property within the PID, excluding Improvement Area
#1, which is to be developed subsequent to Improvement Area #1 and generally depicted in
Appendix A of this Service and Assessment Plan or any Annual Service Plan Update.

“Non-Benefited Property” means Parcels that accrue no special benefit from the Authorized
Improvements, including Homeowner Association Property, Public Property and easements that
create an exclusive use for a public utility provider to the extent they accrue no special benefit.
Property identified as Non-Benefited Property at the time the Assessments (i) are imposed or (ii)
are reallocated pursuant to a subdivision of a Parcel, is not assessed. Assessed Property converted
to Non-Benefited Property, if the Assessments may not be reallocated pursuant to the provisions
herein, remains subject to the Assessments and requires the Assessments to be prepaid as provided
for in Section VILE.

“Parcel” or “Parcels” means a parcel or parcels within the PID identified by either a tax map
identification number assigned by the Medina County Central Appraisal District for real property
tax purposes or by lot and block number in a final subdivision plat recorded in the real property
records of Medina County.

“Phased PID Bonds” means Bonds issued to fund Authorized Improvements (or a portion
thereof) in a Phase or in Phases. In connection with the Phased PID Bonds, Assessments will be
levied only on Parcels located within the Phase(s) in question.

“PID” has the meaning set forth in Section I.A of this Service and Assessment Plan.
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“PID Act” means Texas Local Government Code Chapter 372, Public Improvement District
Assessment Act, Subchapter A, Public Improvement Districts, as amended.

“Prepayment Costs” mean interest and expenses to the date of prepayment, plus any additional
expenses related to the prepayment, reasonably expected to be incurred by or imposed upon the
County as a result of any prepayment of an Assessment.

“Public Property” means property within the boundaries of the PID that is owned by or
irrevocably offered for dedication to the federal government, the State of Texas, Medina County,
a school district, the City, or any other local government, political subdivision, or public agency,
whether in fee simple or through an exclusive use easement.

“SAWS” means the San Antonio Water System, acting by and through its Board of Trustees.

“Service and Assessment Plan” means this Service and Assessment Plan prepared for the PID
pursuant to the PID Act, as the same may be amended from time to time.

“Trust Indenture” means an indenture of trust, ordinance or similar document setting forth the
terms and other provisions relating to the Bonds, as modified, amended, and/or supplemented

from time to time.

“Trustee” means the fiscal agent or trustee as specified in the Trust Indenture, including a
substitute fiscal agent or trustee.

(remainder of this page is intentionally left blank)
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II. PROPERTY INCLUDED IN THE PID

A. PROPERTY INCLUDED IN THE PID

The PID is presently located within the County and contains approximately 102.486 acres of land.
A map of the property within the PID is shown on Appendix A to this Service and Assessment
Plan.

At completion, the PID is expected to consist of approximately 329 single family residential units,
landscaping, and infrastructure necessary to provide roadways, drainage, and utilities to the PID.

The property within the PID is proposed to be developed as follows:

Table I1-A
Proposed Development
Proposed Development Quantity Measurement
60 Ft Lot 138 Units
50 Ft Lot 191 Units
Total 329 Units

B. PROPERTY INCLUDED IN IMPROVEMENT AREA #1

Improvement Area #1 consists of approximately 37.271 acres and is projected to consist of 113
single family residential units, to be developed as Improvement Area #1, as further described in
Section III. A map of the property within Improvement Area #1 and depicting the boundaries is
shown in Appendix A.

Table I1-B
Proposed Development — Improvement Area #1
Proposed Development Quantity Measurement
60 Ft Lot 45 Units
50 Ft Lot 68 Units
Total 113 Units

C. PROPERTY INCLUDED IN FUTURE IMPROVEMENT AREAS

The Future Improvement Areas consist of approximately 65.215 acres and are projected to consist
of 216 single family residential units. A map of the property within the Future Improvement Areas
and depicting the boundaries is shown in Appendix A.

e
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Table II-C
Proposed Development — Future Improvement Areas

Proposed Development Quantity Measurement
60 Ft Lot 93 Units
50 Ft Lot 123 Units
Total 216 Units

As Future Improvement Areas are developed, Phased PID Bonds are expected to be issued for
each new Improvement Area. In connection with the issuance of each new Phased PID Bonds,
this Service and Assessment Plan will be updated to add additional details of each new
Improvement Area(s) as shown for Improvement Area #1 in Section IL.B. A map of the projected
property within each Future Improvement Area is shown in Appendix A. The Future Improvement
Areas are shown for illustrative purposes only and are subject to adjustment. The current Parcels
in the PID are shown on the Assessment Roll included as Appendix F.

