MILLER RANCH HOUSING GUIDELINES

October 26, 2010



L PURPOSE

The Miller Ranch Housing Guidelines (the “Miller Ranch Guidelines™) set forth the occupancy
requirements, resale procedures, and resale price limitations for the Miller Ranch, deed-restricted
housing. Additional information pertaining to Miller Ranch, deed-restricted housing can be
found in the Deed Restriction Agreement for the Occupancy and Resale of Miller Ranch
Housing (the “Miller Ranch Deed Restriction”), the Eagle County Local-Resident Housing
Guidelines (the “Housing Guidelines™), and the Eagle County Local-Resident Housing
Guidelines: Administrative Procedures (the “Administrative Procedures™) (collectively the
“Eagle County Guidelines”). In the event of conflict, the Miller Ranch Deed Restriction controls
over the Miller Ranch Guidelines, which both control over the Eagle County Guidelines.

THESE MILLER RANCH GUIDELINES HEREBY VACATE AND SUPERSEDE ALL
PRIOR VERSIONS OF THE MILLER RANCH HOUSING GUIDELINES AND EXHIBITS
AND ARE EFFECTIVE UPON ADOPTION.

I1. DEFINITIONS

A. “Owner” is a person or persons who is/are a Qualified Buyer who acquires an
ownership interest in the Miller Ranch unit in compliance with the terms and
provisions of the Miller Ranch Deed Restriction and the Miller Ranch Guidelines.

B. “Property” is the real property described in Exhibit “A” of the Miller Ranch Deed
Restriction and all dwellings, appurtenances, improvements, and fixtures
associated therewith.

C. “Qualified Buyers™ are natural persons meeting the requirements as determined
by the Program Administrator and as set forth in the Eagle County Guidelines, as
amended from time to time.

D. “Unit” is any of the units that comprise the Property including but not limited to
condominiums, townhomes, duplexes, and single-family homes. “Unit” shall not
include the community center and day care facility that may be located on the
Property.

E. “Program Administrator” is the administrator of the Miller Ranch Guidelines.
The Program Administrator shall be the Eagle County Housing and Development

Authority or the designee.

I,  MAXIMUM RESALE PRICE

An Owner may sell a Unit provided that the resale price and Qualified Buyers meet the standards
set forth in the Miller Ranch Deed Restriction and the Miller Ranch Guidelines. To the extent
the Miller Ranch Deed Restriction and the Miller Ranch Guidelines are silent, the Eagle County
Guidelines shall control. The resale price may not exceed the following:
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The Owner’s purchase price for the Property, excluding all costs related to
financing the Property at the time of closing or during the life of ownership, any
interest paid mortgages secured by the Property (including “points™ paid at the
time of initial financing or refinance), plus the percentage increase for each year
(compounded annually) of the average wage for Eagle County as determined by
the Colorado Department of Labor and Employment.

L.

In the event that an Owner owns the Property or a Unit for only a portion
of any year the percentage increase shall be prorated quarterly from the
date of purchase and the Owner shall be given credit through the quarter in
which the sale occurs.

If the percentage increase in the average wage for Eagle County as
determined by the Colorado Department of Labor and Employment is
greater than six percent (6%) in a given year the percentage increase that
an Owner may claim for purposes of determining the Maximum Sales
Price shall be six percent (6%) for that year.

If the percentage increase in the average wage for Eagle County as
determined by the Colorado Department of Labor and Employment is less
than three percent (3%) in a given year then the percentage increase that
an Owner may claim for purposes of determining Maximum Sales Price
shall be three percent (3%) for that year.

There may be a delay in the publication of statistics from the Colorado
Department of Labor and Employment. Therefore the calculation of
Maximum Sales Price shall be based upon the most current available data.
If data for the year of sale is not available then the Owner shall rely on the
most current data available for purposes of calculating the Maximum Sales
Price.

Permitted Capital Improvements shall be approved by the Program Administrator
and calculated in accordance with the Eagle County Guidelines, except as
expressly provided herein and in the Miller Ranch Deed Restriction.

The Owner may also add as a Permitted ij’g*}'” Improvement, the cost of
permanent improvements constructed or installed as a result of a capital
improvement as applied to individual units agm;@é or imposed by any
governmental agency, or required by special assessment by a
Condominium or Townhome Association for such permanent
improvements for the proportionate amount of the expense, provided that
written certification and documentation from such agency or association is
provided to the Program Administrator. Association assessments for



regular maintenance items or replacement of existing items will not be
included.

