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Executive Summary 
 
Dear Senior Executive Team -   
 
Osprey Developing’s Land Management Team would like to introduce you to our newest land development opportunity in Celina, 
Texas.  Appaloosa Acres will be a 120-acre, single family, residential development with 314 lots, a 7,500 SF amenity center and 
plenty of walking trails and green space.  The Land Planning Team took great efforts to understand the nuances of the Celina 
market and what specific demographic market subsegment to pursue.  You will quickly notice that Celina is a rapidly increasing 
market area and poised for development growth and financial opportunity, but Celina is also a community steeped in tradition 
and history and interested in preserving that.  The local government has had enough foresight to anticipate the upcoming 
changes and put together a 276-page 20-year plan to accommodate the town’s vision for the future.  To be a successful 
developer we believe we need to immerse ourselves in the Celina 2040 Plan and design our community in accordance with their 
vision.  As we developed Appaloosa Acres, that is in fact what we used as our guidelines.   
 
Celina is located just 45 minutes north of Dallas and much of its growth comes from Dallas wage earners migrating out of the 
city.  The town is now the fastest growing city in Texas with a population increase of 43% in just the last 2 years.  This 
exponential growth has led to low market inventory, higher-than-average-home prices, and higher demographic income.  
However, The Celina Plan tasks the community and its development partners to build so as not to out price the current residents 
for the benefit of the new money arriving from outside the town.  We incorporated that vision into our development plan. 
 
Appaloosa Acres features 4 lots sizes and 6 farmhouse style homes each of which can be mirrored.  Homes range from 1,552 
SF to 2,889 SF and the larger plans will have optional 3-car garages.  Our team utilized the natural topography of the parcel to 
place the premium lots on higher elevations and was mindful in preserving natural tree lines and minimizing developmental 
impact.  We also will be seeking ICC/ASHRAE bronze certification Green Home Standard for the site and our homes.  The 
Celina Plan embraces the “Green Celina” initiative, as do we.  While providing our future homeowners with a green home will 
cost about 12% more, we have provided a plan to our marketing department as to how to cost justify the increase through work-
at-home cost savings, rebates, tax deductions, lower energy costs, and higher ultimate resale value.    
 
The subject parcel is offered for sale at $10,000,000, with an 
expected closing date of March 1st, 2022.  We are prepared to 
overpay for the land by $800,000 if needed.  Appaloosa Acres will 
take 76 months to develop and will provide our company with a 
19.63% IRR and a total profit of $17,142,516.  The current 
development market is enveloped in uncertainty and risk, but our 
team has analyzed and mitigated the risk.  This analysis has taken 
into account competition, supply chain, labor availability, COVID 
protocols and various other risks.  
 
By understanding and partnering with the Celina community, Appaloosa Acres can provide a good initial start into this growing 
market and pave the way for other lucrative development opportunities in the future.   
 
On behalf of your Land Development Team, we welcome you to Appaloosa Acres. 
 
Respectfully –  
The Land Development Team of Osprey Developing 
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Max Andrews  
Financial and Risk 
Analysis and Estimating 

Vidahlia Husek 
Schedule, Site 
Management and Logistics 

Renée Farrell 
Sustainability, Estimating and 
Sales and Marketing 

Carley Kilbury 
Sustainability, Sales and 
Marketing 

Janelle Kindred 
Schedule, Site Management 
and Logistics 

Peter Gianacakes 
Product Design and 
Sustainability 
 

Shady Besile 
Market Analysis and 
Site Design 

Tony Stone 
Product Design, Site 
Design and Sustainability 

Cihan Catalbas  
Site Design 
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Market Analysis 
 
 
 

 
 

 
 
 
 
 
 
 
 
 

 
 Highlights 

 
 Celina is ranked the #1 fastest growing city in Texas by the Dallas 

Business Journal in 2019 and 2020 
 Celina has grown from 16,328 to 23,427 during the 2019-2021 time 

frame, equating to a 43% increase in population 
 Celina is an easy place to live with 232 days of sun per year and on 

the comfort index – scores a 7.2 out of 10 
 Appaloosa Acres target market is 3-fold:    
 Young Families, 2nd Time Homeowners & Young Seniors 
 Celina has a great public school system with many schools being A-

rated.   
 Average household income of $124,375 
 Average Sales Price of a home is $449,800 - up 31.6% over last 

year and sells for 4-9% above list price. 
 The local housing market is seeing a major shortage in move-in-

ready homes, making it a good potential market for housing 
development and investment opportunity  

 Celina is pulling the most building permits (1,352) out of all North 
Texas municipalities. 

 Celina is the 1st Gigabit City in Texas with 9,300 homes fiber 
connected.  

Market Analysis 
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Market Analysis 
 
 
 

 Celina, Texas … Then and Now 
Located northeast Texas, Celina was established in 1879 along the corridors of the St. 
Louis, San Francisco and Texas Railway systems.  It’s initial population of 50 people 
grew to 700 residents 1907 when the town was incorporated.  The Square was the hub 
of Celina and is still it’s focus today. Many of the original structures remain standing.  It is 
by understanding this historic background that one can see the foundations of the Celina 
principals of today. The Celina vision wants to honor its rich history and culture while 
embracing its current path toward a vibrant future. 

 
The Celina city leaders, as 
well as its citizens, joined 
forces to put together a 
comprehensive 20-year plan 
for the growth and direction of 
their community.  An initial Community Survey provided 
foundational insight into Celina’s needs and opportunities; revealing 
that managing growth and enhancing and preserving the Downtown 
were top priorities.    
The project hub, EngageCelina.com, was formed to gather 

feedback from the community.  Specifically, the housing survey revealed that there is a need for diverse housing including all 
types and sizes and that larger scale housing projects such as multi-family and mixed use should be along major roadways.  The 
survey also concluded that the community at-large envisions the future of Celina preserving “community, home, value and 
tradition”   
 
 
 
 
 
 
 
 
 
 
Local Housing Market 
Overview  
The local housing market in Celina is growing beyond 
both Dallas and national averages as of August 2021.   
The average sales price for single family homes in 
Celina is $449,800, which is up 31.6% from last year.  
Existing homes in Celina are selling for 4-9% above list 
price and go pending in about 3 weeks.  Data such as 
this indicates a major shortage in existing home supply 
and is a great indicator that Celina will benefit from new 
development.  
 



 

 
 

7 

Market Analysis 
 
 

 

      
 

Building Permit Activity  
To gain perspective on how quickly Celina is growing, the amount of housing permit submissions can gauge growth within the 
community.  Celina is the current North Texas municipalities leader in pulled residential building permits. In just the first half of 
2021, there has been 1,352 building permits pulled.  According to Celina’s city council, it has the capability of housing a 
population of 350,000. The typical cost for our one-story homes would come out to roughly $2,160 in permitting expenses.  
 
Closings and Absorption Rate 
With an increase in home demand across the U.S, Celina has a relatively low supply of housing on the market, making it a great 
spot for new development. According to Zillow.com, over the last 6 months 75.5 homes have sold per month.  With a current 
inventory of 232 homes, this gives us an absorption rate for the area of 3.07. The homes enter a contract on average 21 days 
after being listed. Most of the homes sold have a 4-bedroom, 3-bath floor plan with an average of 2500 square feet of living 
space.  We have found the average listing price of a home to be $449,880 and the average price of a home in Appaloosa Acres 
to be as $465,061 for brand new construction.  
 
Vacant Developed Lots and Housing Inventory 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

There is a limited amount of vacant land 
parcels surrounding our proposed 
development site. As shown here, the current 
Construction, Designed and Inventory are 
shown in bold, while the developed current 
Celina subdivisions are shown in pastel 
colors. 

Looking at the Vacant Developed Lot (VDL) inventory vs annual starts for Celina, 
we are able to better understand and target the specific price points we want to 
cater to; as well as identify any oversaturated areas of the market.  The graph 
denotes there is more supply than demand for homes $400,000+.  With this in 
mind, we have priced our smaller floor plans to have a base price in the high 
$300’s.  The $350,000 - $399,999 price point saw the most annual starts over the 
last 12 months, with 318 new homes breaking ground.  

Appaloosa Acres 
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SF vs Base Price Analysis 
As shown in the graph, DR Horton provides the overall lowest 
cost per square foot making them the entry level home 
producer in the area.  First Texas homes provides more 
standard features in their home plans which equates to their 
higher price per square foot analysis.  They also offer a wider 
range of home sizes.  Toll Brothers and Perry Homes both 
operate in the luxury residential area.  The steeper regression 
lines of these two builders show even small changes in square 
foot increases can substantially impact the cost and anticipated 
value of the home.  
Surrounding Area 
Overview 

Celina is situated between I-35 and Highway 
75, just 45 minutes north of Dallas and an 1 
½ hours North-East of Fort Worth. Downtown 
Celina, rich in history, is home to many locally 
owned shops and restaurants.  Other notable 
points of interest include popular grocery 
chains like Walmart and Kroger, a CrossFit 
gym, a gymnastics center, Collin College, 
Eden Hill Winery and Vineyard, Sharkarosa 

Wildlife Ranch, a Baylor Scott and White Medical Center, county parks, country clubs, and 
many more. Neighboring areas, such as Frisco and Prosper, provide points of interest such as the Stonebriar Mall, the Shoppes 
at Legacy, and The Star: the practice facility and Home of the Dallas Cowboys.  
 