The estimated number of units at the build-out of the PID is based on the land use approvals for

the property, the anticipated subdivision of property in the PID, and the Developer’s estimate of
the highest and best use of the property within the PID.

(remainder of this page is intentionally left blank)
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IIl. DESCRIPTION OF THE AUTHORIZED IMPROVEMENTS

A. AUTHORIZED IMPROVEMENT OVERVIEW

372.003. Authorized Improvements

(a) If the governing body of a municipality or county finds that it promotes the interests of the
municipality or county, the governing body may undertake an improvement project that confers a
special benefit on a definable part of the municipality or county or the municipality’s
extraterritorial jurisdiction. A project may be undertaken in the municipality or county or the
municipality’s extraterritorial jurisdiction.

(b) A public improvement may include:
(1) landscaping;
(i1) erection of fountains, distinctive lighting, and signs;

(iii) acquiring, constructing, improving, widening, narrowing, closing, or rerouting of
sidewalks or of streets, any other roadways, or their rights-of way;

(iv) construction or improvement of pedestrian malls;

(v) acquisition and installation of pieces of art;

(vi) acquisition, construction, or improvement of libraries;

(vii) acquisition, construction, or improvement of off-street parking facilities;

(viii) acquisition, construction, improvement, or rerouting of mass transportation facilities;

(ix) acquisition, construction, or improvement of water, wastewater, or drainage facilities
or improvements;

(x) the establishment or improvement of parks;
(xi) projects similar to those listed in Subdivisions (i)-(x);

(xii) acquisition, by purchase or otherwise, of real property in connection with an
authorized improvement;

(xiii) special supplemental services for improvement and promotion of the district,
including services relating to advertising, promotion, health and sanitation, water and
wastewater, public safety, security, business recruitment, development, recreation, and
cultural enhancement;

(xiv) payment of expenses incurred in the establishment, administration and operation of
the district; and
(xv) the development, rehabilitation, or expansion of affordable housing

After analyzing the public improvement projects authorized by the PID Act, the County has
determined at this time to undertake only Authorized Improvements listed in Section IIL.B and
Section III.C and shown in the opinion of probable costs and on the diagrams included as

P = T T e e
MuniCap |13



Appendix B for the benefit of the Assessed Property. Any change to the list of Authorized
Improvements will require the approval of the County and an update to this Service and
Assessment Plan.

B. DESCRIPTIONS AND BUDGETED COSTS OF MAJOR IMPROVEMENTS

The Major Improvements descriptions are presented below as provided by the project engineer.
The Budgeted Costs of the Major Improvements are shown in Table III-A. The costs shown in
Table III-A are estimates and may be revised in Annual Service Plan Updates, including such
other improvements as deemed necessary to further improve the properties within the PID.

A description of the Major Improvements are as follows:

Roadway Improvements

The road improvement portion of the Major Improvements consists of the construction of road and
thoroughfare improvements, including related paving, drainage, curbs, gutters, sidewalks,
retaining walls, signage, and traffic control devices, which benefit the PID. All roadway projects
will be designed and constructed in accordance with the City standards and specifications, will be
owned by the County, and maintained by the Homeowner Association.

Water Improvements

The water improvements portion of the Major Improvements consists of construction and
installation of a looped water main network, waterlines, mains, pipes, valves and appurtenances,
necessary for the portion of the water distribution system that will service the PID. The water
improvements will be designed and constructed according to San Antonio Water Systems (SAWS)
standards and will be owned and operated by SAWS.

Sanitary Sewer Improvements

The sanitary sewer improvement portion of the Major Improvements consists of construction and
installation of pipes, service lines, manholes, encasements, and appurtenances necessary to provide
sanitary sewer service within the PID. The sanitary sewer improvements will be designed and
constructed according to SAWS standards and specifications and will be owned and operated by
SAWS.

Other Soft and Miscellaneous Costs

The soft and miscellaneous costs portion of the Major Improvements consists of engineering and
surveying, project management fees, County inspection fees, contingency, and other soft and
miscellaneous costs.

