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Option A2

Planned:
e 29.17 acres Residential (1,155 DU, 1,100 sf per DU)
e 12.41 acres Commercial / Retail, and
e 3.37 acres of Parks
Given:
City of Sacramento average water demand by land use:
¢ Residential — High Density: Qa,, = 4 (acre-feet/acre-yr)
¢ Neighborhood Commercial (Retail): Qu,, = 3 acre-feet/acre-yr
e Parks and Recreation' : Q4 = 4.2 acre-feet/acre-yr
Fire flow demand shall be 3,000 (gallons per minute) gpm in areas with

commercial land use.
Find: Average day demand.
The average day demand based on the above numbers calculates to:
Qavg = 4 acre-feet/acre-yr x 29.17 acres = 116.7 acre-feet/year
+ 3 acre-feet/acre-yr x 12.41 acres =

37.2 acre-feet/year

+ 4.2 acre-feet/acre-yr x 3.37 acres = 14.2 acre-feet/year

= 168.1 acre-feet/year
= 168.1 x 1/365 x 325,853 gal/acre-feet = 150,071 gpd

Quiax is calculated by multiplying Qa4 by 1.8
Quax = 150,071 gpd X 1.8 = 270,128 gpd (= 11,255 gph)

Qpea is calculated by multiplying Qy., by 1.3.
Qpeak = 11,255 gph x 1.3 = 14,632 gallons per hour (gph)

2\Water District Master Plan, October 1996, Black & Veatch
2 \Water District Master Plan, October 1996, Black & Veatch

Docks Area Specific Plan Appendix

Quax Plus fire flow equals:
270,128 /24 /60 + 3,000 = 3,188 gpm.

Option B

Planned:
e 25.25 acres Residential (1,000 DU, 1,100 sf per DU)
e 5.58 acres Commercial, and

e 9.74 acres of Parks

Given:
City of Sacramento average water demand by land use:
e Residential - High Density: Qa4 = 4 (acre-feet/acre-yr)
¢ Neighborhood Commercial (Retail): Qu,q = 3 acre-feet/acre-yr
e Parks and Recreation' : Q4 = 4.2 acre-feet/acre-yr
Fire flow demand shall be 3,000 (gallons per minute) gpm in areas with

commercial land use.

Find: Average day demand.

Qavg = 4 acre-feet/acre-yr x 25.25 acres = 101.0 acre-feet/year

+ 3 acre-feet/acre-yr x 5.58 acres = 16.7 acre-feet/year

+ 4.2 acre-feet/acre-yr x 9.74 acres = 40.9 acre-feet/year

= 158.6acre-feet/year
= 158.6 x 1/365 x 325,853 gal/acre-feet = 141,590 gpd

Qi is calculated by multiplying Qa4 by 1.8
Quar = 141,590 gpd x 1.8 = 254,862 gpd (=10,619 gph)

! Estimate of Ultimate Annual Water Use , Boyle Engineering, 1991
2 Water District Master Plan, October 1996, Black & Veatch
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Preliminary Future Storm Drain System Calculations
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Option A2

Planned:
e 29.17 acres Residential (1,155 DU, 1,100 sf per DU)
e 12.41 acres Commercial / Retail, and
e 3.37 acres of Parks
Given:
The percent impervious is calculated as the area weighted value using 80%
impervious for high density residential, 95% for parking/roadway, 90% for

commercial, and 5% impervious for parks'.

Find: 10-yr and 100-yr storm event flow rate and require pipe size.

Qpeak = kA"
In which
Q = peak flow in cfs
A = cumulative drainage area at a computational node

point in acres

k = coefficient which is a function of percent impervious
and given in Table 11.31(a)

n = exponent which is a function of percent impervious

given in Table 11.31(a)

Using the given values, the weighted value for percent impervious calculates to
approximately 80%. The following preliminary calculations estimate the expected
peak flows once the project area has been developed. The portion of the project
area that will be connected to a storm drain has an area of approximately 29.27
acres. Assuming that 80% of this area is impervious, the peak flow for the 10-year
storm event calculates to

Qpeak = 2.04 x 29.27 *¥°= 32 cfs
while the 100-year storm event calculates to

! Table 5-3 Sacramento City/County Drainage Manual, Volume 2

9-20

Docks Area Specific Plan Appendix

Qpeak = 3.15 X 29.27 78 = 47 cfs

The minimum design velocity inside the storm drain pipes shall be two (2) feet per
second (fps) while the maximum velocity shall not exceed 10 fps'. Storm drain lines
not subject to surcharge (hydraulic grade line at or below top of pipe) shall be sized
assuming the pipe is flowing at a depth of 0.8 the diameter (80% full). This means
that the water depth in a 30-inch diameter pipe flowing at 80% is approximately 24
inches. Considering a minimum slope of 1 percent the maximum flow at 80% full in
a new 30-inch PVC pipe would be approximately 52 cfs. The velocity would be
approximately 12 fps.

Option B

Planned:
e 25.25 acres Residential (1,000 DU, 1,100 sf per DU)
e 5.58 acres Commercial, and
e 9.74 acres of Parks
Given:
The percent impervious is calculated as the area weighted value using 80%
impervious for high density residential, 95% for parking/roadway, 90% for

commercial, and 5% impervious for parks?.

Find: 10-yr and 100-yr storm event flow rate and require pipe size.

Qpeak = kA"
In which
Q = peak flow in cfs
A = cumulative drainage area at a computational node

point in acres

! Section 11, Drainage Design Standards
2 Table 5-3 Sacramento City/County Drainage Manual, Volume 2
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k = coefficient which is a function of percent impervious
and given in Table 11.31(a)

n = exponent which is a function of percent impervious
given in Table 11.31(a)

The percent impervious is calculated as the area weighted value using 80%
impervious for high density residential, 95% impervious for roadway/parking, 90%
impervious for commercial, and 5% impervious for parks'. Using these values, the
weighted value for percent impervious calculates to approximately 60%. The
following preliminary calculations should give an idea about the expected peak
flows once the project area has been developed. The portion of the project area
that will be connected to a storm drain has an area of approximately 29.27 acres.
Assuming that 60% of this area is impervious, the peak flow for the 10-year storm

event calculates to:

Qpearc = 1.9 X 29.27 982 = 30 cfs

while the 100-year storm event calculates to

Qpeak =2.86x29.27 7= 42 cfs

The minimum design velocity inside the storm drain pipes shall be two (2) feet per
second (fps) while the maximum velocity shall not exceed 10 fps. Storm drain lines
not subject to surcharge (hydraulic grade line t or below top of pipe) shall be sized
assuming the pipe is flowing at a depth of 0.8 the diameter (80% full). This means
that the water depth in a 30-inch diameter pipe flowing at 80% is approximately 24
inches. Considering a minimum slope of 1 percent the maximum flow at 80% full in

a new 30-inch PVC pipe would be 52.1 cfs. The velocity would be 12.38 fps.

! Table 5-3 Sacramento City/County Drainage Manual, Volume 2
2 Section 11, Drainage Design Standards
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Preliminary Future Sanitary Sewer System Calculations
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Option A2:
Planned:
e Residential: 1,155 (DU)
¢ Commercial development = 540,500 sf
Given:
e 300 gpd flow per DU from Section 9, Sanitary Sewer Design Standards.
e Peaking factor found on Plate 9-2 of Section 9 to be 2.6.
e Average groundwater infiltration of 500 gpd per inch diameter per mile of

sewer system.
Find: Design sewage flow rate.
Residential usage: 1,155 DU X 300 gpd = 346,500 gpd
Commercial development usage: 540,500 sf (12.4 acres) has approximately 8,200
gpd of sewer flow. (from the sewer flow graph in Section 9, Sanitary Sewer Design
Standards).
Commercial development usage (alternative calculation):
(Basis: for infill areas where a sanitary sewer is existing the average flow for retail
and office space (commercial) can be determined by using the flow of an Equivalent
Single Dwelling unit (1 ESD = 400 gpd). Section 9.1.2 of the Sanitary Sewer Design
Standards lists 0.2 ESD (80 gpd) per 1,000 sf of gross area for retail stores and office
space. Therefore, the average flow from commercial spaces is estimated to be
Q = 540,500/ 1,000 x 80 = 43,240 gpd
This flow is considerably higher than the flow calculated using the average sewer

flow curves. Considering the above calculated more conservative values the

estimated average sewer flow is approximately

9-24

Q = 346,500 + 43,240 = 389,740 gpd

The design flow shall be calculated by multiplying the average flow by a peaking
factor, depending on the average flow, and adding average groundwater
infiltration of 500 gpd per inch diameter per mile of sewer system. Based on an
average flow of 390,000 gpd the peaking factor can be found on Plate 9-2 of
Section 9 to be 2.6.

Infiltration rate:

1,700 ft long (18-inch) X 500 gpd per inch diameter per mile of sewer system X
1mile/5,280 If X 18 inch = 2,898

+

5,100 ft long (12-inch) X 500 gpd per inch diameter per mile of sewer system X
1mile/5,280 If X 12 inch = 5,795

= 8,693 gpd (8,700 gpd, approximately)

Total design flow of approximately 390,000 x 2.6 + 8,700 = 1,022,700 gpd (1.58 cfs).

Option B:
Planned:
e Residential: 1,000 (DU)
e Commercial development = 243,300 sf
Given:
e 300 gpd flow per DU from Section 9, Sanitary Sewer Design Standards.
e Peaking factor found on Plate 9-2 of Section 9 to be 2.6.

Find: Design sewage flow rate.
Residential usage: 1,000 DU X 300 gpd = 300,000 gpd
Commercial development usage: 243,300 sf (5.6 acres) has approximately 8,200 gpd

of sewer flow. (from the sewer flow graph in Section 9, Sanitary Sewer Design
Standards).
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Commercial development usage (alternative calculation):

(Basis: for infill areas where a sanitary sewer is existing the average flow for retail
and office space (commercial) can be determined by using the flow of an Equivalent
Single Dwelling unit (1 ESD = 400 gpd). Section 9.1.2 of the Sanitary Sewer Design
Standards lists 0.2 ESD (80 gpd) per 1,000 sf of gross area for retail stores and office

space. Therefore, the average flow from commercial spaces is estimated to be

Q = 243,300/ 1,000 x 80 = 19,464 gpd

This flow is considerably higher than the flow calculated using the average sewer
flow curves. Considering the above calculated more conservative values the

estimated average sewer flow is approximately

Q = 300,000 + 19,464 = 319,464 gpd

The design flow shall be calculated by multiplying the average flow by a peaking
factor, depending on the average flow, and adding average groundwater
infiltration of 500 gpd per inch diameter per mile of sewer system. Based on an
average flow of 320,000 gpd the peaking factor can be found on Plate 9-2 of
Section 9 to be 2.6.

Infiltration rate:

1,600 ft long (18-inch) X 500 gpd per inch diameter per mile of sewer system X
1mile/5,280 If X 18 inch = 2,727

+

4,900 ft long (12-inch) X 500 gpd per inch diameter per mile of sewer system X
1mile/5,280 If X 12 inch = 5,795

= 8,295 gpd (8,300 gpd, approximately)

Total design flow of approximately 320,000 x 2.6 + 8,300 = 840,300 gpd (1.30 cfs).