Transportation 
Appaloosa Acres residents 
will be within 2 miles of 
Highway 289, allowing easy 
access to neighboring areas.  
From Prosper, only 5 miles 
away, travelers can access 
the Eddie Bernice Johnson 
Union Station, an intermodal station for local buses, Amtrak, DART rail and TRE commuter trains. In addition to the Dallas Fort 
Worth International Airport, Dallas includes other regional airports such as the Dallas Love Field and Waco Regional Airport.  
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Climate & Geography 
Celina has a relatively flat terrain with ample greenery, lakes, and creeks throughout.  Celina has 
a pleasant climate for most of the year, experiencing a typical four-season change throughout 
the year. Sunny days in Celina are 13% higher than the national average, with 232 days of 
sunny weather and 72 days of precipitation per year. The average high during the summer 
reaches 94 degrees in July, with a low average of 38 degrees during January. The rain averages 
41” per year, and just less than 1” of snow per year.  
 
Local Schools 

Celina has multiple elementary 
schools, two middle schools, a 
high school, and a public library.  
The elementary schools and 
middle schools are A rated schools. 
 
Appaloosa Acres is located in the Celina Independent School 
District (Celina ISD).  This is an extremely sought out area for 
primary education.  The district has a “long standing reputation 
of providing quality education that gives its students hope for 
tomorrow by helping them reach their potential through 
innovative programs and experiences.”  (Celinaisd.com) The 
Celina School District has an enrollment of over 2,500. The city 
and community are aware of Celina’s rapid growth and 
committed to evolving as their future unfolds.  Their mission is to 
“Pave the Way for the Future” by creating leaders for today and 

generations to come.   
 
Collin College is a local community college offering over 100 degrees and certificates with tuition ranging between $3,000 and 
$6,000 depending on financial aid.  University of North Texas is just a 40-minute drive westward.  The University of North Texas, 
a 4-year public research university with an enrollment of 31, 375 students, costs $14,000 to $25,000 again depending on 
financial aid.  
 

Demographic Information  
Local Population – Celina by the Numbers 
Celina had a 2020 census population of 23,427. The size of the city is just over 28 square miles, Celina has a population 
concentration of approximately 837 people per square mile.   
 

 Average household income $124,375  
 Median age is 34.1 years 
 1/3rd of population has bachelor’s degrees 
 93.86% of population are white collar workers 
 73.9% of households are married, with an 

average      household size of 3.17 
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Major Employers Located in Celina  
Celina’s unique location and close proximity to Dallas, attract the town’s 
major employers of some notable names. The Celina Economic 
Development Corporation (CEDC) offers creative incentive packages to 
entice Fortune 500 companies to expand into the Collin / Denton county 
market.  Celina’s premier location, accompanied with the efforts of the 
CEDC, makes an impactful difference in the town’s ability to retain 
those businesses after relocating from the city.  Prevalent jobs include 
the sectors of engineering, information technology, customer service 
and support, finance, education, and medicine. 

• Southwest Airlines 
• Lockheed Martin 
• Texas Instruments 
• Fidelity investments 
• Capital One 
• Bank of America 
• JP Morgan 
• Ericsson Worldwide 

 
Target Market  
Overview 
Celina has been growing rapidly over the past 5 years as families move from the hustle-bustle and high traffic of the city of Dallas 
to the more calming and comforting suburbs. Our homes are perfect for young adults with new families looking for their starter 
homes, second time home buyers looking to invest in an established planned community, and young seniors wanting to 
downsize into a safe but young feeling neighborhood to accommodate both their desire to have their grandchildren visit and 
travel more. Celina’s population has a median age of 34 years old earning an average income of $124,375.  This will bring 
families with stable incomes, grounded credit scores and increased future earnings potential.  This market demographic gives us 
a lot of flexibility on our home pricing.  
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Market Affordability 
To obtain an average range home in Celina, household income should fall close to $96,000.  Home prices is this part of the 
country are high, ranging from $350,000 to $750,000+ due to the combination of low interest rates, influx in population growth 
and lack of inventory.  The average household income in Celina is currently $124,375.  Residents with high incomes allow 
builders to sell their homes at a higher price point.  While Appaloosa Acres homes will be priced to accommodate the 
demographic segments above, statics show that 32% of the households in our demographic income range, still works from home 
and will continue to do so.  This may put them into a category of purchasing a larger home but will recoup $4,000 per person 
annually in cost savings by not commuting.  The Celina 2040 Plan notes that while the income of some residents affords them 
more expensive homes, they exclude buying potential for important subsegments: elderly parents, students, and recent college 
graduates. Offering smaller lots with more inclusive home pricing can help to solve this developmental concern. Additionally, in 
some cases, these developments are being incentivized by the local government.  
 
 
 
 
 
 
 
 
 
 
 
 
Housing Market Competition 
Overview  

Toll Brothers:  Light Farms  
Light Farms is a 1,070-acre community located 8 minutes from Appaloosa 
Acres.  While the community began construction in September 2012, Toll 
Brothers started their production in 2020.  An average build time of 8-10 
months will allow their first residents to begin moving in, starting in 
2021.  They currently have 169 homesites under contract but may acquire 
more in the future.   The overall community offers 3,208 possible 
homesites. The greenspace, 5 swimming pools, playgrounds, pocket 
parks, 13 miles of hiking community’s amenity package offers access to 
240 acres of manicured and bike trails, an 11-acre lake with a sandy 
beach entrance, dedicated dog swimming space.  Developed by Republic 

Property Group, Light Farms has 8 different builders. 
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Mustang Lakes by Cambridge Companies:   
Mustang Lakes, developed by Cambridge Companies, is located 7 minutes away from Appaloosa Acres.  The 1,239-acre 
community features 8 different builders whose homes vary in size, price, and style.  Some of the builders include David Weekley 
Homes, Perry Homes and Dave R. Williams Homes.  Construction for Mustang Lakes began in Fall 2016 and, when finished, will 
include 3,400 homesites.  Mustang Lakes was awarded Master-Planned 
Community of the Year (2020) and Best Community Amenity in the 
Country (2019).  Marketed as a resort-style living community, unique 
amenities include, a 5-acre stocked lake, a fishing deck, an event lawn, 
an amphitheater and 10 miles of trails.  A community lifestyle director 
organizes over 150 resident gatherings a year. Another draw for young 
families is the neighborhood school - Sam Johnson Elementary School. 
 
Lilyana by Hillwood Communities 

Lilyana is a 400-acre community with 50 acres of green space located 5 
miles away from Appaloosa Acres.  Hillwood Community developers 
have 3 preferred builders and aims to attract young families assembled 
together because of the proximity to well established schools in the area.  
The community plan is to locate an elementary school within the site.  
Their on-site amenities are fairly standard compared to the other 
communities in the area.  The Lilyana development package will include 
walking trails, bike paths, a resort style pool, parks, playgrounds, outdoor 
pavilion/kitchen, and a fishing pond.   

Bluewood by Hillwood Communities – Featured Builder:  DR Horton  
Bluewood by Hillwood is an 833-lot community.  The neighborhood is 
marketed as an “affordable option” in Celina.  This development is the 
closest community to Appaloosa Acres and only a short 3-minute 
drive away.  Their amenities include a pool, walking / biking trails, 
playgrounds, parks, and a stocked community pond.  Bluewood features 
3 builders and its development caters to young families.  Donny O’ Dell 
Elementary school is located within the property.  
Summary 
Celina home prices have increased 31.6% compared to 2020, 
and on average, these homes stay on the market only 27 
days.  Most homes get multiple offers and ultimately sell for at 
least 103.9% over list.  That is an increase of more than 6.5% 
from 2020.    As a finishing note: On nearly every 
development, it is not unusual to find a message similar to:  
“Our Builders are currently experiencing increased demand 
for new homes and inventory may be limited ….”  The 
demand is so strong that most communities aren’t even 
keeping “interest lists”, the voice mail and website messaging 
just suggests for the interested party to inquire again in Q1 
2022.  Celina is certainly an expansive market. 
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Market Share Analysis 
Overview 
To provide a comprehensive overview of the Celina market, we chose to 
look at a variety of active communities in the area.  This list provides a 
synopsis of our competition and their market share.   
 