(remainder of this page is intentionally left blank)
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Table III-A

Budgeted Costs — Major Improvements

Improvement
Area #1 Future

Major Allocated Improvement Area

Authorized Improvements Improvement Costs Amount Allocated Amount
Roadway improvements $1,475,313 $505,816 $969,497
Water improvements $692,989 $237,594 $455,395
Sanitary sewer improvements $306,351 $105,033 $201,317
Other soft and miscellaneous costs $794,931 $272,545 $522,386
Total Authorized Improvements $3,269,583 $1,120,988 $2,148,595

Note: Costs provided by JEN TEXAS 33 LLC. The figures shown in Table III-A may be revised in Annual Service Plan Updates and
may be reallocated between line items so long as the total Assessment relating to Major Improvements does not increase.

C. DESCRIPTIONS AND BUDGETED COSTS OF IMPROVEMENT AREA #1

The Improvement Area #1 Improvements descriptions are presented below as provided by the
project engineer. The Budgeted Costs of the Improvement Area #1 Projects are shown in Table
III-B. The costs shown in Table III-B are estimates and may be revised in Annual Service Plan

Updates, including such other improvements as deemed necessary to further improve the
properties within the PID.

A description of the Improvement Area #1 Improvements are as follows:

Roadway Improvements

The road improvement portion of the Improvement Area #1 Improvements consists of the
construction of road and thoroughfare improvements, including related paving, drainage, curbs,
gutters, sidewalks, retaining walls, signage, and traffic control devices, which benefit the
Improvement Area #1 Assessed Property. All roadway projects will be designed and constructed
in accordance with City standards and specifications, will be owned by the County, and maintained
by the Homeowners Association.

Water Improvements

The water improvements portion of the Improvement Area #1 Improvements consists of
construction and installation of a looped water main network, waterlines, mains, pipes, valves and
appurtenances, necessary for the portion of the water distribution system that will service the
Improvement Area #1 Assessed Property. The water improvements will be designed and
constructed according to SAWS standards and will be owned and operated by SAWS.

Sanitary Sewer Improvements

The sanitary sewer improvement portion of the Improvement Area #1 Improvements consists of

construction and installation of pipes, service lines, manholes, encasements, and appurtenances
-
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necessary to provide sanitary sewer service to Improvement Area #1 Assessed Property. The
sanitary sewer improvements will be designed and constructed according to SAWS standards and
specifications and will be owned and operated by SAWS.

Storm Drainage Improvements

The storm drainage improvement portion of the Improvement Area #1 Improvements consist of
reinforced concrete pipes, reinforced concrete boxes, and multi-reinforced box culverts, which
benefit the Improvement Area #1 Assessed Property. The storm drainage collection system
improvements will be designed and constructed in accordance with the City standards and
specifications, will be owned by the County, and maintained by the Homeowner Association.

Other Soft and Miscellaneous Costs

The soft and miscellaneous costs portion of the Improvement Area #1 Improvements consists of
engineering and surveying, project management fees, County inspection fees, contingency, and
other soft and miscellaneous costs.

TableIII-B
Budgeted Costs - Improvement Area #1 Projects

Major Improvements

Allocable to Improvement Area  Improvement

Authorized Improvements Improvement Area #1  #1 Improvements Area #1 Projects
Roadway improvements $505,816 $1,579,618 $2,085,434
Water improvements $237,594 $510,073 $747,667
Sanitary sewer improvements $105,033 $740,981 $846,015
Storm drainage improvements $0 $503,097 $503,097
Other soft and miscellaneous costs $272,545 $805,069 $1,077,614
Total Authorized Improvements $1,120,988 $4,138,838 $5,259,826

Note: Costs provided by JEN TEXAS 33 LLC. The figures shown in Table III-B may be revised in Annual Service Plan Updates and
may be reallocated between line items so long as the total Assessment relating to Improvement Area #1 does not increase.

D. FUTURE IMPROVEMENT AREAS

As Future Improvement Areas are developed and Phased PID Bonds are issued, this SAP will be
amended to identify the specific Future Improvement Area Improvements that confer a special
benefit to the property inside each Future Improvement Areas (e.g. a Table III-B will be added to
show the costs for the specific Authorized Improvements financed within the specific Future
Improvement Area being developed.)

The Parcels within an Improvement Area will be assessed in connection with the issuance of
Phased PID Bonds for Authorized Improvements (or the portion thereof) designated in an update
to this Service and Assessment Plan that specially benefit the Parcels within the Improvement
Area.
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IV. SERVICE PLAN

A. PROJECTED SOURCES AND USES OF FUNDS

The PID Act requires the service plan to cover a period of at least five years. The service plan is
required to define the annual projected costs and indebtedness for the Authorized Improvements
undertaken within the PID during the five year period. It is anticipated that the Major
Improvements will be completed and accepted by the County in the 3rd quarter of 2025. It is
anticipated that the Improvement Area #1 Improvements will be completed and accepted by the
County in the 3rd quarter of 2025. At some point after all or a portion of the Improvement Area
#1 Improvements are constructed, a second Improvement Area will begin development, with each
Future Improvement Area to be subsequently developed corresponding to the Service and
Assessment Plan to be proposed with that development.