SACRAMENTO DOCKS AREA SPECIFIC PLAN APPENDIX

December 15, 2009
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Appendix 5

Preliminary Future Natural Gas Demand Calculations
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Docks Area Specific Plan Appendix Docks Area Specific Plan Appendix

Preliminary Future Gas Demand Calculation — Option A2 Preliminary Future Gas Demand Calculation — Option B

e Gas Demand Residential: e Gas Demand Residential:
Planned: Proposed development = 1,155 DU (Dwelling Units) Planned: Proposed development = 1,000 DU (Dwelling Units)
Given: 0.05 mcf/hour-DU = 50 cf/ hour-DU; [1 mcf = 1,000 cf] Given: 0.05 mcf/hour-DU = 50 cf/ hour-DU; [1 mcf = 1,000 cf]
Calculate: Gas demand (Ggyp) in cubic feet per day (cf/d) Calculate: Gas demand (Ggyp) in cubic feet per day (cf/d)

9-28

Gyr = 50 cf/hour-DU x 1,155 DU = 57,750 cf/hour

Gyr = 57,750 cf/hour x 24 hour/day = 1,386,600 cf/ day

Gas Demand Light Commercial:

Ggyr = 50 cf/hour-DU x 1,000 DU = 50,000 cf/hour
Ggyr = 50,000 cf/hour x 24 hour/day = 1,200,000 cf/ da

e Gas Demand Light Commercial:

Planned: Proposed development = 540,500 sf Planned: Proposed development = 243,300 sf
Given: 50 BTU/sf-hour Given: 50 BTU/sf-hour
Natural gas = 1,000 BTU/cf Natural gas = 1,000 BTU/cf
Calculate: Gas demand (G ) in cubic feet per square foot and day Calculate: Gas demand (G4 o) in cubic feet per square foot and day

(cf/sf-day)

Gy = 50 BTU/sf-hour x 24 hour/day = 1,200 BTU/sf-day
Gqc = 1,200 BTU/sf-day / 1,000 BTU/cf = 1.2 cf/sf-day

Gy = 1.2 cf/sf-day x 540,500 sf = 648,600 cf/da

Total Demand Residential and Light Commercial:

Gyr + Ggc = 1,386,600 cf/day + 648,600 cf/day = 2,035,200 cf/day

(cf/sf-day)
Ggy,c = 50 BTU/sf-hour x 24 hour/day = 1,200 BTU/sf-day
Gy = 1,200 BTU/sf-day / 1,000 BTU/cf = 1.2 cf/sf-day
Gy = 1.2 cf/sf-day x 243,300 sf = 291,960 cf/day
e Total Demand Residential and Light Commercial:

Gyr + Gy = 1,200,000cf/day + 291,960 cf/day = 1,491,960 cf/day

APPENDIX SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Planning & Design

Wallace Roberts & Todd, LLC
1328 Mission Street, Fourth Floor
San Francisco, CA 94103

t. 415.575.4722

f. 415.436.9837
www.wrtdesign.com
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Attachment 5 Resolution for Design Guidelines
RESOLUTION NO. 2009-
Adopted by the Sacramento City Council

ADOPTING THE DESIGN GUIDELINES
FOR THE SACRAMENTO DOCKS AREA

LOCATED GENERALLY SOUTH AND EAST OF THE SACRAMENTO RIVER,

NORTH AND WEST OF I-5 AND INTERSTATE 50 (P08-058)

BACKGROUND

A.

On September 17, 2008, the Design Commission conducted a public hearing,
and forwarded to the City Council its recommendation of approval of the
Sacramento Docks Area Design Guidelines.

On October 8, 2009, the Planning Commission conducted a review and comment
on the Sacramento Docks Area Specific Plan project and the Sacramento Docks
Area Design Guidelines. On November 12, 2009, the Planning Commission
conducted a public hearing, and forwarded to the City Council its
recommendation of approval of the Sacramento Docks Area Specific Plan project
and the Sacramento Docks Area Design Guidelines.

On December 15, 2009, the City Council conducted a public hearing, for which
notice was given pursuant to Sacramento City Code sections 17.204.020(C),
17.208.020(C) and 17.200.010(C)(2)(a), (b), and (c)(publication, posting, and
mail 500"), and received and considered evidence concerning the Sacramento
Docks Area Specific Plan project and the Sacramento Docks Area Design
Guidelines.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1. Based on the verbal and documentary evidence received at the hearing

on the Sacramento Docks Area Specific Plan, the City Council finds that
adoption of the Sacramento Docks Area Design Guidelines are consistent
with Chapter 17.132 of the City Code, the Sacramento Docks Area
Specific Plan, and the 2030 General Plan.

Section 2.  The Environmental Impact Report and Mitigation monitoring Program for

the Sacramento Docks Area Specific Plan, which included all of the
impacts associated with adoption and implementation of the proposed
Specific Plan, rezoning the properties to General Commercial (C-2) Zone,
and adoption of the Sacramento Docks Area Design Guidelines, have
been adopted by resolution as of the same date set out above.

December 15, 2009

227



Sacramento Docks Area Specific Pla]n_ December 15, 2009
Sacramento Docks Area Specific Plan

Section 3. The City Council hereby adopts the Sacramento Docks Area Design
Guidelines as set out in Exhibit 5A, based on Option B. The Sacramento

Docks Area Design Guidelines shall apply within the Sacramento Docks
Area portion of the Central City Design Review District.

Table of Contents:

Exhibit 5A — Sacramento Docks Design Guidelines
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Exhibit5A  Sacramento Docks Design Guidelines
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INTRODUCTION & VISION

Introduction

Front Street and R Street Park - A gateway to a new riverfront neighborhood: The Docks Area

The Docks Area Specific Plan creates planning and design standards for the redevelopment of approximately 29-acres of land along the
Sacramento riverfront, just south of Tower Bridge, in an area known as the Docks Area. This Specific Plan represents the final stage in a
planning process that includes the Sacramento Riverfront Master Plan (2003) and the Docks Area Concept Plan (2005). Building upon the
principles and concepts set forth in these previous efforts, the Specific Plan, along with this companion document--the Sacramento Docks Area
Urban Design Guidelines--provides a comprehensive vision for the Docks Area, along with goals, policies and development standards to guide
future public and private actions necessary to achieve that vision. The Specific Plan and Urban Design Guidelines also serve as the mechanisms

for insuring that future development and infrastructure will be feasible, coordinated and efficient.

SACRAMENTO DOCKS AREA SPECIFIC PLAN VISION - INTRODUCTION 1-1
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Specific Plan Area Context

T specificplan Project Area The project area is located within the City of

-3 Promenade

~ =, Future Visitor Docks Sacramento, California, along the Sacramento

") River. The triangularly-shaped 29.3-acre
property is bounded by the Sacramento River to
the west, elevated Interstate 5 (I-5) to the east,
and Highway 50 to the south. The project area
is parallel to the Sacramento River, south of Old

Sacramento, and separated from Downtown

W Street

Sacramento by I-5.

i

Regional Context Sacramento Context Project Area Context

1-2 VISION - INTRODUCTION 0 SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Intent of the Docks Area Urban Design
Guidelines (UDG)

The Docks Area Specific Plan & Urban Design
Guidelines are the overarching policy documents
that guide development within the Docks

Area Planned Unit Development PUD). The
Urban Design Guidelines aim to promote the
improved aesthetic and functional quality of
the Docks Area neighborhood by providing
specific guidance on matters relating to the
project framework, development regulations
and permitting. Design guidance i written and
graphic form addresses both private and public
projects undertaken in the Docks Area Planned
Unit Development. The PUD is heneforth

referred to as the Docks Area

The purpose of adopting the Docks Area
Specific Plan and Urban Design Guidelines is

to implement the planning principles, goals

and policies of the Specific Plan by establishing
necessary procedures and provisions. The Docks
Planned Unit Development Guidelines are
adopted under the provisions of Chapter 17.180
of the Sacramento City Code.

In the interest of making these documents as
concise as possible, there is very little overlap

between them. As such, parties who are

DRAFT

interested in developing properties within the
Plan Area must consult each of these documents

prior to construction.

Relationship of Docks Area Urban Design
Guidelines to the CCUDGP

The Docks Area Plan fits into a broader urban
context in Sacramento, that of the central

City. The long-term vision for the Docks is to
complement and extend the strengths of the
existing urban setting. For this reason, the Docks
Planned Unit Development Guidelines can

be thought of as one component of the 2007
Central City Urban Design Guidelines and Plan
(CCUDGP), the policy document providing
guidance to all decisions relating to the physical

form and character of the central City.

The organization and format of these guidelines
is derived from the CCUDGP, and relevant
guidelines from the CCUDGGP have been
incorporated into this document. The intention
is that, at a later date, the Docks Area Urban
Design Guidelines will be incorporated into the
CCUDGSP, and the provisions of the CCUDGP
that are not addressed in these guidelines and
do not conflict with these guidelines may be

adopted into the Docks Area.

SACRAMENTO DOCKS AREA SPECIFIC PLAN VISION - INTRODUCTION

December 15, 2009
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The Docks Area is an active new riverfront neighborhood that balances inviting public open space with mixed-use development.
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Vision

The Docks Area Urban Design Guidelines
provide the detailed guidance needed to
support the Specific Plan to create an active
new riverfront neighborhood that balances
mixed-use development with inviting public
open space. The Plan achieves this balance
by taking advantage of the natural splendor
of the Sacramento River and orienting new
development and distinctive riverfront parks
to the waterfront. The mix of residential,
commercial and office uses will provide a
compact, pedestrian oriented neighborhood
where people live, work, dine, shop and play
with a strong sense of connection to their

neighbors and to the Sacramento River.

In order to facilitate a more sustainable form

of urban life, the Docks Area Urban Design
Guidelines & Specific Plan advances the vision
set forth in the Sacramento Riverfront Master
Plan of creating a high-quality riverfront public
space and surrounding it with a vibrant, urban
neighborhood. The compact, mixed-use Docks

Area neighborhood will begin to reverse trends

SACRAMENTO DOCKS AREA SPECIFIC PLAN

DRAFT

of suburbanization and resource waste while
providing a richer social experience for those

who live, work, shop and recreate within it. In
addition to reducing transportation impacts on
the environment, the plan addresses development
impacts by promoting green building practices,

as well as best practices for reducing urban runoff

pollution to the maximum extent practicable.

The vision for the site is to create a new high-
density residential neighborhood with as many
as 1,155 dwelling units comprised of a variety
of dwelling types, riverfront-facing retail spaces,
new commercial office space and new parks. The
proposed pattern of streets and blocks, together
with mid-block alleys, recalls the traditional
pattern of Sacramento’s street grid, thereby
symbolically reconnecting the neighborhood
with those on the other side of the freeway. All
letter-named, or “Alphabet” streets, and alleys
lead to the river, creating a permeable block
pattern and multiple pedestrian routes. Streets
have been designed to encourage walking and
biking, and to manage and treat stormwater

flows.

VISION - INTRODUCTION

December 15, 2009

Through a deliberate urban design approach,
ample open space integrated into the
neighborhood will provide both an amenity
that supports the new neighborhood and an
expansion of the regional riverfront recreation
system that supports Downtown, Old

Sacramento and the tourist industry.

In addition to carefully designed streets and open
spaces, the plan proposes a strong definition of
the public realm through the urban design of its
buildings. By lining the edge of blocks with a
typically continuous building line of properties,
walls and frontage details, it establishes an active
frontage and strong street enclosure. These active
building frontages will further animate the public
realm through design elements such as stoops,

porches and other articulated building entrances.

1-5
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This neighborhood street, River Street, functions as a linear plaza and active retail destination along the riverfront.
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Guiding Principles

The Sacramento Riverfront Master Plan
(SRMP), completed in July 2003, identified
the Docks Area as a critical opportunity site for

redevelopment.

The subsequent Docks Area Concept Plan
(2005) set forth four objectives for the Docks

Area:

1. Create a New Riverfront Neighborhood;

2. Create Parks and Open Space for a New
Neighborhood;

3. Strengthen Riverfront Promenade

Connections; and
4. Provide Access to the Water’s Edge.

In addition, the following concepts were
identified as key elements during the Sacramento
Riverfront Master Plan process, refined by the
Docks Area community outreach process, and

now underlie this Plan:

SACRAMENTO DOCKS AREA SPECIFIC PLAN

DRAFT

* A new riverfront mixed-use neighborhood;
e Public access to an animated riverfront;

*  New public open space including greenways
and a Riverfront Promenade;

* A pedestrian orientation;

*  Medium- to high-density development with
building heights designed to maximize views
to the river;

*  Dedestrian and bicycle access integrated
throughout the project area; and

* Linkages to adjacent neighborhoods.

The Docks Area is also a designated
redevelopment area, and the plan responds to
additional objectives of the Sacramento Housing
and Redevelopment Agency for the planning

arca:

*  Redevelopment of a brownfield site;

*  New housing that embodies smart growth
principles and takes advantage of the Project
Ared’s proximity to downtown;

VISION - INTRODUCTION

December 15, 2009

e Development that maximizes alternative
modes of transportation;

*  Development that uses sustainable and green
building concepts;

*  Development that takes advantage of limited
opportunities for riverfront development;

*  Development that bolsters the economic
viability of Old Sacramento and Downtown;

and

*  Development that enhances property values.

The Docks Area Specific Plan and Urban Design
Guidelines have built upon the design concepts
developed for the Concept Plan to create a
realistic development project that remains true

to these guiding principles and objectives for the
Docks Area.

1-7
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A New Riverfront Neighborhood residential blocks from the freeway.

Addressing the Levee and Site Grading Sufficient housing density will provide the

critical residential mass to create a vibrant

The Docks Plan establishes building grades

i waterfront neighborhood. A variety of building
at or near the levee level to enhance visual . . ) o
. . i ) types, including low-, medium- and high-rise,
and functional connections to the river. This . . . )
are integrated within the neighborhood. The mix

is accomplished by elevating the buildin
.P Y ) & ) & of building types along with varied architectural
levels with structured podium parking. The . )
) i ) designs are intended to create a complete
streets will be built up on fill material so that .
neighborhood that appears to have grown
structured parking is buried in relation to the

streets. The Alphabet streets (R, S, T, U, V,

etc.) can then slope from River Street — at the

incrementally and organically over time.

Further discussion of building design is included

levee level — back down to Front Street. More . . .
in the “Private Realm” section of Chapter 2:

information on grading can be found in Chapter Urban Design Guidelines.

6: Infrastructure.