D.R. Horton has the largest presence in the Celina market.  The top 3 
builders account for 50.3% of the market share.  Once the development of 
Appaloosa Acres stabilizes, our projections of 60 home closings annually 
would place Osprey Developing as the 5th largest builder in the Celina 
market. 
 

Additional Considerations / Information 
Gigabit City 
Celina is the 1st Gigabit City in Texas.  The efforts towards quicker internet speeds benefit the work from home population in 
Celina, and as of 2021, roughly 9,300 homes enjoy this high-speed fiber internet. With companies allowing people to work from 
home, employees save on some costs associated with going into the office: fuel expense, car maintenance, and professional 
attire are just a few.   
 

Triple Bottom Line 
While Celina is certainly a Texas boomtown and a large section of their current population can afford its affluence, the town 
vision is for Celina to continue to develop into a community that serves all.  They embrace an initiative called “the Triple Bottom 
Line” which focuses its framework on the conjoining spheres of 
Equity, Economic & Fiscal Vitality, and a Green Celina.  The 
community wants to grow into a thoughtful planned environment 
where equity is provided to all.  “Equity is not equality. Equity is 
about providing a level playing field for everyone in the game and 
putting the customized needs of people first. Topics relating to 
Equity in the city context are health and wellbeing, mobility 
(including walkability and bikeability), safety, infrastructure, 
amenities, services, social bonding and sense of belonging, 
engagement/ communication with the City, and housing and 
habitat/surroundings.”   (Celina 2040 Plan). 
 

Conclusion 
Celina is an affluent, vibrant, growing area in northern Texas with a myriad of opportunities.  The climate is mostly moderate, the 
crime levels are low, the incomes are high, and their community is engaging.   Understanding and embracing the vision of the 
community and its leaders seems paramount to harmony and success in an area where history and tradition are now merging 
with growth and opportunity.  The civic leaders have a comprehensive plan and immersing the attributes of Appaloosa Acres with 
the directives of Celina’s 2040 vision plan will provide a path to short term development success and a direction for continued 
future expansion.  Celina’s population is projected to grow from 23,000 today to 51,000 by 2026.  Ultimate approximate projected 
buildout population is 350,000 residents.  Those who understand and incorporate the Celina plan early and become entrenched 
in the community may have many years of solid investment opportunity ahead.
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2.0 Product and Site Design and Sustainability 

Highlights 
 
Product Design 
 Appaloosa Acres offers six unique floor plans – designs ranging from 1,552 – 2,889 SF, with the 

option to mirror any of these homes – offering residents 12 front elevations to choose from 
 Home designs and Clubhouse offices are configured to accommodate the 32% of Appaloosa 

Acres demographic population that will continue to work-at-home 
 Optional garage reconfiguration affords premium lot owners the option of having a three-car 

garage 
 Amenities are centered towards gathering people together – offering 7,500 SF of covered spaces, 

a saltwater pool, dog parks, a community garden, 10 miles of trails, and many more options  
 

Site Design 
 Appaloosa Acres offers 314 lots  
 Our development is broken down into 4 Phases 
 To evenly distribute expenditures throughout the duration of the project, the amenity center is 

included in Phase 2 
 We offer our residents 4 different lot options:  50’, 60’, 70’, and 50’XL 
 

Sustainability 
 Appaloosa Acres promotes sustainability and parallels Celina’s ideals discussed in their 2040 

Comprehensive Plan – becoming a community that promotes green initiatives 
 An environmentally friendly home costs on average 12% more to build.  However, it recoups energy 

savings through its lifetime, reduces carbon footprint, sells faster and on average for 8% more   
 Statistics show ALL of Appaloosa Acres demographic subsections will pay more for green 

construction; siting “Lower Operating Costs”, “Greater Comfort” and “Reduced Carbon Footprint” 
as key indicators 

 ICC / ASHRAE 700 Bronze Certification – although Silver rated in Lot Design, Water Efficiency 
and IEQ and Gold rated in Energy Efficiency  

 

Product and Site Design  
and Sustainability 



 

 
 

15 

Product and Site Design and Sustainability 
 
 

 

      
 

Product Design 
Overview 
Appaloosa Acres offers its residents 6 different floor plans ranging from 1,552 – 2,889 SF, all of which can be mirrored giving our 
residents 12 front elevations to choose from.  Our plans are 40’ wide or less, making them buildable on all four lot options.  2-car 
garages come standard, and optional 3-car or J-swing garage reconfigurations are available for the premium lots.  Although not 
reflected on the front elevations, our homes will come standard with 80% or more brick siding, meeting the standards outlined in 
Celina’s zoning ordinance for new construction in single family homes (Reference Celina Zoning Ordinance 14.04.107). Our 
homes feature modern farmhouse design elements that are popular among Texas residents.   

 
Clubhouse & Community Amenities  
Appaloosa Acres has designed our community center to be a gathering place for the whole community, offering something for all 
our targeted demographics.  Whether your hobbies include sports, exercising, gardening, reading, swimming, or just relaxing in 
the sun – our community center has you covered.  
 
Highlights include: 

• 7,500 SF of Under Roof Common Area  
 Fitness Center 
 3 - Shared Virtual Office Spaces 
 1 - Open Space Conference Room 
 Take One Leave One “Community  
 Library” 
 Yoga Studio  
 Meditation Room 

• Saltwater Pool with Sun Lounge 
• 2 - Tennis Courts / Pickleball Courts  
• Basketball Court 
• 2 - Dog Parks 
• 3 - Children’s Playgrounds 
• Bocci Ball 
• Community Garden  
• Over 10 Miles of Community Walking Trails  
• 22 Acres of Shared Green Space  

 
 

**Plans Courtesy of ArchitecturalDesigns.com** 
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House Design  

 

 
 

 
 

Standard Features  
Exterior Finishes  

• 80% Painted brick siding  
• Low E dual pane vinyl windows 
• Native landscaping  
• Decorative stained wood shutters & cornices 
• Painted garage doors  

Interior Finishes 
• 5” Base trim   
• Crown molding in 20% of home 
• LVT flooring in all living areas and master bedroom 
• Carpeted remaining bedrooms & porcelain tile in 

bathrooms 
• Standard wood burning fireplace 

 
 

Kitchen 
• Stainless steel Energy Star rated appliances 
• 36” Standard height upper cabinetry 
• All plywood construction shaker style cabinetry 
• Electric range 
• Corian solid surface countertops 

Plumbing  
• Low flow plumbing fixtures 
• AquaPEX piping  
• High efficacy tankless water heater 
• Dual vanities in all master bathrooms 

Electrical  
• LED lighting throughout 
• Ceiling fans in all bedrooms & living areas 
• WIFI connected front door lock  
• WIFI connected smart HVAC controller 
• Ring doorbell 
 

Optional Upgrades  
Exterior  
• Wood paneled garage doors 
• PVC Vinyl / Wood fenced in back yard 
Interior Finishes 
• Millwork package – Includes 7 ½” baseboard and crown 

molding in 90% of the home 
• Hardwood flooring 
• Painted GWB ceiling with decorative box beams 
• Gas log fireplace 
Kitchen 
• 42” Premium upper  
cabinetry 
• Gas range connection 
• Granite countertops 
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The Shire 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 

 
The Breton 

 
 
 
 
 
 
 
 
 
 

 
 
 

- 1,552 SF 
- 3 Beds 
- 2 Baths 
- Optional 3 car garage* 
- Standard layout 

available on all lot sizes  
- Pictured here with 

optional 3 car garage 
 

*  Elevation shown is with optional 3-car garage 

- 1,813 SF 
- 3 Bedrooms 
- 2 Bathrooms  
- 3 Car garage available  
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The Morgan 

 
 
 
 
 
 

  
The Clydesdale  

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
  

- 2,009 SF 
- 4 Bedrooms 
- 2.5 Bathrooms 
- Large covered rear porch 
- 3 Car garage available 

 

- 2,267 SF 
- 4 Bedrooms 
- 2.5 Bathrooms 
- Lower-level office/den 
- Spacious 4th bedroom or 

bonus room 
 

First Level Floor Plan 
 

Second Level Floor 
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The Lusitano  
 
  
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

The Konik 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

- 2,448 SF 
- 3 Bedrooms 
- 2.5 Bathrooms 
- Covered rear porch 
- Lower-level office/den 

First Level Floor Plan 
 

Second Level Floor 
 

 

- 2,889 SF 
- 4 Bedrooms 
- 3.5 Bathrooms 
- Optional J swing garage 

available on 65’ & 70’ lots 
- Upstairs loft 

First Level Floor Plan 
 

Second Level Floor 
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Site Plan 
 

 
 
 
 
 
 
 
 
 
 
 
 

Site Design 
Overview 
The 120-acre parcel of Appaloosa Acres lies between other established communities including Mustang Lakes and Bluewood.  
The Eastern border of the site abuts the Wilson Creek, and the property in general has a downward sloping gradient from the 
highest point in the west toward the creek at the east, funneling runoff away from the site.  The powerlines run diagonally 
starting in the South West and ending in the North East.  Additionally, there is a metal shed that will need to be demolished 
prior to utilities and underground work.  The site is primarily open, grassy fields, with dense tree lines throughout.    
 