The Budgeted Costs for the Improvement Area #1 Projects plus costs related to the issuance of the
Improvement Area #1 Bonds and the expenses incurred in the establishment, administration, and
operation of the PID allocable to Improvement Area #1 are $6,351,920 as shown in Table IV-A.
The service plan shall be reviewed and updated at least annually for the purpose of determining
the annual budget for Administrative Expenses, updating the estimated Authorized Improvement
costs, and updating the Assessment Roll(s). Any update to this Service and Assessment Plan is
herein referred to as an “Annual Service Plan Update.”

As Future Improvement Areas are developed in connection with the issuance of Phased PID

Bonds, this Service and Assessment Plan will be amended (e.g. Table IV-A.2 will be added for
Improvement Area #2, etc.).

Table IV-A shows the projected sources and uses of funds for the Improvement Area #1 Projects.
Tables included in this Section may be rounded to the nearest whole dollar.

(remainder of this page is intentionally left blank)
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Table IV-A

Projected Sources and Uses — Improvement Area #1 Projects

Sources of Funds Total
Par amount $4,125,000
Other funding sources! $2,226,920
Total Sources $6,351,920
Uses of Funds
Major Improvements?®; }
Road improvements $505,816
Water improvements $237,594
Sanitary sewer improvements $105,033
Other soft and miscellaneous costs $272,545
Subtotal Major Improvements 81,120,988
Improvement Area #1 Improvements’: u
Road improvements $1,579,618
Water improvements $510,073
Sanitary sewer improvements $740,981
Storm drainage improvements $503,097
Other soft and miscellaneous costs $805,069
Subtotal Improvement Area #1 Improvements 54,138,838
PID Formation/Bond Issuance Costs: -
Cost of Issuance $305,450
Capitalized Interest $283,525
Reserve Fund $299,369
Administrative Expense $80,000
Underwriters Discount $123,750
Subtotal 51,092,094
Total Uses $6,351,920

I Represents required Developer contribution under the Completion Agreement that is not
subject to reimbursement.
2 See Table I11-B for details.

As Future Improvement Areas are developed, Phased PID Bonds may be issued and/or a
reimbursement agreement may be executed to finance the Authorized Improvements required for
each new Future Improvement Area.

(remainder of this page is intentionally left blank)
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B. PROJECTED FIVE YEAR SERVICE PLAN

The annual projected costs and annual projected indebtedness is shown by Table IV-B. The annual
projected costs and indebtedness is subject to revision, and each shall be updated in the Annual
Service Plan Update to reflect any changes in the costs or indebtedness expected for each year.

Table IV-B
Annual Projected Costs and Annual Projected Indebtedness —
Improvement Area #1 Projects

Projected
Improvement
Annual Annual Other Area #1
Projected Projected Funding Annual
Year Cost Indebtedness’ Sources Installments’
2024 $6,351,920 $4,125,000 $2,226,920 $54,157
2025 $0 $0 $0 $229,369
2026 $0 $0 $0 $340,169
2027 $0 $0 $0 $337,660
2028 $0 $0 $0 $340,167
2029 $0 $0 $0 $342,454
2030 $0 $0 $0 $339,519
Total $6,351,920 $4,125,000 $2,226,920 $1,983,494

! Administrative Expenses for the years 2024 and 2025 are being funded with Bond proceeds,
and interest on the Improvement Area #1 Bonds for years 2024 and 2025 is being funded with
capitalized interest.

?Includes amounts to be paid from assessments related to the Improvement Area #1 Bonds.

The annual projected costs shown in Table IV-B are the annual expenditures relating to the
Improvement Area #1 Projects shown in Table III-B, and the costs associated with setting up the
PID. The difference between the total projected cost and the total projected indebtedness, if any,
is the amount contributed by the Developer.

As Future Improvement Areas are developed, in association with issuing Phased PID Bonds and/
or execution of a reimbursement agreement for each Future Improvement Area, a Table IV-C will
be added to identify the Authorized Improvements to be financed by each new series of the Phased
PID Bonds and/ or reimbursement agreements and the projected indebtedness resulting from each
additional series of the Phased PID Bonds and/ or reimbursement agreements.