Differentiating Public, Semi-public and

Creating a Neighborhood through Private Space

Building Types
The development schemes carefully differentiate

The proposed development will contain a between public space, semi-public space and

mix of predominately residential uses with a . . .
private space to allow extensive public and

critical amount of corresponding ground-floor . . S
private uses to simultaneously thrive within

retail space. Residential development in the the Docks Arca. The public space is designed

Sidewalk, stoops and planters help to create an intimate Docks Area will be strongly oriented to the

neighborhood street. North Park, San Jose, CA to promote as much public access and use of

river and open space within the development,
and buffered from Highway 50 with office

development on the southern side. Office uses

the riverfront as possible, and includes parks,
plazas, streets and the Promenade. The semi-

public space is intended to provide clear but

are proposed for the southern blocks closest to . . .
unobtrusive transitions between public and

Pioneer Bridge (I-50), where overshadowing, private spaces, and includes mid-block alleys,

noise and the potential for airborne pollution are S .
residential stoops and entries, and selected

most significant. A buffer of office towers and . . .
interior courts and garden spaces. The private

their structured garages can help separate the

1-8 VISION - INTRODUCTION SACRAMENTO DOCKS AREA SPECIFIC PLAN
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spaces are intended to provide residents and
businesses a full range of amenities, and include
rooftop gardens, private structured parking areas

and other selected interior courts or gardens.

Making Livable Streets and Blocks

A fine-grained street and block pattern is
established to provide a walkable neighborhood.
Proposed streets have been designed for
pedestrian comfort. To promote a more human
scale, interior neighborhood streets are narrow,
and have one traffic lane in each direction, on-
street parking and ample sidewalks lined with
street trees. Mid-block alleys are also provided to
create alternate pedestrian routes and access to

semi-private interior courts and gardens.

Building fagades are to be built at the back

edge of the sidewalks with minimal to no
setbacks, strengthening the relationship
between pedestrians and ground-floor uses. As
demonstrated by nearly all successful urban
areas, this type of frontage is a prerequisite for
neighborhood street life. Further discussion of
streets and other public spaces is included in the
“Public Realm” section of Chapter 2: Urban
Design Guidelines.

SACRAMENTO DOCKS AREA SPECIFIC PLAN

December 15, 2009

Livable Streets: A typical “Alphabet Street” adjacent to Docks Park and terminating on the river.

River Street: A Vibrant Pedestrian Street

River Street is envisioned as a a new riverfront
retail and entertainment destination for
Sacramento. To take advantage of the unique
riverfront location and its proximity to Old
Sacramento, approximately 40,000 square feet
of ground-floor retail space is strategically placed

along River Street just south of R Street Park.

VISION - INTRODUCTION

Desired uses include cafés, restaurants, shops,
music venues, etc. A second floor of retail use is
permitted to maximize the amount of outdoor
café and restaurant seating with river views. This
retail corridor will offer a destination for local

residents as well as entice visitors from Capitol

Mall and Old Sacramento.

1-9
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Sustainability

The Docks Area Specific Plan and Urban
Design Guidelines provide a framework for
implementing sustainable development. When
sustainability is set as a goal at the outset,
site-related planning, design, construction,
operations and maintenance practices can link
natural and built systems to achieve balanced
environmental, social and economic outcomes.
This improves the health and quality of life of
both the community and the environment. This
implementation of this plan should address the
goals of Sacramento’s Sustainability Master Plan

to the maximum practicable extent.

Land-Use and Site Design

In an effort to minimize air pollution, impacts
on valuable habitat and agricultural land and

loss of open space in the city, the Redevelopment
Agency of the City of Sacramento identified
vacant industrial land and waterfront

properties as opportunities for significant infill
development. Developing the properties in the
Docks Area represents a key effort to advance
these objectives. Inherent environmental benefits

of this location include:

e Infill /previously developed site
*  Access to Public Transportation

*  Brownfield Redevelopment

VISION - INTRODUCTION

December 15, 2009

*  Contribution to Downtown Jobs-Housing
Balance

The circulation system in the Docks Area will
expand the community’s transportation options
by extending and upgrading the road system,
and creating a comprehensive pedestrian and
bicycle network. By providing residential

uses within close proximity to Downtown and

regional transit, potential traffic generation will

be reduced.

A mix of land-uses on-site will reduce the

need for travel outside of the project area, and
thus reduce the use of and dependence on
automobiles. Mixed-use development also
emphasizes local and regional-serving uses that
will provide economic and social benefit to the
city through the generation of tax revenues,
employment opportunities, and enhanced local

access to services.

Public parks and pedestrian friendly streets will
provide health and environmental benefits by
providing an environment that encourages social
interaction, expands the community’s options for
recreation and entertainment and minimizes the
social and environmental strain associated with

traffic congestion and pollution.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Stormwater detention zone on southern edge of property.

Natural Resources and Habitat

By integrating natural stormwater management
techniques into the design of parks and public
streets, the plan will yield multiple benefits,
including reducing the volume and flow of
stormwater runoff, improving water quality
through natural filtration of runoff, securing land
for open space, and educating the public through

the revelation of ecological systems.

The Docks Area landscape concept integrates
native planting areas in order to enhance
ecological function and specifically, habitat value.
The two main opportunities for these habitat
zones are within forested zones in Docks Park
and within wetland zones in the water detention

Zones.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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DRAFT

Raingarden - Portland, OR

The Built Environment

In addition to overall site design, the buildings
in the Docks Area themselves have tremendous
potential for contributing to improved
environmental performance. Areas where
environmental improvements can be made
include energy efficiency (including on-site
renewable energy), water efficiency (reuse

and conservation), selection of materials and

resources, and indoor air quality.

With the imminent dangers of global warming,
new buildings should be designed to be
sustainable, especially with respect to energy
performance. This is important for a city like
Sacramento, located in a predominantly warm

and dry climate.

INTRODUCTION

December 15, 2009

Green roofs aid in stormwater management and energy
efficiency.

A reduction of environmental impacts should

be established as a goal from the outset

of architectural design. Building design,
construction and operation should attempt to
reduce CO2 emissions and achieve high energy
performance. Development should be built and
designed according to current building standards
and best practices. All retail, commercial and
hotel buildings should achieve LEED Silver
certification. Residential development shall meet
Enterprise Green Communities criteria, or follow
the Green Multi-family Design Guidelines by the
California Integrated Waste Management Board.
(An alternate rating system may be proposed

by the project team, subject to approval by the

planning reviewer.)

244



Sacramento Docks Area Specific Plan DRAFT December 15, 2009

Distinctive New Riverfront Parks

The objectives of open space and development
are seen as interrelated in achieving a more
sustainable and higher quality of life, both in
the social and natural realms. In creating this
new neighborhood, the Plan prioritizes defining
and strengthening the public networks that

will support development, facilitate recreation,

increase access and improve city services. The
Specific Plan is predicated on the conviction that
numerous benefits will accrue from both public
and private investment in providing open space
resources. The riverfront’s value as a regional
recreational amenity will be enhanced through
improvements to the public realm, but so will the
Area’s economic vitality and the quality of life for
those who will work and reside here. The public
spaces within the Docks Area strive to achieve

the following benefits:

e Improved public health and safety as a result
of flood control improvements;

*  Enhanced community character and sense of
place;

*  An attractive and distinctive image for the
Docks Area that will help retain and attract
desirable businesses;

* A high-quality environment for Docks Area
residents and employees;

R Street Park

245
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* Increased opportunities for passive and active
outdoor recreation associated with urban
parks and improved access to the Sacramento
River;

*  Expansion of the urban forest through the
planting of street and park trees.

Implementing these concepts is critical to
establishing a successful neighborhood that
contains the active, pedestrian-oriented, and
mixed-use character envisioned for the Docks
Area.

Docks Park

The anchor use of the Docks Area is a new
riverfront park located strategically between
Tower Bridge and Miller Park. The Docks

Park will be one in a series of signature public
spaces along the riverfront envisioned by the
Sacramento Riverfront Master Plan. The park
will combine formal and informal activity spaces
to serve both as an amenity to new development
as well as an important part of Sacramento’s
regional park system. Of the two possible park
locations, a centrally located park would become
the centerpiece of the new neighborhood.
Flanking the park with development on three
sides would create more eyes on the street--a

contrast with current conditions at Miller Park.

SACRAMENTO DOCKS AREA SPECIFIC PLAN

DRAFT

R Street Park

At the northern terminus of the Docks Area,

R Street Park will serve as a gateway for people
entering from the north and the east. It will
connect directly to the planned R Street bicycle/
pedestrian bridge and the Riverfront Promenade.
R Street Park will serve as an inviting space for
relaxation and reflection, with lawn, benches,

and small water features.

Sacramento Riverfront Promenade

An extension of the Riverfront Promenade, from
the current terminus at O Street connecting
south to Miller Park, is a separate project from
this Specific Plan, and will be implemented by
the city through a separate planning process. The
Promenade accommodates pedestrian and bicycle
circulation as well as riverfront seating, access

to scenic lookouts and ultimately, connections

to visitor docking. From the perspective of

the Docks Area, the Promenade project is

most important in providing critical, direct

and attractive pedestrian connection to Old

Sacramento and Downtown, including:

¢ Old Sacramento to Miller Park

e Downtown to the Promenade via R

VISION - INTRODUCTION

December 15, 2009

Street Bridge

* Eventual pedestrian bridge to West
Sacramento at R Street

*  Broadway Avenue to the River District
and the Railyards

e Central Loop in Sacramento River
Master Plan

The design of the Docks Area streets and
parks has been coordinated in detail with the
Promenade design team. Their joint function is

critical to the success of the Docks Area.
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URBAN DESIGN GUIDELINES

Introduction

The Docks Area Urban Design Guidelines provide the detailed guidance to direct the design of private
and public improvements to transform the underutilized post-industrial landscape of the Docks Area
into a vibrant neighborhood and a unique recreation destination. In order to realize this goal, the
guidelines and standards in this chapter focus on achieving a series of specific objectives relative to

the area’s physical form and character. Overall, the design guidelines and development standards are

intended to promote:
* A visually and aesthetically distinctive identity for public and private open spaces that links the
urban area to the Sacramento River and Promenade.

e A pattern and scale of development that creates a well-defined, human-scale environment that
incorporates active, pedestrian-oriented, street-level uses to animate and enliven the public realm;

*  Well-designed buildings that contribute a sense of quality and permanence to the Docks Area;

* A system of public and private parking structures and rear-loaded parking areas that reduce the
visual and spatial prominence of the automobile.

* A safe and attractive system of streets and parks that provides graciously scaled public spaces that
support and promote an active pedestrian environment;

SACRAMENTO DOCKS AREA SPECIFIC PLAN URBAN DESIGN GUIDELINES
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Docks Park (Option A)
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DRAFT

Recognizing that these objectives address

public as well as private property and will be
implemented by both the City and private
developers, the Urban Design Guidelines and
development standardsare divided in to two
sections, Public Realm and Private Realm, which
provide detailed descriptions and standards

for achieving the goals of the plan. The Public
Realm Design Guidelines address the design of
improvements within public areas associated with
the Docks Area’s systems of parks and streets.
The Private Realm guidelines address the design
of all new private development within the blocks.
The public and private design guidelines are
intended to complement one another. However,
the distinction between the public and private
realms also recognizes that the challenge of
creating a distinctive identity and sense of place

for the Docks Area will be equally dependent on

URBAN DESIGN GUIDELINES

December 15, 2009

the design of both public and private realms.
Topographic Conditions

The levee condition in the Docks Area poses
challenges as well as opportunities for the design
of both public space and private development.
In order to strengthen connections to the
riverfront and protect against flooding, the
specific plan seeks to raise the ground level
through a multi-faceted strategy that includes
public streets, parks and developed areas.

Public parks for both Alternative A and B will
be graded to maximize recreational areas that
slope towards, and thereby provide views of, the
Sacramento River. In Alternative B, the plan
proposes reclaiming the reservoir’s roof—roughly
at the same level as the levee top—as usable park
land. A new green roof will allow for the soil
and plantings needed to create a park at a height
that provides strong visual connections to the

riverfront.

Similarly, the plan proposes to raise building
grades up to the levee top along the riverfront

to enhance views and connections to the parks
and riverfront. Structured parking will elevate
buildings’ “ground floors” up to the levee level.
New adjacent streets will be built on fill material
at the level of the building entries, burying the
structured parking in relation to the north-south

streets. The east-west Alphabet streets will slope

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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from the levee level down to Front Street at its
current level. Streets will be graded to maximize
the amount of stormwater captured in the
bioswale network, which will drain water away
from the levee eastward and southward into a
stormwater detention area. Most of the grade
change will occur in the first block between
Front Street and Park Street. (for more detail
refer to Specific Plan grading diagram in Chapter

6: Infrastructure).
Influences and Adjacencies

The Pioneer Bridge (Business 80 / SR 50) to

the south and I-5 to the east cause significant
impacts to the site, including shadows, noise

and air pollution. The acommpanying Specific
Plan along with these design guidelines address
these impacts on several levels. The land use plan
locates residential uses away from the freeway,
and places office uses on the blocks immediately
adjacent to the freeway, which can be designed to

address air and noise.