C. In addition to the items identified in sub-paragraphs (A) and (B) of this Section III
hereof an Owner may add the actual sales costs as indicated in Section IV below,
not to exceed two (2%) percent of the Maximum Sales Price as calculated above.

D. Sample Miller Ranch Maximum Sales Price calculations are attached in Exhibit
66‘{%93'

SELLING MILLER RANCH UNITS
A. Listing and Sales of Miller Ranch Units

1. Owner shall execute a standard listing contract on forms approved by
the Program Administrator providing for 180-day listing period or
other such listing period approved by the Program Administrator.

2. Owner shall cooperate with the Program Administrator to review the
deed restrictions recorded against the unit and Permitted Capital
Improvements in order to determine the maximum resale price
permitted and other applicable provisions concerning a sale. The
Program Administrator determines the maximum resale price.

3. Unless otherwise set forth in the Miller Ranch Deed Restriction
covering the Unit, at the closing of the sale, the seller will pay the
Program Administrator an administrative sales fee equal to two (2%)
percent of the actual sales price. The seller shall instruct the title
company to pay said fees to the Program Administrator out of the funds
held for the seller at closing. A one-half percent (1/2%) fee is paid by
the Seller at the time of listing, which is applied to the total sales fee of
two percent (2%) payable at closing. In the event that the seller fails to
perform under the listing contract, rejects all offers at maximum price
in cash or cash-equivalent terms, or withdraws the listing after
advertising has commenced, that portion of the fee will not be
refunded. Additionally, if the cost to sell a unit exceeds the fee, the
Program Administrator may ask the owner to directly incur those costs.

Unless otherwise provided in the Miller Ranch Deed Restriction, the
Program Administrator will administer the sale in accordance with the

most recent Eagle County Guidelines.

B. Closing Costs and Adjustments to the Maximum Resale Price



Owners shall not permit any Qualified Buyers to assume any of the Owner’s
customary closing costs, including the fees set forth herein, nor accept any other
consideration that would increase the purchase price above the Maximum Resale
Price.

1. The Miller Ranch Guidelines are intended to ensure that all sellers and all
buyers are treated fairly and impartially. The Program Administrator will
provide unbiased explanation and information to any potential sellers or
buyers in accordance with the current Miller Ranch Guidelines. The
Program Administrator will execute listing contracts, sales contracts,
contract extensions and amendments, and closing documents and will take
all reasonably required actions to complete the sale.

2. The Program Administrator acts as a transaction administrator on behalf of
both the buyer and the seller. A transaction administrator assists the buyer
and seller throughout a real estate transaction by performing terms of the
listing agreement, fully informing the parties, presenting all offers and
assisting the parties with any contracts, including the closing of the
transaction without being an agent or advocate for any of the parties. A
transaction administrator must use reasonable skill and care in the
performance of any listing agreement, and must make the same
disclosures as agents about all adverse material facts actually known by
the transaction administrator concerning a property or a buyer's financial
ability to perform the terms of a transaction and if a residential property,
whether the buyer intends to occupy the property.

3. Sellers and buyers are advised to consult legal and tax counsel
regarding examination of title and all contracts, agreements, and title
documents. The retention of such counsel, licensed real estate
brokers, or such related services (excluding all sales fees), shall be at
the seller’s or buyer’s own expense and shall not be included in the
Maximum Resale Price. The administrative fees paid to the Program
Administrator are to be paid regardless of any actions or services that
the sellers or buyers may undertake or acquire.

Dheed Besiriction

The buyer must execute, in a form satisfactory to the Program Administrator and
for recording with the Eagle County Clerk and Recorder concurrent with the
closing of the sale, a document acknowledging the buyer's agreement to be bound
by (1) the Miller Ranch Deed Restriction, which will run with the property in
perpetuity; and (2) these Miller Ranch Guidelines as may be amended from time
to time.



V.