C. MAINTENANCE OF THE ROADWAY AND STORM DRAINAGE

Administrative and operation expenses of the PID shall include, as needed, the expenses of
maintaining and repairing the roadway improvements and storm drainage improvements in order
to operate and maintain such public improvements, if not maintained per the hereinafter defined
Maintenance Agreement, in a manner consistent with the County’s standards for maintenance of
similar public improvements throughout the County and as further described in such Maintenance
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Agreement. The Annual Installments may include maintenance expenses in an amount sufficient
to cover such necessary repairs and maintenance (the “Maintenance Assessment”) as described in
Section V.G to pay such expenses.

The County shall enter into a “Maintenance Agreement” with the HOA wherein the HOA agrees
to maintain, repair, and keep in good condition and working order the public roads within the
District, including the roadway improvements and storm drainage improvements that are
Authorized Improvements in accordance with the standards set forth herein. In the event the HOA
fails to maintain, repair, and keep in good condition and working order the applicable Authorized
Improvements in accordance with the standards set forth in the Maintenance Agreement, the
County may assume such responsibilities (at the County’s discretion, either directly or by contract
with a third party). County costs from time to time incurred through the assumption of
responsibility of maintaining, repairing, and keeping in good condition and working order the
roadway improvements and storm drainage improvements that are Authorized Improvements
(which costs may, at the County’s discretion, be initially funded from lawfully available County
funds other than those derived from Assessment Revenues) shall be recoverable by the County, at
its discretion (but subject only to the limitations under applicable Texas law at such time in effect)
by collecting the requisite Maintenance Assessments, payable in Annual Installments as part of
the Administrative Expenses, upon the owners from time to time of benefitted Property within the
PID. Any such Maintenance Assessments shall be made generally in accordance with the general
provisions of this Service and Assessment Plan. Prior to collection of any Maintenance
Assessments, the Annual Service Plan Update to this Service and Assessment Plan shall be updated
to reflect the specifics of such Maintenance Assessments (to include description of the costs for
which a Maintenance Assessment is being collected as part of the Administrative Expenses, the
amount of Maintenance Assessment, and the projected length of time such Maintenance
Assessment shall be collected as part of the Annual Installments). The Maintenance Assessment
in any given year shall not exceed an equivalent tax rate of $0.06 per $100 taxable assessed value
of the applicable Assessed Property.

D. PID ASSESSMENT NOTICE

The PID Act requires that this Service and Assessment Plan and each Annual Service Plan Update
include a copy of the notice form required by Section 5.014 of the Texas Property Code. The “PID
Assessment Notice” is attached hereto as Appendix E and may be updated in an Annual Service
Plan Update.

(remainder of this page is intentionally left blank)
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V. ASSESSMENT PLAN

A. ASSESSMENT METHODOLOGY

The costs of the Authorized Improvements may be assessed by the County Commissioners Court
against the Assessed Property so long as the special benefit conferred upon the Assessed Property
by the Authorized Improvements equals or exceeds the Assessments. The costs of the Authorized
Improvements may be assessed using any methodology that results in the imposition of equal
shares of the Actual Costs on Assessed Property similarly benefited.

1. Assessment Methodology for Improvement Area #1

For purpose of this Service and Assessment Plan, the County Commissioners Court has
determined that the Budgeted Costs of the Improvement Area #1 Projects being financed with the
Improvement Area #1 Bonds, shall be allocated to the Improvement Area #1 Assessed Property
by spreading the entire Assessment across the Parcels based on the estimated number of
Equivalent Units anticipated to be developed on each Parcel.

Based on the Budgeted Costs of the Improvement Area #1 Projects, as set forth in Table III-B, the
County Commissioners Court has determined that the benefit to Improvement Area #1 Assessed
Property of the Improvement Area #1 Projects is at least equal to the Assessments levied on the
Improvement Area #1 Assessed Property.

Upon subsequent divisions of any Parcel of Improvement Area #1 Assessed Property, the
Assessment applicable to it will then be apportioned pro rata based on the estimated Equivalent
Units of each newly created Parcel. For residential Lots, when final residential building sites are
platted, Assessments will be apportioned proportionately among each Parcel based on the ratio of
the estimated Equivalent Units at the time residential Lots are platted to the total estimated
Equivalent Units of all Lots in the platted Parcel, as determined by the Administrator and
confirmed by the County Commissioners Court.
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