DRAFT December 15, 2009

Promenade/
Bike Path

R.R. Tracks

Flood Level
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Section A: Existing Condition Through Project Site at S Street

Promenade/
Bike Path

R. R. Tracks

Flood Level

20’ Min

Section B: Existing Condition Through Project Site at U Street

Promenade/ PG&E
Bike Path Gas Pipes

R. R. Tracks |

Flood Level

k] i 20'r\lllin 1
Section C: Existing Condition Through Project Site at Pioneer Reservoir

.
3

Key Plan: Existing Site ‘
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2A URBAN DESIGN: PRIVATE REALM

The Urban Design Guidelines for the Private Realm address
the design of private development for all areas outside of
the public right-of-way. These are defined by the proposed
street and block pattern that creates a series of parcels for

development.

The guidelines define the following:

* Land use and building type locations, and building
configurations

*  Maximum bulk and heights allowed

*  Mid-block passages intended to create a permeable
framework for pedestrian access to the river

*  Retail frontage locations

*  Street-wall build-to lines and required setbacks

*  Definition of fagade articulation and permitted

encroachments within the street-wall setbacks

*  Dreferred locations for building entrances and garages

*  Darking garages

SACRAMENTO DOCKS AREA SPECIFIC PLAN @ URBAN DESIGN: PRIVATE REALM 250
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Private Realm Policies

Policy 5a.1: New private development in the

Docks Area shall contribute to a
high quality street environment by
creating a strongly defined street-wall
and articulated facades providing
interest and promoting “eyes-on-the-

street” and social interaction.

Policy 5a.2: New private development in the

Docks Area shall have a mix of uses
that is predominately residential with
some supporting retail and office in
order to provide the critical mass of
residents and workers to create an
active and vibrant residential district

on the Donwtown waterfront.

Policy 5a.3: New private development in

the Docks Area shall be scaled
appropriately in terms of bulk and
height to create a comfortable,
pedestrian-scaled district which
allows ample solar access and
ventilation to streets, parks,

courtyards, businesses and residences.

Policy 5a.4: A variety of building types and

DRAFT

densities will provide variation

in the district creating a sense of
organic, varied, incremental growth
and further promoting a sense of a

pedestrian urban village.

Policy 5a.5: A mix of neighborhood-serving

and visitor-serving retail will be
concentrated in a limited area in
order to promote synergy between
retailers and restaurants and

help create an active waterfront

destination.

Policy 5a.6: Parking facilites other than on-street

parking will be hidden from view
either by being below grade, wrapped
with residential or retail uses or
screened with landscaping (as in the
case of the office towers parking).
None shall front on prominent

streets in the district.

URBAN DESIGN: PRIVATE REALM

December 15, 2009

Policy 5a.7: Green design principles shall

be applied to all buildings in the
district and shall either follow LEED
standards (for retail and commercial
buildings) or Enterprise Green
Communities or Green Multifamily
Design Guidelines by the California
Integrated Waste Management
Board (for Multifamily residential
buildings).

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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. Retail frontage on ground floor with partial 2nd level
retail and dining terrace

I:' High-rise stacked units [300" maximum height]

@ Optional high-rise stacked units [300" maximum height]
I:' Low-rise stacked units [60" maximum height]

I:' Walk-up townhouses/lofts [40’ maximum height]

I:' High-rise office [200" maximum height]

I:' Above-grade parking garage [55 maximum height]
|:| Parks/Open Space

|:| Courtyards above parking podium

Allowed Hotel Use [60" maximum height]

R Street Park

!
° 0 150" 300 600
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W Street

Residential Highrise locations

REGULATING PLAN
OPTION B

December 15, 2009

. Retail frontage on ground floor with partial 2nd level
retail and dining terrace

D High-rise stacked units [300" maximum height]

D Low-rise stacked units [60" maximum height]

D Walk-up townhouses/lofts [40" maximum height]
D High-rise office [200" maximum height]

D Above-grade parking garage [55" maximum height]
D Parks/Open Space

D Courtyards above parking podium

Allowed Hotel Use [60" maximum height]

R Street Park

! — ‘
[ 150" 300" 600"
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Block and Street Right-of-Way
Dimensions

The size and scale of the urban pattern is based
on the historic grid of Sacramento set out

in John Sutter Jr.’s plan of 1849, with block
dimensions measuring 420 feet from center line
of street to center line of street. The center lines
of the Docks Area Alphabet streets align with

the center lines of these same streets on the
other side of I-5, thus the blocks are an extension
of the historic grid. East-West alleys bisecting
the blocks are also an extension of the historic

pattern.

Street dimensions differ from those in
Downtown Sacramento. In order to create a
more intimately scaled residential district, right-
of-way dimensions are narrower than the typical
80’ right-of-way. Alleys are wider than the
typical 20’ Downtown Sacramento alley, in order
to function as small residential streets and create

a finer grain of residential frontage.
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Alignment with Downtown Sacramento Alphabet streets

Overlay

of typical
Downtown
Sacramento
blocks [340" x
320" with 80"
right-of-ways]
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Build-to/Setback Lines & Easements

In order to maintain a consistent urban edge and
strongly defined street-wall a mandatory build-
to-line is proposed for each block. The build-to-
line is proposed at various dimensions from the
right-of-way / back of curb line. Landscaping,
front entrances, stoops, porches, bay windows
and balconies are allowed within the privately
owned setback from the right-of-way to the

build-to-line.

On the two story high retail frontage along

River Street a 16 foot deep second level terrace,
intended for outdoor dining, is required above
the street-level retail in order to provide greater

opportunities for river views.

2a-9
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0’ Build-to/Setback Line at street level. 16" setback
above the 2nd level dining terrace. See River Street
section, page 7a-21.
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6' Build-to/Setback Line
8' Build-to/Setback Line
12" Build-to/Setback Line

30’ Public Easement (private alley)

0’ Build-to/Setback Line at street level. 16 setback
above the 2nd level dining terrace. See River Street
section, page 7a-21.

Easement for below-grade parking garage
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Entrances & Ground Floor Uses

The desirability of creating an animated
streetscape can be achieved by the introduction
of frequent building entrances and ground floor
uses that relate to the street. Large multi-story
residential buildings typically have a single
entrance from the sidewalk and dwelling units
are accessed solely from the internal corridors.
Street fronted entrances shall be required for all
ground level units facing the street. Blank walls

and exposed garage facades are not allowed.

Entrance lobbies for multi-story residential
buildings shall be on the Alphabet streets

rather than on Front Street. Garage and service
entrances shall also be on the Alphabet Streets in
order to avoid adverse traffic impacts on Front

Street.

All ground level residential units facing streets or
alleys must have entrances from the street. This
can be in addition to entrances to the unit from

corridors and garages.

URBAN DESIGN: PRIVATE REALM
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Entry stoop - North Park, San Jose, CA

! ] -
{ e
|
| % |

N -

Residential entry - North Park, San Jose, CA
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GROUND FLOOR USES

Retail Ground Floor

Ramp to underground
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Off-Street Parking: Types

Parking garages are an important element in the

design of the neighborhood. There are several

basic types of garage: Residential Garages

* Basement garages: These are located
beneath the building footprint and typically
occupy the entire block. Below-grade
parking levels are used to raise the street and
blocks from Front Street (approximately
at elevation +20°) to the levee level
(approximately at elevation +36’).

*  Wrapped above grade garages: All above

grade residential garages are required to be

wrapped with retail, loft or residential uses e ——
[See Figure 5a.1]. Exposed residential garage Fig. 5a-1: Wrapped above grade garage-San Francisco, CA / Fig. 5a-2: Exposed residential garage X
facades are not permitted [See Figure 5a-2]. facade Not permitted

* Above grade multi-story structured
garages: Commercial office building garages
should be screened with either landscaping
or fagade treatment that hides the cars and Commercial Office Garages
overhead lights from view from the street
[See Figure 5a-3]. Unscreened commercial
garage facades are not permitted [See figure

5a-4].

Fig. 5a-3: Multi-story structured garage-San Jose, CA / Fig. 5a-4: Unscreened commercial garage facade X
Not permitted
265
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Off-Street Parking: Locations / Access

All residential off-street parking is to be screened
from the street, either by being below grade or
at grade but lined with residential or retail uses.
Parking levels are to be used to raise the ground
level from Front Street to match the top of the

levee, a difference of more than 15’ in places.

The free-standing structured garage for the
commercial office buildings in Option A is to
be screened with a landscaped ‘green screen’
or architectural facade (see Figure 5a-3). The
sloping ramps are to be located on the interior

away from the street elevations.
In Option B, the garage facades are to be

integrated into the architectural treatment of the

office building.

2a-17
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Ramp to underground
garage (typ.)

Tower locations
[where applicable]

W Street

OFF-STREET PARKING LOCATIONS & ACCESS c ——

OPTION A1 + A2

2a-18

|4
(]
Q
—_
)
n
jo)

DRAFT

December 15, 2009
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. Townhouse Parking

. Curb-cuts (preferred location)

On-grade Lined Parking Garage

Above-grade parking garage

. Ramp to Underground Parking Garage
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(see plan below)
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Green Building Requirements A. Retail & Commercial Buildings and Hotels:
New buildings should be designed to be * LEED Silver cerdfication

sustainable, especially with respect to energy B. Multifamily:

performance. This is important for a city * Enterprise Green Communities criteria,
like Sacramento, located in a predominantly

or according to the Green Multi-family

warm and dry climate. With the imminent Design Guidelines by the California ' i 7e a4 a un un un ma m n
- < L LT
dangers of global warming, building design, Integrated Waste Management Board. : o .

construction and operation should attempt

C. All other development types

to reduce CO2 emissions and achieve high
e LEED certification.

energy performance.

A project team may propose an alternate rating

Rather than including specific green system that clearly illustrates how their project is

design features - like planted roofs, wind wholistically either equal to or more sustainable Joe Serna J. California EPA

turbines, solar collectors and PV panels than the strategies identified in this Specific Headquarters Building, Sacramento,
completed in 2000, and awarded a

- new development should take a more Plan. Acceptance of this strategy would be at the LEED Platinum certification in 2004.

comprehensive and measurable approach. discretion of the planning reviewer, and should

not be presumed.
All development should meet the criteria

listed below for each project type:

269
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Building Types

There should be a variety of building types in

order to:
*  Provide a variety of housing choices thus
encouraging a diversity of residents

*  Create a stimulating urban environment to
enhance the pedestrian experience

*  Support mixed uses

¢ Provide services and amenities to the
residents in the neighborhood

*  Promote jobs/housing balance creating
employment in close proximity to housing

Building types include:

*  High-rise stacked residential units

e Low-rise stacked residential units

*  Walk-up townhouses

*  Retail ground levels with residential above
* High-rise office

*  Above grade parking garage

Any of the above residential types could include

loft type units.

- F

g 1Y \ By AR ! .
Low-rise neighborhood - San Diego, CA Townhouses on mid-block lane - Portland, OR

Precedents of Building Types

SACRAMENTO DOCKS AREA SPECIFIC PLAN URBAN DESIGN: PRIVATE REALM
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Building Type: High-rise Stacked
Residential Units

High-rise residential towers are permitted

in certain locations as indicated on the
accompanying drawings. Above the 60’ base-
building height, specific bulk and massing
controls shall apply. These are in accordance
with the proposed Urban Design Guidelines for
Sacramento’s Central Business District and are as
follows:

Maximum plan dimension: 120

False Creek, Vancouver, BC

Maximum diagonal dimension: 160

Maximum floor plan area: 10,000 sq. ft.

In addition a 10% bulk reduction is required for
the top 20% of the height of the tower measured
from grade.

e
ot
Sai
b=t
3
Key Plan Section A-A
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Building Type: Low-rise Stacked
Residential Units

The low-rise residential buildings - five story
stacked flats and townhouses - shall be built to
the build-to-lines along each street defining the
street-walls of the neighborhood. As indicated

previously, ground level entrances from the street

sidewalk.

Key Plan
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Building Type: Walk-up Townhouses

The north-south mid-block lanes between the
Alphabet Streets are to be lined ground level
townhouses or lofts. These narrow three-story
buildings shall have individual entrances facing
the lane and rear-accessed individual garages
from the parking garage. These units shall

have private outdoor yards on the second level

podium above the parking garage.