City of Celina Considerations 
Considered carefully during our design and planning for Appaloosa Acres, is the city of Celina’s 2040 Comprehensive Plan.  
The Plan is a 276-page document that outlines the community’s vision for future development.  The plan promotes the “Triple 
Bottom Line” concept, which consists of three main goals: Equity, Economic & Fiscal Vitality, and Green Celina.  Our state-of-
the-art amenity center, low starting price of our homes, and extensive amount of green space in our neighborhood, will provide 
a foundation for the community which will meet and/or exceed Celina’s vision for future development.   
 

Appaloosa Acres / Celina 2040 Land Plans of Notable Highlights: 
 developing green connections between communities 
 preserving trees 
 restoring impacted areas from development 
 beautifying bioswales 
 preserving natural habitats around site water features 

 
Design Goals  
Osprey Developers designed a 314-lot community featuring a 7,500 SF amenity center that includes a saltwater pool, dog 
parks, a community garden, 10 miles of trails and ample green space to maximize the natural appeal of the land.  Standard 
lots are approximately 50’x105’.  Lot premiums are offered in three sizes: 60’, 70’, and 50’XL.  The standard and XL lots benefit 
from proximity to the entrances, parks, and amenity center.  Premium lots benefit from the higher elevation, seclusion from the 
rest of the neighborhood, and creek channel on the parcel's north end. The development team analyzed the "Neighborhood 
Vision Book" on the Celina website, as well as the Celina zoning and design requirements while designing Appaloosa Acres. 
Osprey Developers took into consideration the land's natural topography and aim to maintain its original profile during the 
development of the community.  
 
Geotechnical Considerations 
Soil conditions of the site vary and require remediation in some areas. These conditions allow for foundations supporting light 
loads with no below-grade structures.  Residual soil is a combination of lean and plastic clay. Knowing this, we expect to have 
high shrink and swell rates.  Remediation for some areas with potential vertical rise (PVR) greater than 4.5” will require moisture 
conditioning or water pressure injection (WPI) to pre-swell the current clayey soil.  Since the city of Celina is within the Austin 
Chalk formation, subsurface formations consist of gray un-weathered limestone beneath tan weathered limestone.  This will 
require special consideration in the excavation process and additional equipment to break through the bedrock that lies, in 
some areas, as close as 2’ to the surface of the soil.  Foundations will require post-tensioning and 6-8mil poly barrier, with the 
remainder of the site and other flatwork having a 2% slope away from the foundation. 

Lot Plan Land Development Plan 

Phase Plan Lot Plan Summary 
 
Phase 1 

• Standard 50’ Lots:  54 
• Premium 60’ Lots:  14 
• Premium 70’ Lots:  54 

 
Phase 2 

• Standard 50’ Lots:  19 
• Premium 50’XL Lots:  30 
• Premium 60’ Lots:  22 

 
Phase 3 

• Standard 50’ Lots:  88 
 
Phase 4 

• Premium 60’ Lots:  26 
• Premium 70’ Lots:  7 
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Sustainability 
Overview 

A green home incorporates strategies in design and construction 
that increase energy, water and resource efficiency, indoor 
environmental quality and minimize environmental impacts on the 
site. (Green Homes Market Brief) Current statistics show that while 
33% of single-family builders apply 50% or more of their building to 
“green” projects in residential construction, there is much room for 
growth and improvement.  Texas is a progressive state embracing 
green and sustainable trends.  Specifically, Celina, with its “Green 
Celina” initiative highlighted in its 2040 Comprehensive Plan, will 
make Appaloosa Acres a sought-after community.  The homes will 
feature Energy Star appliances, electric vehicle charging stations, 
native landscaping, rainwater collection bins and 
a myriad of other features.  The development will 
also incorporate the Celina 2040 plan. 

 
Market Potential 
Utilizing green initiatives frontloads higher costs.  Market statistics show environmentally friendly 
homes can be as high as 20-30% per square foot above the cost of building a traditional home, 
other sources site increases of only 6.7% - 9.3%. 
 
Our market analysis shows, the market demographic of Appaloosa Acres, would encompass young families, 2nd time 
homeowners and young seniors.  The Appaloosa Acres demographic will be open-minded to purchasing sustainable homes, 
even if they come with a premium.  This entire market segment realizes that while their new home may have a higher upfront 
cost, it will provide sustained lower operating costs.  Financially, this population can also absorb the incremental increase, as 
their household incomes range from $113,000 - $138,000.  Additional drivers of positive purchase criteria would be that this 
demographic is seeking greater comfort and has an interest in reducing their carbon footprint, both of which will be fulfilled with a 
green home purchase. 
 
ICC / ASHRAE 700 Green Building Standards 
Appaloosa Acres has dedicated its development and homes to 
follow the ICC / ASHRE 700 Green Building Standards.  The 
verification and certification process is both defined and rigorous.  
Appaloosa Acres will hire an independent NGBS verifier to guide 
us through the certification process.  The NGBS verifier will 
execute our agreement, review the certification level being sought, 
conduct our pre-drywall inspections, conduct final inspections, and 
submit final photos and comments for review and approval.  The 
certification will take commitment and resources to complete and 
achieve the Green Building Standards.  We are dedicated to this 
building initiative, not only because it fits with the Celina Plan, but 
it fits with the Appaloosa Acres vision.  
 
 

Percentage of Green Project 
(Average Across 4 Surveys) 
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Green Home Standard 
ICC/ASHRAE 700-2015 is a points-based rating system with 4 
levels of certification: bronze, silver, gold, and emerald.  While we 
scored bronze as our overall certification, we received higher 
ratings in other sub-categories.  Our homes will finish with 2 
bronze, 3 silver, and 1 gold rating. Our other categories qualify us 
for higher ratings, but the ASHRAE system relies on your lowest 
categorical rating to determine your certification level.   Individual 
score cards are available upon request. 

 

 
 

Site Design – 74 points 
Walkability is a priority in our site design.  This category is awarded in the ASHRAE rating 
system under some, but not all of the following qualifiers: 

 Walkways, street crossings and entrances designed to encourage walking 
 Homes connected to existing sidewalks 
 Dedicated bike paths 

To encourage walking, the entrance of our neighborhood is positioned across from an existing 
neighborhood’s entrance.   We’ve planned and designated access points that can be used to connect to future neighborhoods.  
Sidewalks and walking trails will be incorporated in Appaloosa Acres to encourage people to get outside to walk and bike 
throughout the neighborhood.  These specific initiatives parallel the Green Celina Plan. 
 

Resource Efficiency — 43 points 
Our homes will feature recycled materials to attain the ASHRAE 
points given for “utilizing building materials with 50% or more 
recycled content in 2 major components of the building.”  To 
insulate our homes, we will use an 80% recycled cotton blend 
which is manufactured from recycled blue jeans. This 
insulation, developed by Bonded Logic, meets the criteria 
needed to fully insulate the homes while simultaneously 
preventing waste—as all unused insulation is 100% recyclable.  
This material provides R Ratings from R-8 to R-30.   
Fireclay Tile is the company we will be using to source the tile 
for our bathrooms and back-splashes. Their glass tile is 100% recyclable and is sourced from windowpanes, solar panels, and 
other recycled glass. In our 70’ lots, we will feature the “non-slip floor tile” in the showers for luxury appeal. 
 
Energy Efficiency — 63 points 
We attained a gold certification for the ASHRAE Energy Efficiency initiatives.  To promote energy efficiency, our Energy Star, 
Version 3 home will feature skylights in rooms to satisfy the matching ASHRAE standard.  To incorporate passive cooling and  
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heating, windows will be strategically placed to increase wind crossflow when open.  Motion sensor lights will be used to 
illuminate the exterior of the house.  This feature will cut down on the owner’s passive electricity usage which will decrease their 
monthly bill.  Dimming switches are standard in bedrooms, kitchens, and common areas and will comprise at least 50% of indoor 
light switches.  All lights in the home will come standard with LEDs.  The homes will also incorporate smart features that will 
allow for programmable thermostats and can be controlled remotely through the homeowner’s smart phone.  
 

Water Efficiency — 58 points 
Our appliances will promote water efficiency. The 
dishwasher and washing machine will be chosen 
based on their decreased water consumption.   
Ensuring a maximum flush rate of 1.28GPF for toilets 
and a maximum flow rate of 1.5 GMP for faucets will 
reduce water waste low for entire home. To prioritizes 
outdoor water re-usage, rain barrels with at least 50 
gallons of storage will be placed under downspouts to 
save the rainwater so that it can be used later.  While 
the plants onsite will be native and non-invasive, 
occasional watering may be necessary.  A rain barrel 
is an efficient watering option in comparison to the 

typical method: hoses or sprinklers.  Finally, all our home will incorporate tankless water 
heaters into their design. 
 