VL

Agreement with Town of Vail

Pursuant to the terms of the Intergovernmental Agreement between Eagle County
and the Town of Vail, attached hereto as Exhibit “B”, it is agreed that County will
make an effort to place Qualified Buyers who are employed within the Town of
Vail in one-half of the units on the Property. Specifically, upon resale the units
will be rotated such that the first unit that becomes available for sale shall be a
County unit, the second a Town unit, the third a County unit and continuing in
such a rotating pattern. When a Town unit becomes available in the rotation, the
Program Administrator shall assign a preference of five points for applicants who
are employed within the Town of Vail and who apply for a Town unit in addition
to other points an applicant may otherwise receive under the Eagle County
Guidelines. The Town units shall then be sold to the highest-ranking Qualified
Buyer whether employed within the County or the Town.

PURCHASING MILLER RANCH UNITS

A.

Eligibility

Households interested in purchasing a Miller Ranch unit must be verified as
Qualified Buyers by the Program Administrator by meeting the requirements set
forth in the Eagle County Guidelines.

Application Process

Applicants must follow the Eagle County Guidelines application process as
described in the Eagle County Guidelines.

Trust Ownership

The Eagle County Guidelines govern sale of a Miller Ranch unit involving Trust
Ownership.

Selection Criteria
Once basic eligibility has been met, the Program Administrator will rank
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yers in appropriate unit-type categories according the criteria listed
in the Eagle County Guidelines and as provided herein.

OCCUPANCY REQUIREMENTS

Maintaining Occupancy

The Eagle County Guidelines govern the occupancy requirements for the
Property.



B. Re-Certification of Miller Ranch Housing

The Eagle County Guidelines govern the re-certification requirements for the
Property.

C. Leave of Absence

The Eagle County Guidelines govern the leave of absence requirements for the
Property.

VII. MODIFICATION

The Guidelines may be modified by the Eagle County Housing and Development Authority, in
consultation with the Board of County Commissioners of Eagle County, after hearing on the
record.

VIII. GRIEVANCE PROCEDURES

The Eagle County Guidelines govern grievance procedures related to the Property.

IX.  ADDITIONAL INFORMATION

For additional information, contact The Valley Home Store or the Housing and Development
Department of Eagle County.



EXHIBIT “A”

SAMPLE CALCULATION OF MAXIMUM SALES PRICE

A Miller Ranch home is purchased on August 3, 2004 for $100,000. The seller wishes to sell in
July 2009. To determine the maximum resale price:

1. Verify the published numbers concerning the average weekly wage increase percentage as
prepared by the Colorado Department of Labor and Employment in Eagle County for each year
in question.

2. Determine Base Price as defined in the Miller Ranch Deed Restriction and Miller Ranch
Guidelines.

3. Review approved Permitted Capital Improvements upon the time of sale based on the Miller
Ranch Deed Restriction and Miller Ranch Guidelines.

4. Additional sales costs not to exceed 2% may be added onto the maximum resale price.

The calculation for this example may appear similar to the following, except as provided for in
the Miller Ranch Deed Restriction or most current Miller Ranch Guidelines:

Eagle Wage Months | Quarters | Purchase | Appreciation | Maximum
County Increase in % | /year Price Sale Price
2004 3.271 % 5 2 $100,000 $1,363 $101,363
2005 5.769 % 12 4 $101,363 $5,848 $107,211
2006 6.000 % 12 4 $107,211 $6,433 $113.643
2007 4.256 % 12 4 $113.643 $4.837 $118,480
2008 3.187 % 12 4 $118,480 $3,776 $122.256
2009 3.000 % 7 2 $122,256 $2,139 $124,395
Steps:
1 +2 | Base Price + Appreciation (above) | $124 395
3 Approved Capital Improvements | + $10,000
$134.395
4 2% Sales fee + $2,688
Maximum Resale Price $137,083%

* MAXIMUM RESALE PRICE NOT GUARANTEED. UNIT MAY DECLINE IN
VALUE AND MAY RESULT IN A NET LOSS TO THE HOMEOWNER. PAST
PERFORMANCE OF HOME PRICES IS NOT AN INDICATOR OF FUTURE
PERFORMANCE.
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EXHIBIT “B”

INTERGOVERNMENTAL AGREEMENT BETWEEN THE COUNTY OF EAGLE,
STATE OF COLORADO AND THE TOWN OF VAIL, STATE OF COLORADO
CONCERNING MILLER RANCH HOUSING
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