Key Plan

2a-24

DRAFT

Private-
garages

fi

i

O 010 0 D
| Al AT AT AL
0

i

Street Level Plan

Private-
rear

yard on

podium

Podium Level Plan

URBAN DESIGN:

Private rear
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Hoyt Street Pedestrian Way - Portland, OR

December 15, 2009
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Building Type: Retail Ground Level
with 2nd Level Terrace

Retail uses are required along River Street
between R and T Streets. A second level
terrace is required, providing the opportunity
for river views and outdoor dining, as shown
on the accompanying drawing. See “Facade

Articulation: Retail Frontage” for additional

information.

Key Plan
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Al

Podium Level Plan Axonometric of Retail Fronfage with 2nd level
dining terrace

Retail

Section A-A
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Sacramento Docks Area Specific Plan
Building Type: High-rise Office

High-rise commercial office building towers

are permitted in certain locations as indicated
on the accompanying drawings. Above the 60
base-building height, specific massing and bulk
controls apply. These are in accordance with

the proposed Urban Design Guidelines for
Sacramento’s Central Business District and are as
follows:

Maximum plan dimension: 160’
Maximum diagonal dimension: 200’
Maximum plan area: 20,000 sq. ft.

In addition a 10% bulk reduction is required for
the top 20% of the height of the tower measured
from grade.

PrtIand,R

F Ground
Floor

Retail

W=

S ln

Roof Plan (Option A)

December 15, 2009

-
§ (O
( )
Ta S : 3 ...é:lg
111':'.!"”' - I 1 o
L Py | B ‘;l;l‘l
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High-rise office - Option B

Section A-A (Option A)

URBAN DESIGN: PRIVATE REALM

275

SACRAMENTO DOCKS AREA SPECIFIC PLAN



Sacramento Docks Area Specific Plan DRAFT December 15, 2009

Building Type: Above-grade Parking
Garage (Option A)

The multi-story parking garage serving the

commercial office buildings proposed for the

block adjacent to the Pioneer Bridge shall meet

the following requirements: Al jA
*  Building height as measured to the top of 5
the parapet wall not to exceed 55 feet above ¥ e e
grade. Screened parking garage - San Jose, CA
)
e All ramps to be located away from the street 0
0
fagade. @ ' ¢
14 L]
m==A R "
*  Exposed street facades to be screened with W=cE ® | ®
. . . . | Tl IR
either landscaping against, or incorporated EE H )
into the building facade, or with I }
B w o
architectural features to hide the view of cars = = v
s avi -
and overhead lighting from the street. A = = & A
=5 L
ﬁ=§ )
1] E
74 jr =2 -
3, §h g
Key Plan Axonometric Section A-A
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Facades - Principles
The following principles apply to commerical (office as well as retail) and residential buildings. Detailed guidance and standards are provided in the

Sacramento Central City Urban Design Guidelines.

Ground Level Uses Transparency

PRINCIPLE: The ground floor, especially the area facing onto public PRINCIPLE: The facade of a building shall be appropriately transparent to allow
sidewalks, shall incorporate the most public and active spaces within the active ground floor uses, such as retail, commercial or community uses, to be visible
building, to activate the street. Parking shall not be an appropriate use from the street.

along a building’s public frontage.

Residential / Flat:

Retail / Commercial

Ground floor mixed uses along retail street Appropriate levels of transparancy need not require all-glass buildings. This
historic brick building has appropriate and successful levels of ground floor
transparency.
Articulation of Street Wall Fenestration: Window & Facade Systems and Patterns
PRINCIPLE: The street walls defining urban blocks shall be articulated to create PRINCIPLE: To provide human scale to buildings, windows shall be well-
rhythm and variety, achieving a fine-grained pattern to the urban fabric. proportioned, varied across a project, articulate the wall system, and be operable

where appropriate.

777
A
¢ 787 A

-
| [ Y L

A wide street frontage is articulated Example of facade articulation showing the This university building in Cambridge, MA designed by Koetter Kim has a repeating double window
with bay windows, projecting expression of structural elements, recesses, etc. bay module, which sets a rhythm across the facade, interrupted by special conditions at the corner and
balconies and recessed zones. above the entry. It combines curtain wall window systems with solid punched-opening walls.
277
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Entrances Canopies, Awnings, Sunshades
PRINCIPLE: Entrances shall be well-designed, appropriately scaled and easy to PRINCIPLE: Canopies, awnings and sunshade shall be used to provide shade and
find. They shall be a special feature in the design of the building. cover for people and buildings, contributing to comfort and sustainability.

Rl I |

8

—

Vertical elementas and canopy mark the This building entrance is made promnent with Giant canopy applied to a The CalPERS building, with horizontal sunshades and light

entrance to the Department of Transportation wide steps marking the path to the entry from commercial office building, shelves

building, Sacramento. the street. Chiswick Park, London, UK

Projecting Elements and Encroachments Materials

PRINCIPLE: Elements that project from a building facade shall serve to animate PRINCIPLE: Buildings shall be constructed with exterior materials of the highest
the building'’s elevations, by adding visual variety & interest while enhancing quality. Exterior materials, textures & colors shall be selected to further articulate

the connection between public & private realms. the building design.

YRR ]

A
s = I= A TES 9 o] = ——
French balcony covering windows and Projecting colonnade over sidewalk at Different materials and colors should be separated with a change in plane.
operable doors Sacramento’s Federal Courthouse
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Facade Articulation: Retail Frontage

The design of the upper terrace level should be
integrated into the store fronts below. Trellis or
awnings are encouraged to provide shade above
the terrace. (See accompanying drawing.) Stairs

and elevator access are required.

Key Plan - Similar location for all options

2a-30

DRAFT December 15, 2009

RESIDENTIAL UNITS

TAIRS TO DINING TERRACE
2ND LEVEL DINING TERRACE

RETAIL FRONTAGE
@BACK OF SIDEWALK

16" WIDE SIDEWALK

2 STEP CURB
——PARKING
RETAIL
COURTYARD LEVEL
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Facade Articulation: Townhouses

. . PRIVATE REAR YARDS ON
Townhouses are required along the mid-block

lanes. Building entrances shall face either the lane
or the street. The pedestrian lane shall be paved
with landscaping next to the residential units to PLANTERS

provide privacy to ground floor units.

Bay windows and porches may encroach within

the setback zone.

Shared outdoor decks may be built over the
entrance to the lane at a third level with a
minimum of 20’ clearance beneath. (See

accompanying diagram.)

Exiting is required to be designed as per current

building code.

SETBACK

PLANTING STRIP IN SETBACK

PRIVATE OUTDOOR DECK

VEHICLE ENTRY

Key Plan - Typical location
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Facade Articulation: Residential
Frontage

Residential buildings facing the streets should
express their individual units through a number
of means. These include the expression of bays
through the introduction of recessed notches

in the facade, the introduction of bay windows
that encroach within the setback line, porches,
balconies, stairs and stoops. The accompanying

drawings indicate the required dimensions for

bays, false facades above the parapet line, etc.

ey

7 )

——

v

o -

—

7 ETTT

— i

o

Recessed Notches, Stoops & Entries Bay Windows
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Signage

General Design Principles

SACRAMENTO DOCKS AREA SPECIFIC PLAN

All signage shall comply with the City
Sign Code, the following guidelines and
standards, Caltrans regula-tions for signs
adjacent to the freeway, and any other
applicable restrictions typically related

to sign size, placement, materials and
construction methods.

All commercial signage is subject to a City
sign permit. Contact the Sign Permits
Coordinator of the City Development
Services Department for more information

All signage should ensure clear legibility for
universal accessibility that meets or exceeds
ADA standards for signage, includ-ing type
size, type style, contrast and lo—cations.
Avoid hard to read and intricate type faces.

Buildings with multiple tenants should

* have an consistent signage design and
concept that provides standards for
building, tenant, and way finding
signage.

* include a multiple tenant directory

New projects must submit a conceptual
signage program that reflects a single graphic
identity with the building elevation plans.
The sign program shall address:

* Proposed location of signage;

DRAFT

*  General dimensions of signage area; and

*  Design & materials guidelines, including
colors, letter size, use of logos/graphics,
illumination method, etc.

All ground-floor retail should provide
pedestrian-oriented signage.

Orient all signage to the pedestrian.

Primary signage should be oriented to the
pedestrian with secondary orientation to
vehicular activity.

Signs should generally not exceed 20°-0”
above the ground or be higher than the
building cornice line or street wall height.

See the City Sign Ordinance for additional

requirements.

Relationship to Building Architecture

Signs should be designed to integrate with
and enhance the scale and architectural style
and character of the building.

Signage should be placed in accordance with
fagade rhythm, scale and proportion. Signs
should fit on a building as if they were one
of its architectural elements.

Signs shall respect architectural features such
as vertical piers and trim work. Signs should
not obscure, damage or otherwise interfere
with design details and architectural features
that contribute to the building’s character.

URBAN DESIGN: PRIVATE REALM

Projecting Sign - Sacramento, California

December 15, 2009
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Orientation: Sign Location and Placement

*  The location of signs should preserve sight
lines and enhance visual corridors to foster
wayfinding and circulation for pedestrians as
well as bicyclists and vehicle drivers.

*  Signs should be placed at or near building
entrances to indicate the most direct access
to the business or residence.

*  Building addresses should be prominently
located near building entrances.

Flat Sign - Sacramento, California

*  All residential or commercial properties
should have addresses that are clearly
readable from the street and illuminated.
Buildings with a single entry and a range of
addresses should identify the range associated
with the entry.

*  No part of any wall sign may extend above
the top level of the wall on which it is
situated.

*  Signs extending over public or private
walkways must have an overhead clearance of
at least 8 feet.

Size and Proportion

»  Signs should be in proportion and scale to
building elements.

»  Signs should be sized to preserve sight lines
and access..

URBAN DESIGN: PRIVATE REALM

2a-34

December 15, 2009

Any attached sign which projects over a
public right-of-way shall not exceed a total
area of 150 square feet.

Address letters should not exceed 12 inches,
nor be smaller than 4 inches.

Legibility: Color, Text, and Content

Sign message should be simple and clear.

The wording of signs should be limited to
the tenant’s trade names and/or company
logo. The sign shall not include advertising
slogans, services rendered, or merchandise
offered for sale. Words describing the type of

commercial use are permitted.

Phone numbers or words describing
products sold, prices or other types of
advertising except as part of the tenant’s
trade name or logo.

Sign colors and materials should be selected
to contribute to legibility and design

integrity.
Signage should generally have a maximum of
two to three colors for prominent sign parts

and icons, with no more than two accent
colors for letters and perimeter line work.

Use significant contrast between the
background and letter or symbol colors.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Material

SACRAMENTO DOCKS AREA SPECIFIC PLAN

Appropriate materials should be used for all
elements of signs including: all text, exposed
edges, and surfaces.

Appropriate materials may include the
following: metal, wood, plexiglas or
plastic, stone, cast & engraved metals, fired
ceramics, screen print on canvas awnings,
and painted graphics (durable paints) on
building surface.

Inappropriate materials may include the
following: Paper, Stucco, and porous
material (i.e. Styrofoam), simulated materials
(i.e. wood grained plastic laminate), wall
covering, paper, cardboard or foam.

Signs shall be composed of durable materials
and shall be built to withstand local weather
conditions and vandalism. High quality
materials and finishes are required. The
signage material will be weather proof.

Signs shall be composed of high-quality
materials that reinforce the character of the
district’s architecture and landscape.

Conduit, tubing, raceways, conductors,
transformers, mounting hardware, and other
equipment should be concealed.

DRAFT

Lighting / lllumination Illumination should be
consistent with the type of use/tenant, such as
office, retail, restaurants, and entertainment or
residential.

The design of signage and its lighting should
be integrated. External lighting should be
unobtrusive, attractive and in character with
the archi-tecture of the building.

Direct spot or flood lighting away from
pedestrians, motorists and adjacent property.
Signs located near residential areas should
maintain a low level of brightness.

Signs should not be internally illuminated
unless they consist of individually-formed
letters.

Blinking or flashing lighting is not
permitted.

URBAN DESIGN: PRIVATE REALM

Awning Sign - Sacramento, Calfornia
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Types of Signs The following types of signage listed below shall

be prohibited:

The following ypes of signs are encouraged for

2a-36

Suspended/ Hanging and A-Frame Sign
Napa, California

the Docks Area:

e Wall Plaques / Flat Signs
*  Freestanding Signs (A-Frame)

e A-Frame and portable signs are allowed
in the public right-of-way, subject to an
encroachment permit.

e Awning/Canopy Signs
*  Projecting (or “Blade”) Signs
*  Suspended/Hanging Signs

*  Tenant Directory Signs

URBAN DESIGN: PRIVATE REALM

Signs attached, painted on, or otherwise
affixed to trees or other vegetation.

Balloons and inflatable signs.

Signs which emit sound, odor or visible
matter.

Fluorescent or reflective sign colors.

Simulated materials, i.e. wood grained
plastic laminate, wall covering, paper,
cardboard or foam.