Indoor Environmental Quality — 51 points 
As mentioned in the energy efficiency section, windows can be intentionally placed to increase cross airflow.  This feature 
doubles as a benefit for the indoor environmental air quality.  With the windows located on adjacent or opposite walls, there will 
be increased cross-ventilation.  Celina homes require a heating and cooling system because of the range of outdoor 
temperatures throughout the year.  Historically, days from April through May and September 
through October average around the 70s.  Days in the 70s will be perfect for opening windows 
and letting a breeze cool the house.  Paints, coatings, sealants, and adhesives will have little to 
no VOC to maintain a high-quality indoor environment.  The Behr Premium Plus Paint line is an 
eco-friendly line with zero VOC and is around $25+/gallon.  Although a little more expensive than 
other paints with VOC, it is an affordable option compared to other eco-friendly paint options. 
 

Green Site / Landscape 
Appaloosa Acres will be utilizing non-invasive plants.  Our homes and surrounding landscape will feature plants that are native to 
North Texas.  As an example, front yards and surrounding green areas will use Buffelgrass as turf.  Also, the natural Carolina 
Cherry Laurel will be utilized on site as a hedge to provide privacy for residents instead of hardscape fencing. 
 
To promote plant variety, the following native plants will be used throughout homes onsite:  

• Perennials:  Coral Bells, Purple Fountain Grass, Lenten Rose, Autumn Sage 
• Shrubs:  American Beautyberry, Coralberry, Carolina Cherry Laurel  
• Trees:  Rusty Blackhaw Viburnum, Mexican Plum (attracts pollinators), Texas 

Redbud (hardy and drought-tolerant), Mexican Buckeye 
 

These native plant selections ensure that homeowners will reap the benefits of low 
maintenance landscaping.  In addition, these selections require little to no fertilizer, pest-
control, and/or watering.   
 

Carolina Cherry Laurel 
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Total Sustainability Budget  
While building an environmentally friendly home 
comes with upfront costs, the purchasers can 
expect monthly energy savings.  There is also 
the benefit of knowing they are providing a path 
towards a carbon reduced future.  Some states 
provide energy rebates and tax deductions for 
this type of structure.  Homeowners will benefit 
from increased home comfort and the flexibly to 
monitor their home systems digitally from off-
property.  While an average expected increase to 

build this home may cost 12%, this homeowner can expect to recoup 8% more than comparable properties in Texas upon the 
sale of the home and in general expect that these properties will sell faster.  For those work-at-home families, they can expect to 
save $4,000 per person on average (or up to $8,000 per household) annually, which alone will help cost justify the home price 
increase in just 6 years.  All in all, combining rebates, tax deductions, energy savings, increases in home value upon sale and 
faster sale of the home, an environmentally friendly home seems like a winning combination.  
 
Summary 
Based on ASHRAE standards, we received a bronze distinction as an overall site rating. This did not limit us from pursuing more 
rigorous green initiatives in various ASHRAE subcategories. We incorporated sustainable solutions for site design, resource 
efficiency, energy and water consumption, and indoor environmental quality. Although these green features will increase the 
price of our homes, we have anticipated through our market analysis that homeowners are willing to pay more for these 
sustainable initiatives and that they can recoup their cost differential in a matter of years. In fact, the city of Celina noted its 
support of green practices in its 2040 Comprehensive Plan; referring to Celina as “Green Celina.” Appaloosa Acres fits well in 
Green Celina’s plan towards a sustainable future and will deliver an eco-friendly community. 
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Highlights 
 
Project Management 
 Appaloosa Acres will be constructed by a strong team of 3 different leaders: Project 

Manager, Vertical Superintendent and Site Superintendent. 
 OSHA considerations for dust control and site safety will be implemented to 

ensure a healthy workplace for both residents and workers. 
 Construction site logistics ensure smooth execution of work and minimize 

resident disruption. 
 Four different phases will ensure early profits as well as quality control. 

 
Sales & Marketing 
 To reach audiences in the digital landscape, Appaloosa Acres will market to 

homebuyer through our website, social media presence and collaboration 
with the “Life in Celina” Podcast. 

 While it is not uncommon in this market for people to purchase homes without 
ever seeing them in person, we will provide virtual home tours so buyers can 
be confident in their purchase. 

 Appaloosa Acres will offer unlimited community referrals at $250 per home 
closed and 6-month HOA fee waiver as a buyer incentive. 

 HOA fees tiered by lot size and structured to be affordable 
 Thinking “Outside the Box” marketing will include:  Sponsoring the Celina 

Bobcats, representing Appaloosa Acres at many community festivals, 
participation in the Celina 2040 organization, Utilization of QR codes, several 
model homes and more.   

 

Project Management and  
Sales & Marketing 
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Project Management  
Overview 
Our project management team consists of a project manager, 
site superintendent, vertical superintendent, and two 
superintendent interns.  This team will work out of the garages 
of the model homes as the interior of the model homes will 
house the sales and marketing offices. The project 
management team will be responsible for all construction 
activities in Appaloosa Acres throughout the duration of the 
development with an expected project completion in 2026.  Our 
annual employment expense for the project management team 
is $320,000 annually.   
 

Project Manager (PM) 
Our Project Manager (PM) will be responsible for selecting 
subcontractors, overseeing the project team, and working with 
the superintendents to ensure all operations are running 
smoothly and on schedule. They will also be working closely 
with the financial team off-site to communicate progress on the 
project and effectively manage the budget.  
 

Site Superintendent (SS)  
We will have one Site Superintendent (SS) to oversee all horizontal construction operations. They will be responsible for working 
closely with the subcontractors, keeping track of the site work & infrastructure progress, and communicating progress with the 
PM.  
 

Vertical Superintendent (VS)  
We will also have one Vertical Superintendent (VS) to oversee all vertical construction operations (home & clubhouse). The VS 
will be responsible for the build of 15 homes simultaneously and coordinate with the subcontractors to ensure construction is 
completed effectively and efficiently. The VS will also be working closely and communicating progress with the PM. 
 

Superintendent Intern (SI) 
Working with Collin College, we will source one student each to work under the vertical  superintendent. The goal of this program 
will be to grow the intern’s knowledge of home building, and to potentially retain the intern as an assistant superintendent.  This 
type of labor is affordable and a great way to scout for new talent.  
 

Dust Control   
Dust Control is necessary to apply to any site where there is potential for air and water pollution to keep dust from travelling 
across the landscape or through the air. These precautions will help prevent the spread of dust and debris onto land outside of 
our site. This will help to appease the residents of neighboring land and the community, which, in turn, should help maintain our 
reputation as a steward of the community. Our main practice for dust control will be water tankers used three times a day during 
horizontal construction. We will adjust the frequency and quantity of water accordingly to prevent excess water that could cause 
erosion to the site. Barriers and fences will also be used to control loose soil from blowing off-site and slow speeds for vehicles 
will be thoroughly enforced to reduce the soil disturbance. 
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Stormwater Pollution Prevention Plan 
Due to the location of our site and the wetlands / natural creek that runs through it, a competent stormwater pollution prevention 
plan is essential. By implementing these measures during the duration of development, we can help mitigate the impact our new 
development has on local waterways and infrastructure.   
 Trackout control mats will be placed at the entrance of our site, with a 30’ minimum length, which will help keep dirt and 

gravel off the surrounding roads.  
 Silt fences & other perimeter erosion and sediment control measures will be implemented during site development to 

keep foreign material out of the surrounding wetlands. 
 Inlet protection pipe will be placed around all storm drain inlets after they are constructed, and will remain until the 

development is closed out. 
 Drainage nets will be placed on the end of culvert pipes and remain throughout the duration of construction. 

Statement of Quality Assurance  
Our company is going to have two warranty walk throughs. One at the end of the build and one at the 11-month mark.  Our 
warranty supervisor will make sure the homeowners understand what will be covered by our warranty department.   
 

Our superintendents will meet with the homeowners 4 separate times during the build: 
1st Meeting:  Before building starts – we’ll discuss building expectations, selections on finishes, pre-determined change 
orders, and any other questions they may have before the start.   
2nd Meeting:  We’ll discuss framing before insulation, and conduct an owner interior and exterior walkthrough. 
3rd Meeting:  Occurs 1-2 weeks before closing. Discuss any minor repairs that the homeowner and superintendent 
identifies, to add to punch list.  
4th Meeting: Final walk will be the day of closing to review any outstanding items. Owner and superintendent agree to 
final punch list.  