Internally lit plastic letters or plastic box
signs
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2B URBAN DESIGN: PUBLIC REALM

The network of public streets and parks that comprise the public realm will be the unifying element
that establishes a consistent design character and quality for the entire neighborhood. These publicly-
owned and controlled spaces should provide an attractive, well-designed physical structure that can
graciously accommodate and connect the diverse array of privately developed buildings. The design of
the public realm is especially important since the Docks Area neighborhood is likely to be built over
many years. Since streetscape and other public realm improvements will precede private development,

they can be used to establish a design standard that sets the tone for subsequent private development.

This “Public Realm” section lays out an integrated open space system that offers recreational
opportunities to the greater Sacramento community while contributing to an attractive and distinctive
identity for the neighborhood. This section has two components: “Landscapes” and “Streetscapes.” The
“Landscapes” section identifies and guides the major landscape elements planned for the Docks Area,
including two urban parks, a plaza, and public recreational elements outside of the project boundary
that contribute to the overall open space system. The “Streetscapes” section includes design standards

for all streets within the Docks Area, including a Street Tree Master Plan.

SACRAMENTO DOCKS AREA SPECIFIC PLAN URBAN DESIGN: PUBLIC REALM

Plaza at R Street Park overlooking the river

2b-1
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Public Realm Policies

Policy 5b.1: New development in the Docks
Area shall provide open space
amenities, such as plazas and public
seating areas, that promote pedestrian
activity and give scale, structure, and

identity to the district.

Policy 5b.2: New development shall provide
or contribute to the creation of
improved parkland consistent with
this Specific Plan and City standards
for parkland dedication and in-lieu

fees.

Policy 5b.3: R Street Park / Plaza shall
be implemented as Phase I
improvements to help establish the
character of the District and serve as

catalysts for new development.

Policy 5b.4: Local streets shall be designed to
provide convenient, attractive, and
pedestrian-friendly connections
between urban parks and the

Sacramento River.

287
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Landscapes

General Objectives

The Specific Plan promotes a compact, walkable
neighborhood with convenient access, via
pedestrian-friendly streets, to public amenities
such as parks, plazas, and the riverfront
promenade. Continuous planting strips for trees
along sidewalks and green buffer areas provide
additional open space and stormwater detention
capacity. Two parks are proposed within the
project boundary: Docks Park and R Street Park.
Docks Park will serve as an amenity to the new
development as well as an important part of
Sacramento’s regional park system. The smaller R
Street Park, located at the northern-most corner
of the project area, is a neighborhood park that
provides clear views to the river and the future R/
Garden Street Pedestrian Bridge. Within R Street
Park is a Plaza. The plaza serves as the gateway

to the Docks Area from Old Sacramento, and

its unique role will be emphasized with water
features and distinct paving material. The specific
character and improvements associated with

each of these parks is described in the following

“Public Parks” section.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Along the western edge of the site and parallel

to the railroad right-of-way, a landscaped strip,
ranging from 6 to 35 feet in width, is intended
to buffer development from the occasional
excursion train that uses the tracks. A double
row of tall canopy trees will be planted in this
zone. This planting scheme will be mirrored on
the other side of the tracks as part of the separate
Promenade extension project. At the end of each
east-west Alphabet Street, controlled pedestrian
crossings are proposed to create access across

the tracks to the promenade. Along the Pioneer
Bridge frontage, tall hedgerow trees (Option B)
and a forested buffer zone is proposed to visually
separate the neighborhood from the freeway, and
to enhance the visual experience of the Docks
Area for passing motorists. At the southern

edge of this zone, a detention area for surface

stormwater is proposed.

URBAN DESIGN: PUBLIC REALM

R Street Park

December 15, 2009
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Habitat

The Docks Area landscape concept integrates
native planting areas in order to enhance
ecological function and specifically, habitat
value. Following from the Sacramento Riverfront
Master Plan recommendation to maximize
habitat value on the river embankment planting
with a riparian mix of plants, habitat zones are
also recommended within the Docks Area. The
two main opportunities for these habitat zones
are in the forested triangular zones within the
Docks Park and within the detention zones along
Front Street and continuing into the detention

zones along the southern edge of the project.

Within the forested zones in Docks Park, a native
upland woodland mix of trees and understory
can be employed. Within the detention zones,

a wetland habitat can be approximated utilizing
native and drought tolerant species that are
adapted to the wet/dry cycles of the seasons.
Elsewhere in the Docks Area -- within the street
plantings, bioswales plazas and parks -- native
and/or drought tolerant species can be used

to minimize water use and maintenance, and

potentially to provide additional habitat value.

2b-4
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Public Parks and Open Space

The two key public parks in the Docks Area,
Docks Park and R Street Park, are described in

detail on the following pages.

Buffer

Along the railroad right-of-way parallel to River
Street, a landscaped buffer separates development
and parkland from the occasional excursion train.
Along the Pioneer Bridge frontage, a forested
buffer zone is proposed. This will provide
buffering and separation from the freeway, and
will serve as a reception and detention area for
surface stormwater. Stormwater flows from

the neighborhood along Alphabet Streets to
Front Street, and then along Front Street to the

detention area.

Open Space Elements not included in Docks
Area Specific Plan Project Area:

Extension of the Riverfront Promenade

A key feature of the public network is the
Riverfront Promenade. Although not included
in the Docks Area Specific Plan, the Promenade
is an important element of the Docks Area
interface with the riverfront. Design efforts
between the Docks Area and Promenade

consultant teams have been closely coordinated.

DRAFT

The Promenade is envisioned as a multipurpose
facility that can comfortably and safely
accommodate pedestrian and bicycle circulation
and also provide riverfront seating, overlooks
and safe crossings at the ends of key streets.
Connecting between the current terminus at O
Street all the way to Miller Park, the Promenade
project will complete a vital link in the City’s
greenways system, and will provide a high
quality walking, biking and jogging experience

along the river.

Providing More Opportunities for Visitor
Docking

Feedback from the community process
suggested a strong desire for additional visitor
docking space along the riverfront. Especially
where it can be provided in association with
entertainment uses such as restaurants, cafes
music clubs and festival venues. Accordingly,
the plan proposes two new visitor docking
facilities between the R and S Street extensions
and between S and T Street extensions. These
placements correspond to the locations where
ground floor retail is proposed along River Street
so that restaurant and other visitor destinations

can be accommodated.

SACRAMENTO DOCKS AREA SPECIFIC PLAN URBAN DESIGN: PUBLIC REALM
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Option A Landscape Plan e R =
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Sacramento Docks Area Specific Plan

Docks Park
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Option B Landscape Plan
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Docks Park

Docks Park

A new signature riverfront park—Docks Park—
will anchor the new Docks Area neighborhood.
The park will be a multi-functional riverfront
recreational and visitor-serving destination
designed to serve the general public of the
Sacramento region. It will be a part of the
regional riverfront open space system. Consistent
with the Sacramento Riverfront Master Plan,
this park will be one of a series of parks -- both
existing and future -- that will be tied together
by the riverfront greenway network serving

the region. In this way, Docks Park will join
Discovery Park and Miller Park as regional
recreational destinations that can be accessed
from the riverfront by way of a continuous

greenway.

The park will have two access points from the
riverfront. Railroad crossings and retail at the
corners of adjacent development blocks will
animate these access points, drawing people

in. A ridge landform could run north-south
forming a large, gently sloping lawn area pitched
towards the river to maximize views. Two paths
cross the park, allowing convenient access to
and through the park from all four corners. Tree

masses populate the triangular areas defined by

2b-8
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the paths and streets, buffer the freeway (Option
B), enhance the urban forest, and shade the
benches along the paths. The corners of the

two triangular areas are designed as stormwater
detention and habitat zones with appropriate

native and wet/dry cycle plants.

In Option A, the larger open space to the west
could be further sub-divided into picnic areas on
both ends, a turf area for a multi-purpose field,
and a dense landscaped zone with ornamental
plants along the bermed edge. In Option B,

the park features rows of tall hedgerows in the

Section A-A'

Key Pian

URBAN DESIGN: PUBLIC REALM
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southern end to buffer the park from the freeway.
A picnic area could be located at the northwest
corner. The smaller open space to the east that
is pitched toward the neighborhood will be
defined by ornamental flowering trees along
the path, and ornamental shrub and ground
cover plantings on the slope. If it is structurally
feasible, a pavilion may be constructed over the
reservoir for cultural or visitor-serving use. In
both alternatives, the multi-purpose field may
also be used as a performance lawn for concerts

and festivals.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Picnic Areas

Multi purpose area sloped towards river

Ornamental planting arc

Urban forest / Habitat Zone

Urban forest / Habitat Zone

December 15, 2009

Docks Park Plan (Option A)

Multi-purpose area sloped towards river

Ornamental planting arc
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Docks Park
Option B

Key Plan

Section B-B’ (Option B)

DRAFT

December 15, 2009

Multi-purpose area sloped towards river
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Hedgerows (freeway buffer)

Multi-purpose area sloped towards river

Reservoir access and service area

Picnic area

Urban forest zone

Detention / habitat zones

Ornamental planting arc

Detention zones

Reservoir Ornamental planting arc

Docks Park Plan (Option B)

December 15, 2009
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R Street Park

Plaza

! — ‘
0’ 60’ 120" 240"

Informal gathering lawn
(sloped towards river)
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R Street Park

A smaller park—R Street Park—is proposed

at the northern end of the Docks Area. This
park and Plaza, will serve as a gateway to the
Docks Area for people coming from Old
Sacramento to the north and Downtown to the
northeast. From the east, pedestrians will enter
the area via the R-Street over-crossing. R Street
Park will be a multi-purpose green space for
informal recreation, “brown-bag” lunching, and
riverfront sitting. The ground-floor retail and
café uses facing the park across R Street may
take advantage of an outdoor dining area on the
southern edge of the park. The park will slope

upward to its eastern edge to elevate the visitor

DRAFT

and enhance views to the river. Benches and seat

walls will be provided along the park’s perimeter.

Within the park, a plaza will serve as the

gateway into the neighborhood and announce
the new riverfront district. Together with R
Street Park and the pedestrian crossings zone at
the northernmost point of the Docks Area, the
plaza will relate strongly to the adjacent ground-
floor retail along River Street. The plaza will

be enhanced with water features (to help mask
freeway noise), a kiosk/pavilion, pubic art, special

paving, and other distinctive landscape elements.

Streetscapes

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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River Street - a retail destination and linear plaza oriented to the river
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Sacramento Docks Area Specific Plan

A key component of a successful neighborhood
is a vibrant and well-populated street
environment. Public life is dependent upon
outdoor space that is conducive to pedestrian
activity. Thus, the design of a street plays a

large role in determining the character of a
neighborhood. Setting standards for the design of
streets, which comprise most of the public space
in the Docks Area, is critical to achieving many

of the objectives set forth for the neighborhood.

The new public and private streets are intended
to be a model of new ‘green street’ design, and
follow current standards of stormwater best
management practices for the region. They also
feature narrow curb-to-curb dimensions, traffic
calming elements such as bulb-outs at crosswalks,
and create conditions for a fine canopy of foliage

from a variety of different street trees.

Street Tree Master Plan

SACRAMENTO DOCKS AREA SPECIFIC PLAN

APPROXIMATELY 20" ON-CENTER [PORTLAND, OR]

BULB-OUTS @ INTERSECTIONS

N,

Typical Street

URBAN DESIGN: PUBLIC REALM

TYPICAL RAIN GARDEN WITH STREET TREES AT

December 15, 2009

= . i —
PRIVATE PLANTING ZONE IN SETBACK FROM RIGHT-OF-WAY
TO BUILDING BUILD-TO-LINE [NORTH PARK, SAN JOSE, CA|]

GARAGE DRIVEWAY

4" WIDE PAVED ACCESS TO PARKING

SIDEWALK

STREET LAMPS
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Street trees will contribute significantly to

the character, identity, and comfort of streets
within the Docks Area. Street trees will separate
the public and private realms and enhance
pedestrian safety by separating people from
moving traffic and parked cars. In order to
reduce the build-up of radiant heat in paved
surfaces and create a comfortable pedestrian
experience, the plan recommends tree species
that have sufficient canopy to shade the entire
pedestrian zone and portions of the street. The
spacing of trees will depend on the selected
species, but should be based on shading at least
50% of the public right-of-way within ten years
of planting and providing a nearly continuous
canopy at maturity. Buildings will be set back to
allow sufficient room for canopies to grow and

develop.

Street trees are proposed along both sides of

all streets. In most cases, trees are planted in
continuous planting strips to maximize the soil
area for roots to spread and water and air to
penetrate. The width of planting strips ranges
from six (6) to eight (8) feet, responding to the
requirements in the City’s “Pedestrian Friendly
Street Standards.” In areas with high pedestrian
traffic or retail frontage, such as along River
Street and R Street, trees will be planted in
grated tree wells. To maintain long-term health,
street trees placed in tree wells or similar paved
surroundings should be planted in a structural

soil that extends between tree planters to form a

2b-16
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Street Tree Chart

Front Street

December 15, 2009

Evergreen (E) or

Botanical Name Common Name Ave. Height  Ave. Spread  Deciduous (D) Size Type of Canopy
Acer rubrum 'October Glory ~ Red Maple 40'-60' 40'-50" D Large Round
Celtis australis European Hackberry 50'-70' 40'-50" D Large Round
Celtis occidentalis Commom Hackberry 40'-60' 40'-50" D Large Round
Ginkgo biloba Ginkgo 50'-70' 30'-40' D Large Oval/Pyramidal
Nyssa sylvatica Tupelo 40'-60' 30'-40' D Large Round
Platanus acerifolia London Plane Tree 40'-60' 30'-50" D Large Oval
River Street

Evergreen (E) or

Botanical Name Common Name Ave. Height  Ave. Spread  Deciduous (D) Size Type of Canopy
Acer rubrum 'October Glory ~ Red Maple 40'-60' 40'-50" D Large Round
Celtis australis European Hackberry 50'-70' 40'-50" D Large Round
Celtis occidentalis Commom Hackberry 40'-60' 40'-50" D Large Round
Ginkgo biloba Ginkgo 50'-70' 30'-40' D Large Oval/Pyramidal
Nyssa sylvatica Tupelo 40'-60' 30'-40' D Large Round
Platanus acerifolia London Plane Tree 40'-60' 30'-50' D Large Oval

continuous trench.

Tree species will distinguish the function of
different streets. To create a distinct street
character, a single, distinct species should be used
along the entire length of each of the following
streets: Front Street, River Street, and each of
the Alphabet Streets. Wider planting strips on
Front Street, River Street, and Riverfront Lane
will allow for the planting of large-canopy trees.
To enhance River Street’s vibrancy, a tree species
with a distinctive flower, bark, or other special

characteristic should be used.

Relatively narrow planting strips on Park Street,
Alphabet Streets and Minor Streets will require

medium-size or columnar trees. Trees with

URBAN DESIGN: PUBLIC REALM

a sufficient branching pattern and canopy—
generally thirteen (13) feet or higher—should be
selected for River Street to ensure that trees do
not obscure commercial signage and storefront
windows or conflict with truck access. Lower
branching heights may be appropriate in plazas.
Large canopy trees should be planted in bulb-
outs at intersections, Based upon the “Broadleaf
Evergreen and Deciduous Tree Planting Guide”
(City of Sacramento Department of Parks and
Recreation Urban Forest Services Division), the
street tree chart identifies appropriate examples
of tree species. Street tree species selection should
be coordinated with the planting plans for the
Docks Park and R Street Park.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Alphabet Streets

DRAFT

Evergreen (E) or

Botanical Name Common Name Ave. Height  Ave.Spread  Deciduous (D) Size Type of Canopy
Acer campestre Hedge Maple 30'-40' 20'-30 D Medium Round
Acer platanoides Norway Maple 30'-50' 25'-35" D Medium Round
Carpinus betulus European Hornbeam 30'-50' 15'-40" D Medium  Columnar/Pyramidal
Koelreuteria elegans Golden Raintree 30'-40' 30'-40' D Medium Round
Magnolia grandiflora St. Mary's Magnolia 20'-30' 20'-30 E Medium Oval/Pyramidal
Pistacia chinensis Chinese pistache 30'-50' 30'-50" D Medium Round
Pyrus kawakamii Evergreen Pear 20'-30' 20'-30 E Medium Round
Tilia cordata Little Leaf Linden 40'-60' 20'-40' D Medium Pyramidal
Minor Streets & Park Street
Evergreen (E) or
Botanical Name Common Name Ave. Height  Ave. Spread  Deciduous (D) Size Type of Canopy
Acer campestre Hedge Maple 30'-40' 20'-30' D Medium Round
Acer platanoides Norway Maple 30'-50' 25'-35" D Medium Round
Carpinus betulus European Hornbeam 30'-50' 15'-40" D Medium  Columnar/Pyramidal
Koelreuteria elegans Golden Raintree 30'-40' 30'-40' D Medium Round
Magnolia grandiflora St. Mary's Magnolia 20'-30' 20'-30' E Medium Oval/Pyramidal
Pistacia chinensis Chinese pistache 30'-50' 30'-50" D Medium Round
Pyrus kawakamii Evergreen Pear 20'-30' 20'-30' E Medium Round
Tilia cordata Little Leaf Linden 40'-60' 20'-40' D Medium Pyramidal
Parks
Evergreen (E) or
Botanical Name Common Name Ave. Height  Ave. Spread  Deciduous (D) Size Type of Canopy
Aesculus hippocastanum Horse Chestnut 40'-60' 40'-50' D Large Round
Ginkgo biloba Ginkgo 50'-70' 30'-40' D Large Oval/Pyramidal
Magnolia grandiflora Magnolia 40'-60' 30'-40' E Large Oval/Pyramidal
Quercus agrifolia California Live Oak 40'-50' 40'-50" E Large Round
Quercus coccinea Scarlet Oak 50'-70' 40'-50' D Large Oval
Quercus lobata Valley Oak 50'-70' 50'-70' D Large Round
Quercus palustris Pin Oak 40'-60' 40'-50' D Large Oval
Sophora japonica Chinese Scholar Tree 50'-70' 40'-50" D Large Round
Acer rubrum 'Red Sunset' Red Maple 40'-50' 30'-40' D Large Oval
Magnolia soulangiana Saucer Magnolia 15'-25' 15'-25' D Small Round
Malus 'Robinson’ Crab Apple 15'-25' 15'-25' D Small Round
Prunus Flowering Cherry 15'-25' 15'-25' D Small Vase shape
Prunus cerasifera Purple Leaf Plum 15'-25' 15'-25' D Small Vase shape
Hedge Rows
Evergreen (E) or
Botanical Name Common Name Ave. Height  Ave. Spread  Deciduous (D) Size Type of Canopy
Populus nigra 'ltalica’ lombardy poplar 60'-80"' 10'-15" D Large  Very slender/Columnar

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Street Types

December 15, 2009
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Street Design Standards

The Street Design Standards are intended to
create “complete” streets--streets that provide
capacity and mobility for motorists, while also
being safe and comfortable for pedestrians,
cyclists, and neighborhood residents. Generous
sidewalk widths are necessary to accommodate
a comfortable flow of pedestrian traffic, but so
are the amenities that will attract pedestrians
and cause them to linger: room for walking and
strolling, places to sit and reflect, activities and

objects to observe, and places to enjoy the sun

and the shade.

While Chapter 4: Circulation, establishes the
basic street network for Docks Area streets,

the concepts and guidelines presented here
address the more detailed design of the public
streetscape, focusing on the elements that will
contribute to an attractive, comfortable, and
dynamic pedestrian environment, including land
use context, street dimensions, sidewalk design
and tree plantings. Standards are organized by
street type as defined in the street types diagrams
for Options A and B.

The plan proposes a hierarchy of street widths
in order to acknowledge the different scales
appropriate to the neighborhood. They range
from the existing 80" right-of-way along Front
Street to 64’ for the four east/west Alphabet

SACRAMENTO DOCKS AREA SPECIFIC PLAN

DRAFT

Streets to 50 for the north/south Park and
Reservoir Streets. Right-of-way lines are typically
measured from the outer edge of the public
sidewalk and include the planting strip, curb
and roadway. The various widths relate to the
importance of each street type and are related

to the permissible building heights and required
setbacks. Within the right-of-way dimensions of
each street type, the following shall apply:

*  Planting strips next to the curb shall act as
bio-swales/rain gardens, and shall be planted
with plant materials that are appropriate for
Sacramento’s climate and rainfall.

* A continuous trench containing 24-30
inches depth of soil for street trees shall be
part of the planting strip zone.

*  Permeable paving shall be used wherever
paths cross the planting strip zone.

e Street trees shall be planted in the planting
strip at 20" on center on Alphabet Streets
and 30’ on center on Front Street.

*  Pedestrian-scaled street lighting shall be
provided that creates a safe and attractive
setting for the community’s nighttime use of

the public realm.

URBAN DESIGN: PUBLIC REALM

December 15, 2009

A properly structured retail street allows for a multitude
of social activities. Pacific Heights, San Francisco, CA

Sidewalk, stoops and planters help to create an intimate
neighborhood street. North Park, San Jose, CA
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River Street

Reservoir Street

Park Street

Front Street

W Street
V Street
U Street

Park Street

Front Street

W Street
V Street
U Street

2b-20

Tstreet

Tstreet

S Street

S Street

R Street

R Street

DRAFT
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December 15, 2009

River Street runs parallel to the Sacramento
River at the northwest corner of the project

area. It is a retail street with two way traffic and
parallel parking on both sides. The street surface
is specially treated with a distinct paving material
to give it a pedestrian-oriented character. On

the development side of River Street, buildings
are built flush to the sidewalk, i.e. no setback
from the property line. Two stories of retail use
are supported by 15 foot wide sidewalks, street
trees in tree grates, and pedestrian scale lighting.
Awnings on the second level and outdoor dining
areas with trellises provide for people’s comfort
while visiting. On the river side of River Street,
the sidewalk is narrower. A sloped planting strip
with trees buffers the street from the railroad

right-of-way.

River Street is conceived as a linear plaza with
unified paving from building face to outside walk
on river side. Curbs will distinguish vehicular
zones from pedestrian zones visually. It will look
like one continuously paved plaza. A double
curb on the retail side will help elevate the
sidewalk to enhance river views. Detailed design
should maintain ADA access at intersection

crosswalks.

A single species of large size street tree should be
used along the entire length of River Street. Refer
to the “Street Tree Master Plan” section for a list

of appropriate species.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Front Street Front Street is the north-south collector which
defines the east border of the Docks Area project.
It runs parallel to Interstate 5 to the east and
connects to O Street to the north. Front Street
is a two-way street with one traffic lane and

] one bike lane in each direction, and parallel

A 7 parking on both sides. Wide sidewalks on both

sides are separated from the curb by continuous

— i : SN planting strips with large canopy street trees.

Development types along the west side of

Rive, = . .
= Front Street vary from townhouses to mid-rise
Park Street

residential to high-rise office towers, and are

t

generally set back 12 feet from the sidewalks.

S Street
R Stres

The east side of Front Street is outside of the

W Street
V Street

U Street
Tstreet

project boundary, however, development in the
future should mirror development on the west
side in terms of setbacks, building heights, and

frequency of entrances.

B NS A single large-sized tree species should be used
N - along the entire length of Front Street. Refer to
- the “Street Tree Master Plan” section for a list of

appropriate species.

Park Street

W Street
V Street
U Street
Tstreet
S Street
R Stres
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Item Dimension Notes

Right-of-Way (ROW) Width 80 feet -

Curb-to-Curb Pavement Width 48 feet -

Travel Lanes 11 feet two lanes, two-way
Parking Lanes 7 feet parallel, both sides
Bike Lanes 6 feet both sides

Walkways 8 feet sidewalk on both sides

Curbside Landscaping

7.5 feet (from the back of curb)

continuous planting strip on both sides

Typical Street Tree

30 feet on center

large size canopy tree

Building Setback

12 feet

west side of Front Street

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Alphabet Streets

Reservoir Street

Ri
s tee;

Park Street

Front Street

W Street
V Street
U Street
Tstreet
S Street
R Street

Ri
Y Streg =

Park Street

Front Street

W Street
V Street
U Street
Tstreet
S Street
R Street
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Alphabet Streets refer to R, T, U, V, and W
streets that run east-west and perpendicular to
Front Street in the project area. They are two-
way local streets with parallel parking on both
sides. Alphabet Streets are pedestrian scaled
with sidewalks that are separated from the curb
by continuous planting strips with median-
size canopy trees or large-size columnar trees.
Intersections at Alphabet Streets and Minor
Streets are marked by bulb-outs and large-
size canopy trees. Each street terminates at a
pedestrian plaza to the west overlooking the

Sacramento River.

A single species of medium size or columnar
street tree should be used along the entire
length of Alphabet Streets, with the exception
of a second species of large size trees at the
intersections where bulb-outs are present. Refer
to the “Street Tree Master Plan” section for a list

of appropriate species.

S Street will have two easements on either end
of the street to accommodate underground
connections to parking underneath the two

adjacent blocks.