Phase Meetings 
At each phase of construction, a Phase Meeting is to be held.  Superintendent(s), Foreman, Safety Personnel and the Quality 
Control Manager are required to attend the Phase Meeting. The meetings will cover the following: 

1. Applicable specifications for upcoming phase, including plans and shop drawings. 
2. Submittals and other applicable information has been approved by Architect, Engineer and Owner.  
3. Review of the “Receiving Material Inspection Reports” and verification that the materials received are following the 

contract and are properly stored. 
4. Review the “Site Safety Plan” to guarantee that all mandatory safety precautions are being met  
5. Project Intern will transcribe the meeting to ensure all interactions and decisions are recorded for future records.  

Safety 
It is imperative to Osprey Developing that our company standards follow stringent 
safety protocols while delivering high-quality products in a timely manner.  Safety 
is one of our top priorities on-site for the protection of all workers, prospective 
buyers, and the community.   OSHA safety standards will be enforced daily along 
with the following safety measures.  

 Safety training courses will be provided by a trained safety manager 
prior to workers being exposed to potential hazards.  

 Continuous monitoring of Proper Personal Protective Equipment (PPE) use while on-site.  Proper PPE includes:  safety 
glasses, hearing protection, hard hats, proper gloves for the job at hand, high visibility vests, and fall protection.  

 Weekly safety meetings to establish communication of possible hazards on-site.  
 Due to the Texas climate, generous amounts of shade and water will be provided for workers.  
 CDC regulations will be enforced to ensure maximum health safety. 
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Site Logistics  
Multiple site logistic solutions were created during the planning phase of Appaloosa Acres. These solutions are meant to ensure 
efficient and productive construction throughout each phase, reducing unnecessary costs and obstacles. Construction traffic will 
only flow in through the eastern entrance of the property while guest traffic will flow in through the western side. This traffic 
pattern will allow Osprey Developing to limit the amount of traffic control required on the project site. Utilizing two separate 
entrances helps limit the future homeowners’ from exposure to the construction, allowing our model homes to truly encompass 
the Appaloosa Acres experience.  
 

Additionally, Osprey Developing will strategically place our construction trailer and material storage locations so that they will 
only move once throughout construction. These selected locations will also provide easy access to the trailer and materials 
storage throughout each phase of construction development. 
 

Osprey Developing will continuously ensure that all roadways, stormwater processes, and any open spaces are well maintained 
and cleared during the full duration of the project.  
 
Phasing Plan 
Our phasing plan begins from the southwest corner of the site, along 
the edge of Coit Road and includes the first phase of 50’ lot and the 
amenities center.  After the first phase of construction, we will be 
moving to the southeast. The development has been phased so that 
we will begin at the main entrance of the site and complete both 
phases of the 50’ lots before moving to the 60’ and then 70’ lots.  
Beginning with the 50’ lots allows our homeowners to purchase our 
entry level home and enjoy the amenities center while the premiums 
lots sites are being excavated.  While we are building out the front 
entrance site plan first, we will mitigate the new homeowners’ 
construction disturbances by bringing construction equipment and 
subcontractor traffic through the east entrance.  In each phase, our 
plan is to build 10% of the homes as spec homes as soon as the site 
work is complete.  Each addition phase of construction will begin 
once 50% of the lots in the previous phase have either sold or have 
begun construction as a spec home.  

Phase 1:   Phase 1 will be predominantly developed along Coit Road on the southwest corner of the site. This phase will also 
include the main entrance road to the neighborhood and model homes.  All model homes will be placed on 70’ lots. Phase 1 
includes 115 of our homesites consisting of 50’, 60’, and 70’ lot sizes. 

Phase 2:  Phase 2 is on the southeast corner of the property.  This phase will consist of the remaining 50’, 50’ XL, and 60’ lot 
sites.  Phase 2 includes 72 home sites and will feature a new pond and extend the walking trails.  

Phase 3:   Phase 3 is in the northwest corner of the site. The western border of this phase is along Coit Road. This phase will 
consist of 94 homesites on 50’ lots. This phase is off the main entrance road to the neighborhood and will include a pond, dog 
park, and an extension of the walking trails.  

Phase 4:  Phase 4 continues to the northwest parcel of the development.  This phase will be the completion of our premium lots 
and development.  The 60’ and 70’ lot configurations make up the remaining 33 home sites.  The main stormwater pond for the 
development will also be constructed during this phase. This pond construction will begin simultaneously as the phase 
construction begins.   
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Sales and Marketing 
Sales and Marketing Team 

Marketing Strategy   
The real estate market today is comprised of high prices, low inventory and quick 
sales cycles.  At least 3 of the current Celina developments will not even entertain 
a “waitlist” for future lot purchases.  With these unusual market conditions, our 
marketing team will put together a full marketing plan but will review it quarterly to 
ensure that the marketing dollars we are spending are truly necessary.  We 
understand the importance of marketing but want to also be aware of best use of 
funds.  
 

Digital Marketing  
The Appaloosa Acres website will be our primary source of comprehensive 
information.  Each lot size will receive its own designated webpage and will 
feature our home floorplans, site pictures, and virtual home tours for those who 
prefer to begin their neighborhood and house search from home.  There will be a 
site page dedicated to our comprehensive amenity offerings.  We will use a 

landing page to gather client information from potential homebuyers who will input their name, email and/or phone number and 
our real-estate agents will be able to reach out to them.  This will encourage direct communication between our team and 
potential homebuyers. 
 

Social Media  
During the pandemic, eyes have turned to screens more than ever before—making social media a 
valuable medium to gain exposure.  Appaloosa Acres will pursue this marketing avenue by 
reaching out to content creators and local musicians and offering for them to host an event at our 
amenity center on July 4th.  To reach a larger audience, we will livestream the event and pay 
content creators to feature our community in a series of posts and stories.  This event will be open 
to the public—giving people a chance to visit Appaloosa Acres and experience our community 
features firsthand.  Our team will also collaborate with the intern from Collin College to develop 
Reel’s and TikTok’s to show off our houses as they’re being built.  A current trend on social media 
is following construction projects through each building phase to emphasize the wow-factor of a 
home once it is finished.  We will incorporate this into our social postings to encourage followers to 
engage with our page to see the project evolve overtime.  
 
Podcast  

 
To establish our presence in the online local community, we will reach out to the “Life in 
Celina” podcast and inquire about being featured in one of their episodes.  The podcast posts 
twice a month and shares stories on people, businesses and groups within Celina.  By 
collaborating with them, we would highlight our community: our dedication to sustainability, 
amenity offerings, and desirable neighborhood location.  In addition to our episode(s) with 
them, we will inquire about advertising within their monthly episodes so that listeners will 
become familiar with our neighborhood.  Even if listeners themselves don’t choose to live in 

our community, they will at least be aware of our development.   
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Influencers and Bloggers   
Influencers and bloggers are a reliable source of information for their followers. 
Dhee Ramos and Brenda Garza are content creators based in Texas that have 
generated a lot of followers on their platforms.  Collaborating with them and 
reaching their audience would be beneficial for Appaloosa Acres as it coincides 
with two of our target markets: Young Families, and 2nd Time Homebuyers.  With 
Celina being a faith-based community, Appaloosa Acres will pursue a 
collaboration with local Christian musicians to demonstrate that our company 
values align with the communities’.  
 

Virtual Community and Home Tours 
We will offer 2 types of 3D tours.  The first will be guided tours.  These videos will offer 
360-degree views and help the client immerse themselves in the vision of the development.  The second tour will be an 
interactive visit.  This option will allow our future home buyers to click on special hotspots in their field of view and allow them to 
choose their own path to navigate.  Virtual reality tours are now more cost effective than ever with the use of 360-degree 
cameras and the use of Pano2v software.  As a future initiative, we will also begin to utilize virtual staging.  Statistics show that 
77% of real estate agents say that staging helps buyers associate a property with their future home.  Our clients will be able to 
select their floor plans, finishes, and appliances and bring their new home to life.   
 

Other Marketing  
Festivals, Meet-Ups, and Expos  
Celina and the surrounding areas are known for their community spirit and good 
‘ole, Texas style family meet ups!  We intend to be a part of that.  This area of the 
country focuses on being a gathering place and encourages events that attract a 
variety of ages and interests.   Eventbrite currently shows 288 pages of events in 
Celina and the neighboring communities.  Some fun events include the Hayday 
Family Festival, Troubadour Festival, Friday Night Market, Cars and Cigars, 
Brunch with Santa, and so much more.  We will have a tent staffed by our sales 
team educating the community about our development and immersing themselves 
in community activities. 
 
Join the Celina 2040 Vision Team  

Although our first development in this north Texas area, we hope it will not be our last.  It is critical 
that we understand Celina, its history, its future, and its mission.  Our analysis shows that this 
booming and developing market could be a place of interest and additional opportunities for 
Osprey Developers and its investment group.  Therefore, we want to make sure to set a strong 
platform as a stakeholder in the community at the onset.  Understanding the Celina 2040 plan and 
engaging with the local city council, gives us a front seat to future opportunities while being able 
to personally market Appaloosa Acres at the appropriate time. As part of our directive, we may 
seek to join the Comprehensive Plan Advisory Committee (CPAC), the Technical Advisory 
Committee (TAC) and/or the representative stakeholders to become an actively involved in the 
continued comprehensive planning.   We intend to exemplify the Celina pursuit of… Cultivate  
Connect  Community.   
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Sponsor of the Bobcats and Other Community 
Teams 
If you want to know where the city of Celina is on any given Friday, September – 
December, look only towards the Celina High School Football Stadium.  The team has 8 
state titles, a 69-game winning streak and was the subject of a documentary entitled 
“Pride, Passion and Glory.”  Where Celina goes, we go too.  We intend on being a proud 
sponsor of Celina Bobcats and would like to work with the high school to brand a particular 
tradition with Appaloosa Acres.  Perhaps “Player of the Game” or something more innovative 
and fun would be a good start. 
 
Our sports program sponsorships will continue by supporting athletics across all variety of 
sports.  We also plan on offering our parks, fields and walking trails as spaces for the teams to use 
for practices and/or end of season parties. 
 
Internal Sales and Marketing Incentive Program 
Fresh and innovative ideas come from every level of an organization and we want to 
encourage thinking “inside and outside the box”.  We will budget $5,000 a year for 
marketing that we have not planned for or not yet discovered. A popular trend in 
marketing right now is utilizing QR codes to instantly reach audiences and drive them to 
your website.  Our marketing avenues cover the mainstream, yet play in the outside 
spaces too.  This open-minded approach invites and encourages new ideas; thus 
boosting company pride, marketing innovation and buy-in from our employees.  
 

Postings of Homes for Sale  
To achieve a quicker turnaround on our sale of homes, we will target our listing advertisements to 
potential customers who have searched certain keywords or phrases.  This focus will boost our 
awareness, and in-turn, our engagement.  Thus, encouraging people to reach out and have a 
conversation with our real estate agents.  Once a personal relationship is established between our 
agents and the customer, a home purchase is much more likely to follow.  We want to make buyers 
aware that Appaloosa Acres exists and is a community with a competitive appeal. 
 

 
 
 
 
 

Signage  
Always considering safety as an Appaloosa Acres priority, our site will adhere to the OSHA standards for signage.  Our 
development signs will be clearly worded and properly color coded to instruct both workers and community visitors as how to 
safely negotiate the plan while it is being developed.  We also intend for our all our staff to be OSHA 30 certified as a further 
commitment to making our space safe and accident free. 
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Referrals 
To foster community pride Appaloosa Acres will offer a referral program to our 
residents.  We want to foster friends living close to friends and grandparents 
living in the same community as their grandchildren.  This is what the foundation 
of Celina wants to preserve, and we do too.  Our plan is to offer a $250 referral 
per home closed with no limit on number of referrals.  Then at the holiday party 
each year, every referral will get 1 chance into the $1,000 “Holiday Thanks for 
Your Help” drawing.   
 
Model Home 
While investing in building and furnishing a model home is quite expensive, there are many good reasons why this is money well 
spent.  Therefore, Appaloosa Acres will be featuring 3 model homes.  Research has shown us only a small percentage of buyers 
today have any vision.  Specs and floor plans are not enough.  Buyers want to touch, feel and experience the product before 
they purchase.  If buyers envision themselves in our model home, they are more likely to purchase it.  The model home also 
gives us the opportunity to showcase our upgraded features.  We will have our Energy Star appliances, barn doors, LED lighting, 
undercabinet lighting and other highlights in these homes.  Our upgrades give us a higher percentage of profit margin and give 
the sales team the opportunity to offer those.  Finally, we will use one of the model homes as a sales center and thus reducing 
the need and expense for an on-site temporary structure.  Ultimately, we will sell the model homes. 
 
Homeowner Association 
The Appaloosa Acres community will be managed by a professional Home Owners Association (HOA).  There are many benefits 
of living in an HOA managed development.  A homeowner can expect that the property and property values will be maintained, 
and the financial stability of the community will be upheld for common area repairs and capital improvements.  Other benefits 
include that community volunteers will have board of director participation, the community will have access to a variety of 
amenities, rules and regulations deter nuisance activity and, there is increased community engagement.  Plan documentation 
structures architectural controls to ensure consistency with the original community standards. 

 
Appaloosa Acres Monthly HOA Fee: standard lots (50’) = $65, premium lots (60’, 70’, 50’ XL) = $98 

 
Buyer Incentives 

To encourage homebuyers to choose our neighborhood, we will provide 
the opportunity for HOA fees to be waived for a 6-month period if they 
sign a contract within one week of touring the house.  While our new 
homeowners are settling into their home, this will alleviate some financial 
burden as they navigate the typical indirect costs of their new purchase: 
paying for moving companies, new furniture, and more.  
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Overview 
Appaloosa Acres offers its residents 3 different lot 
widths, as well as a deeper lot option for regular lots.  
Our premium lots are strategically placed with location, 
elevation, street traffic, and many other factors taken 
into consideration.  These lots generate an additional 
4.15 million dollars in revenue.   
 
50’ Standard Lots 
Our regular lots are 50’ x 110’ and come included in the 
base price of our homes.  These lots are available in 
phases 1, 2, and 3.  All standard floor plans fit on these 
lots; however, garage reconfigurations are unavailable.   

 
60’ Premium Lots 
Our 60’ premium lots start at a 60’ x 110’ dimension 
and are located in the more desirable areas of 
Appaloosa Acres.  These lots are an optional upgrade 
and come at a premium of $20,000.  If desired, they 
also come with the option to reconfigure your garage 
into a 3-car or J-swing.  There is a total of 71 - 60’ premium lots in phases 1, 3, and 4.  Surrounded by green space, a welcoming 
wooden bridge, and a natural creek, these lots offer homeowners a sense of privacy and exclusivity.  
 
70’ Premium Lots  
Our largest lot size is the 70’ premium lots and it measures out to a 70’ x 115’ parcel.  There are 51 - 70’ premium lots, most of 
which are in the 3rd phase of Appaloosa Acres.  These lots are not only bigger, but they are in a premium location as they are 
located at the pinnacle of the property and near the front entrance.  The lots come at a premium price of $45,000.   
 
50’ XL Premium Lots  
Our 4th lot option is ideal for families or pet owners who 
want a bigger back yard, but don’t want to break the 
bank.  These lots are the same 50’ width as our regular 
lots but gain 20’ of backyard and measure 130’ deep.  
The lots come at a premium of $12,000 per lot and are 
depicted by the blue dot on the plot map.  There are 30 
scattered throughout the development.  
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Sales Schedule and Sales & Marketing Budget 
Our base sales schedule is based on selling & starting 15 homes per quarter, and preselling 15 homes before starting 
construction.  We break ground on home construction December of 2022 and are projected to close out Appaloosa Acres by 
June of 2028.  Each phase of our development will be started prior to close out of the previous, ensuring that we don’t have a 
disruption in new starts.  
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Estimating & Scheduling 

Highlights 
 
Estimating 
 $3.3 million / 7,500 square foot Clubhouse and Amenity Center to enjoy 

daily or available to rent for special occasions  
 Amenities include: Saltwater Swimming Pool, Fitness Center, Shared 

Office Space, Yoga Studio, Meditation Room, Community Garden and 
much more! 
 

Schedule  
 Scheduled to finish Q2 2028  
 Home construction period per phase projected at 305 days for Phase 1,3,4 

and 330 for Phase 2 
 To ensure an efficient and effective schedule, the following phase overlaps 

strategically with the prior phase’s home construction. 
 To ensure an efficient and effective schedule, the following phase overlaps 

strategically with the prior phase’s home construction 
 The project is slated to be completed on Q3 2028 (July, 5 2028) 
 In order to ensure future residents are able to view and pre-purchase our 

homes, we have put the Amenity Center in Phase 2 to allow the Model 
Homes to be completed in Phase 1 
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Estimating 
Sitework Estimate  
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Amenity Center Cost Estimate   
Appaloosa Acres has designed our community center to be a 
gathering place for the whole community, offering something for all 
our targeted demographics.  Whether your hobbies include sports, 
exercising, gardening, reading, swimming, or just relaxing in the sun 
- our community center has you covered.  See some of the key 
highlights below.  
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House Construction Cost Estimate  
Construction Cost & Sales Price by Model  
The table below details the construction costs and costs per square foot for each of our six home models. The average 
construction cost per square foot is $134. The average base sales price of our homes is $219 per square foot. The average 
sales price per square foot in Celina is $224 per square foot. Lot premiums and our optional upgrades can increase the base 
price of our homes by up to $96,550. 
 

 
Optional Upgrades Cost Estimate 
The following table shows the cost and sales price of the major options offered to our homeowners. We expect to sell $18,800 
worth of options on each home, gaining us nearly $5.9 million dollars in additional revenue and 4.2 million dollars in additional 
profit over the duration of the project.  We will encourage our sales team to highlight an upgraded millwork package, decorative 
box beams, and vinyl fence backyards, as those provide our largest profit margins.  
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Detailed Construction Cost Estimate  
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 
  



 

 
 

40 

Estimating & Scheduling 

      
 

Scheduling 
Master Schedule  
Our schedule has been developed to provide the Osprey 
Development Team, our investors, and our future residents an 
anticipated timeline for the development and completion of 
Appaloosa Acres.  We utilized MS Project to input the initial 
schedule, where much detail was put into the upcoming tasks 
in order to monitor, and update schedule changes as they 
unfold.  This precise beginning plan input will provide insight to 
us, our investors and our residents quickly as the project 
develops.  In this uncertain building climate, detail is crucial.   
 
Our model homes will be built in Phase 1 and our Amenity 
Center will be started in Phase 2.  Both will be completed by 
Q1 2025.  This plan will provide us the ability to distribute 
financial disbursements while allowing homebuyers to 
experience the Appaloosa Acres amenities as early as 
possible.  Phases 1, 3, and 4 will have a home construction 
duration of 305 days and Phase 2 will be 330 days.  50’ 
standard lots and 60’ and 70’ premium lots will be available in 
Phase 1.    
 
To promote efficiency, the preceding phase will overlap 
strategically with the prior phase. This method of scheduling 
allowed us to decrease the overall project duration and leaves 
us with a project closeout in Q3 2028 (July 5th, 2028).   

 
Home Construction Schedule Breakdown by Model  
Our house models vary in total duration to build. The average build time is approximately 87 days. The Konik, our most luxury 
model, will require the longest duration of 93 days as it includes 2,889 SF of construction accompanied with 4 bedrooms and 3.5 
baths. The model with the quickest turnaround is the Shire and the Brenton, both of which feature 3 bedrooms and 2 bathrooms.  
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Appaloosa Acres Construction Schedule 
 
 

 
 
 
 
 
 
 

By … 
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Appaloosa Acres Construction Schedule (Continued) 
 
 
 
 
 
 
  

 
 

Construction Schedule:  Page 2 of 3 Construction Schedule:  Page 3 of 3  
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Financial and Risk Analysis 

Highlights 
 
Financial Analysis 
 Our baseline financial scenario gives us a 19.63% IRR. 
 Our optimistic financial scenario gives us a 24.98% IRR. 
 Our conservative financial scenario gives us a 13.79% IRR. 
 We can remain profitable if needed to overpay for the parcel, at a 18.08% IRR 

if we offer $800,000 over asking price. 
 

Risk Analysis 
 Cost escalation is mitigated by securing a fixed rate line of credit and 

utilizing network relationships to guarantee commodities at fixed amounts 
and prices.  

 Celina’s unemployment rates are lower than the national average. However, 
securing competent labor at a reasonable wage is uncertain. 

 The Appaloosa Acres finance team will closely follow key market indicators 
throughout the plan development.  

 Competition risk is low as finished home and lot inventories are minimal, 
waitlists are prevalent, and potential home buyers are plentiful. 
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Financial and Risk Analysis 

Overview  
This section provides the financials of the project including the land acquisition, land development, construction costs, and other 
costs associated with the construction of Appaloosa Acres. Our goal is to get our baseline scenario to a 20% IRR. Using our 
baseline model, our total expenditures are $134,322,446 and our total revenue is $151,464,962. This gives us a total profit of 
$17,142,516. Some of the assumptions made for the model is that we will be able to purchase the land for $10,000,000 dollars 
and that the land development does not have any major issues. Our break-even point is projected to be November of 2026.  
 
Land Acquisition  
The land Acquisition cost for Appaloosa Acres is expected to be $10,000,000 dollars, which is the list price of the land.  However, 
we are living in uncertain times in the real estate market, where bidding wars often take place over prime real estate.  If granted 
executive approval, we are willing to offer $800,000 over asking price to secure the parcel.  Paying over asking price will lower 
our baseline scenario IRR from 19.63% to 18.08%.  
 

Loan Details 
Osprey Developing is a national home builder that has been able to stay debt free and amass a substantial amount of cash 
reserve.  With this in mind, our corporate office has set aside capital for new developments; meaning no loans will be needed for 
this project.  
 
Financial Scenarios  
Our financial team has analyzed three different return scenarios 
– baseline, optimistic, and conservative - to prove that our 
project can remain profitable despite possible economic 
fluctuation. In addition to our three financial scenarios, we have 
also developed a sensitivity analysis that demonstrates how 
various price changes would affect our internal rate of return.   
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Breakeven Analysis 
Baseline Scenario 
Based on a sales pace of 15 homes per quarter, our total profit is $17,142,516 with an IRR of 19.63%; our break-even date is 
November 2026 or month 57. Assumptions under our Base Cash Flow Scenario are as follows:  
 
 
 
 
 
 
 
 
Optimistic Scenario 
Based on a sales pace of 18 homes per quarter, our total profit is $18,225,516 with an IRR of 24.98%; our break-even date is 
January 2026 or month 47. Assumptions under our Base Cash Flow Scenario are as follows:  
 
 
 
 
 
 
 
 
Conservative Scenario  
Based on a sales pace of 12 homes per quarter, our total profit is $15,441,716 with an IRR of 13.79%; our break-even date is 
March 2028 or month 73. Assumptions under our Base Cash Flow Scenario are as follow

Breakeven Projection: 
January 2026 

47 months into Development 

Breakeven Projection: 
November 2026 

57 months into Development 

Breakeven Projection: 
March 2028 

73 months into Development 
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Appaloosa Acres Pro Forma  
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Financial and Risk Analysis 

Risk Analysis  
Cost Escalation  
Traditional efforts of preventing cost escalation, like purchasing materials under contract, will not work in our current market.  
Instead, we will rely on every network relationship we have available to us to try to guarantee commodities at bulk amounts and 
prices.  We will minimize our exposure to interest rate fluctuations by securing a fixed rate line of credit.  Our Appaloosa Acres 
investment team will be tasked to monitor the development schedule weekly to ensure that we are building the most efficient 
neighborhood plan, while minimizing dollars borrowed.  
Labor Availability  
Celina’s unemployment rate is slightly lower than the national average.  Despite this, labor availability remains a risk to our 
development plan as it poses two problems.  First to our schedule in that it is difficult to find and secure labor as most 
subcontractors are booked out weeks if not months in advance. Second, our cost estimate may increase because even when 
labor is available it is expensive to secure.  
Operational and Construction Risk  
We are confident that the increased demand in the housing market will be steady through the duration of our project.  Although, 
to mitigate the risk of over exposure, we will reference the key indicators of the housing market including the number of new 
home starts nationally and regionally, the number of mortgage applications, and the average mortgage rate.  The supply chain 
and pricing of materials is volatile within the entire construction industry.  With that in mind, we again are mitigating the risk by 
relying on our industry connections to pre-secure quantities and pricing of materials.  Additionally, we will communicate with 
subcontractors to ensure that materials are procured before they are required on-site.  
Competition 
Appaloosa Acres will have competition from other neighborhood builders like DR Horton and First Texas Homes.  However, this 
risk is offset by the rapid population increase in Celina.  Data shows that builders in Celina sell their homes before they are 
finished.  Neighborhoods in Celina like Light Farms and Mustang Lakes no longer keep a waitlist for future homebuyers as their 
communities are already at full capacity—leaving a sizable population of people still searching for a home to purchase. A quick 
sales cycle, increasing home prices, and low lot and home inventories minimize investor risk.  
Economic Risk 
Covid-19 raised considerable questions in the insurance industry.  More specifically, insurance companies are unsure of how to 
evaluate the risk of infectious diseases and are therefore excluding coverage in their policies.  In our responsibility as a 
contractor, we must be mindful of this and both account for increased insurance expense for the development as well as put safe 
practices in place on our job site.  Since 2009 Texas’ minimum wage has been $7.25, but with President Joe Biden stepping into 
office, that amount is nearly certain to increase during the duration of our project.  
Site Conditions  
We are aware of the overhead powerlines that cross our site and will abide to all regulations in place to keep our project safe 
both for our workers and our future residents.  Appaloosa Acres will uphold and enhance the natural topography of the site.  All 
hazards have been addressed in our safety plan and our site design mitigates any damage done to surrounding areas—leaving 
our site better than we found it. 
 
Resources 
Resources for the Appaloosa Acres plan were gathered from 27 sources.  A sample is shown below and a full list of sources will 
be provided upon request. 

• https://www.redfin.com/city/30799/TX/Celina/housing-market 
• https://www.newhomesource.com/homes/tx/dallas-area/celina 
• https://www.census.gov/  

https://www.redfin.com/city/30799/TX/Celina/housing-market
https://www.newhomesource.com/homes/tx/dallas-area/celina
https://www.census.gov/
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