URBAN DESIGN: PUBLIC REALM SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Public Right of Way

Item Dimension Notes

Right-of-Way (ROW) Width 64 feet -

Curb-to-Curb Pavement Width 36 feet -

Travel Lanes 11 feet two lanes, two-way
Parking Lanes 7 feet parallel, both sides
Bike Lanes - na

Walkways 7.5 feet sidewalk on both sides

Curbside Landscaping

6 feet (from the back of curb)

continuous planting strip on both sides

Typical Street Tree Spacing

20 feet on center

median size canopy tree or large size columner tree

Building Setback

8 feet

both sides

SACRAMENTO DOCKS AREA SPECIFIC PLAN

URBAN DESIGN: PUBLIC REALM

2b-25

s}19941S la2qeyd|y

SAYVANVLS NDIs3a

310



Sacramento Docks Area Specific Plan DRAFT December 15, 2009

Nei g h b or h 00 d Streets Neighborhood Streets are one-way streets west
of and parallel to Front Street. Neighborhood

Streets are narrowed to provide an intimate scale
within the Docks Area Plan. Narrower, 5-foot
sidewalks on both sides are separated from the
curb by continuous planting strips planted with
A ; ~ mid-sized canopy trees or large-size columnar
trees. On-street parallel parking occurs only on
§ one side. Intersections with Alphabet Streets are
marked by bulb-outs and large-size canopy trees.

Reservoir Street

: Six-foot building setbacks are proposed on both

sides of the street.

Front Street

R Street

A single species of medium -sized or columnar

W Street
V Street
U Street
Tstreet
S Street

street trees should be used along the entire length
of Neighborhood Streets, with the exception

of a second species of large-sized trees at the
intersections where bulb-outs are present. Refer
to the “Street Tree Master Plan” section for a list

of appropriate species.
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Item Dimension Notes

Right-of-Way (ROW) Width 50 feet -

Curb-to-Curb Pavement Width 27 feet -

Travel Lanes 20 feet one lane, one-way
Parking Lanes 7 feet parallel, one side

Bike Lanes - -

Walkways 5 feet sidewalk on both sides

Curbside Landscaping

6 feet (from back of curb)

continuous planting strip on both sides

Typical Street Tree Spacing

20 feet on center

median size canopy tree or large size columner tree

Building Setback

6 feet

both sides

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Park Street (Option A)

W Street

2b-28

V Street

U Street

Park Street

Front Street

Tstreet

S Street

R Street

DRAFT
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Park Street in Option A is a neighborhood
two-way street with parallel parking on both
sides. It is located west of and parallel to Front
Street. Both sides of the street are lined with a
continuous planting strip planted with either
mid-sized canopy trees or large-size columnar
trees. Intersections with Alphabet Streets are
marked by bulb-outs and large-sized canopy
trees. In order to reduce the scale of the streets
and create an intimate feeling for pedestrians,
the building side of the street has a 6-foot
building setback and a narrower than usual
5-foot sidewalk. On the park side of the street,

the sidewalk is wider at 7-foot 6-inches.

A single species of medium-sized or columnar
street trees should be used along the entire
length of Park Street, with the exception

of a second species of large size trees at the
intersections where bulb-outs are present.
Refer to the “Street Tree Master Plan” section

for a list of appropriate species.

313
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Public Right of Way
Item Dimension Notes
Right-of-Way (ROW) Width 61 feet -
Curb-to-Curb Pavement Width 36 feet -
Travel Lanes 11 feet two lanes, two-way
Parking Lanes 7 feet parallel, both sides
Bike Lanes - na
Walkways 7.5 feet on park side, 5 feet on development side sidewalk on both sides

Curbside Landscaping

6 feet (from the back of curb)

continuous planting strip on both sides

Typical Street Tree Spacing

20 feet on center

median size canopy tree or large size columner tree

Building Setback

6 feet

development side only
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Park Street (O p tion B) Park Street in Option B is a neighborhood

two-way street with parallel parking on both
sides. It is located west of and parallel to Front
Street. A continuous planting strip as well as
mid-sized canopy trees or large-size columnar
trees line both sides of the street. Intersections

at Alphabet Streets are marked by bulb-outs and
large-size canopy trees. On the development side
of the street, the 6-foot building setback brings
down the scale of the streets to create an intimate

feeling for pedestrians.

A single species of medium-sized or columnar
street trees should be used along the entire length
of Park Street, with the exception of a second
species of large size trees at the intersections
where bulb-outs are present. Refer to the “Street
B ' ) ™~ Tree Master Plan” section for a list of appropriate

: — species.

Ri
Y Streg =

Park Street

Front Street

W Street
V Street
U Street
Tstreet
S Street
R Street
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PLANTING PLANTIN BUILDING
WALK |STRIP |PARKING|  LANE LANE PARKINGSTRIP | WALK |SETBACK
re" |66 | 70" | 110" | 11-0" | 70" | 6-6"| 7-6" | 80" |
14-0" 36'-0" 140"
Q“DF
Public Right of Way

Item Dimension Notes o

Right-of-Way (ROW) Width 64 feet - a

Curb-to-Curb Pavement Width 36 feet - 2

Travel Lanes 11 feet two lanes, two-way !}

Parking Lanes 7 feet parallel, both sides Jz>

Bike Lanes - na JU>

Walkways 7.5 feet sidewalk on both sides g

Curbside Landscaping 6 feet (from the back of curb) continuous planting strip on both sides w

Typical Street Tree Spacing 20 feet on center median size canopy tree or large size columner tree

Building Setback 8 feet both sides
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Riverfront Lane

W Street
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V Street

Reservoir Street

U Street

Park Street

Front Street

Tstreet

Ri
Y Streg 3

S Street

R Street

DRAFT
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Riverfront Lane in Option A provides both
emergency truck access and pedestrian access to
the Promenade and riverfront at the southwest
corner of the project area. Motorized vehicle
circulation is prohibited. The Riverfront Lane
extends U and V Streets to the railroad right-of-
way, and connects U and V Streets parallel to the
eastern edge of this right-of-way, which is also
parallel to the Sacramento River. The design and
materials of the lane surface gives it a pedestrian-

and residential-oriented character.

The portion that runs parallel to the river is
divided into two 5 feet side strips with textured
paving pattern and a 10 feet center strip with
smoother paving materials. Flowering trees on
both sides and amenities such as benches and
street lights also help to bring the scale down and
make the lane more pedestrian friendly. On the
development side of the lane, buildings are set
back 8 feet. On the river side of the lane, there
is a 35-foot planting zone between Riverfront
Lane and the railroad right-of-way. Pedestrians
are buffered from the railroad right-of-way by a

planting zone and allee of trees.

The same species of large size trees at the
intersection on U and V Streets should be used
on the two segments of Riverfront Lane that
extend U and V Streets. Refer to the “Street Tree
Master Plan” section for a list of appropriate

species.

SACRAMENTO DOCKS AREA SPECIFIC PLAN
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Public Right of Way i
Item Dimension Notes
Right-of-Way (ROW) Width 55 feet - o
Curb-to-Curb Pavement Width 20 feet - 12
Travel Lanes 20 feet fire access lane, 10’ grassed cellular paving + 10" walk 2
Parking Lanes - - !"
Bike Lanes - : JZ>
Walkways 10 feet sidewalk JU>
Curbside Landscaping 3
wn
Residential side - opportunity for planting in private R.O.W.
Railroad ROW side 35 feet continuous planting strip buffer
Typical Street Tree Spacing 30 feet on center large size canopy tree
Building Setback 8 feet east side of street
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Signage

Wayfinding

A wayfinding system for the Docks Area

should be developed to serve both the needs of
visitors as well as local residents and workers.
Directional signage and maps in the public realm
should reinforce desired circulation patterns

and encourage connectivity with the City of
Sacramento. The system should be coordinated
with existing and future wayfinding developed

for the Central City.

The wayfinding system for the Docks Area
should:

*  Direct vehicle pedestrians, bicycle riders and
drivers into, around and out of the Docks
Area.

*  Provide directional and information signs
that are attractive, clear and consistent in
theme, location and design.

* Identify key destinations and facilities, e.g.
parks and opens space areas including the
Sacramento River Parkway, transit routes and
stops, public parking, etc.

URBAN DESIGN: PUBLIC REALM

December 15, 2009

*  Be coordinated and integrated with
wayfinding for the Sacramento River
Parkway.

*  Be co-located with other streetscape
furniture (e.g light standards, transit shelters)
where possible to reduce visual clutter in the
public realm.

Kiosks

Kiosks in the public realm provide an
opportunity for both wayfinding and displaying
information for pedestrians, and should be
located in prominent locations. Typical displays
include a map of the district, directories, other
way-finding graphics, public announcements,

etc.
Kiosk guidelines:
¢ Place information kiosks near but outside of

main pedestrian paths/sidewalks.

*  Kiosks should have their own lighting source
or be near a lighting source.

* A maintenance plan should be prepared
prior to installation.

SACRAMENTO DOCKS AREA SPECIFIC PLAN



Sacramento Docks Area Specific Plan December 15, 2009

Planning & Design

Wallace Roberts & Todd, LLC
1328 Mission Street, Fourth Floor
San Francisco, CA 94103

t. 415.575.4722

f. 415.436.9837
www.wrtdesign.com

320



Sacramento Docks Area Specific Pla]n_ December 15, 2009
Sacramento Docks Area Specific Plan

Attachment 6 Resolution for Financing Plan
RESOLUTION NO. 2009-

Adopted by the Sacramento City Council

ADOPTING THE FINANCING PLAN
FOR THE SACRAMENTO DOCKS AREA SPECIFIC PLAN
LOCATED GENERALLY SOUTH AND EAST OF THE SACRAMENTO RIVER,
NORTH AND WEST OF I-5 AND INTERSTATE 50 (P08-058)

BACKGROUND

A. On November 12, 2009, the Planning Commission conducted a public hearing,
and forwarded to the City Council its recommendation of approval on the
Sacramento Docks Area Specific Plan project the Sacramento Docks Area
Financing Plan.

B. On December 15, 2009, the City Council conducted a public hearing, for which
notice was given pursuant to Sacramento City Code sections 17.204.020(C),
17.208.020(C) and 17.200.010(C)(2)(a), (b), and (c)(publication, posting, and
mail 500’), and received and considered evidence concerning the Sacramento
Docks Area Specific Plan project and the Sacramento Docks Area Financing
Plan.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1. Based on the verbal and documentary evidence received at the hearing
on the Sacramento Docks Area Specific Plan and the Sacramento Docks
Area Financing Plan, the City Council finds that adoption of the
Sacramento Docks Area Financing Plan would achieve the following:

A. Implement the City’s General Plan goal to provide infrastructure for
indentified redevelopment areas.

B. Establish a program of implementation measures, including
regulations, programs, public works projects and financing measures
for funding the backbone infrastructure and public facilities required to
implement the Sacramento Docks Area Specific Plan, including
identifying existing and potential future development impact fees,
public financing mechanisms, and federal, state and local funding
programs.

C. Identify the development timing for implementation of the backbone

infrastructure and public facilities improvements needed for the
implementation of the Sacramento Docks Area Specific Plan.
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D. Establish the policy framework for future financing of the required
backbone infrastructure and public facilities improvements needed to
implement the Sacramento Docks Area Specific Plan.

Section 2. The City Council hereby adopts the Sacramento Docks Area Financing

Plan.

Table of Contents:

Exhibit 6A — Sacramento Docks Financing Plan
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Exhibit 6A Sacramento Docks Financing Plan

Final Draft Report

Docks Area Specific Plan
Finance Plan

Prepared for;

City of Sacramento

Prepared by:

Economic & Planning Systems, Inc.

November 23, 2009

Economic & Flanning Systems, Inc.
2150 River Plaza Drive, Suite 400
Sacramento, CA 95833-3883
916 649 8010 tel
916 649 2070 fax
EPS #18476
Berkeley
Sacramento
Denver

WWW.epsys.com
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1. [INTRODUCTION AND SUMMARY

This Finance Plan offers a strategy to finance the infrastructure and public facilities required to
serve the Docks Area Specific Plan (Docks Area or Project). The Docks Area was identified as an
opportunity site for infill development by the City of Sacramento (City)’s 2003 Riverfront Master
Plan. Located adjacent to the Sacramento River, the Project is a planned 29.3-acre infill
redevelopment area. Preliminary redevelopment concepts for the site were approved by the City
Council in 2007 and envision development of a high-density, mixed use infill neighborhood
comprising housing, office, and retail land uses, as well as recreational amenities, including parks
and open space and a riverfront parkway/promenade. The City subsequently commenced
preparation of the Specific Plan document to provide a comprehensive vision, goals, policies, and
development standards for the Docks Area.

Development concepts for the Docks Area, however, are constrained by the location of the
Pioneer Reservoir, which currently occupies approximately 15 percent of the Docks Area
developable acreage. Map 1 shows the location of the Docks Area and the Pioneer Reservoir.
As part of the Docks Area entitlement process, the City has been evaluating the potential for
relocating the reservoir or, alternatively, rehabilitating the existing reservoir to correct structural
deficiencies and facilitate the development of a “green-roof” park on top of the existing facility.

This Finance Plan is thus a companion document to the Pioneer Reservoir Finance Plan, which
was adopted by the City Council on November 3, 2009. The Pioneer Reservoir Finance Plan
evaluated the feasibility of various Pioneer Reservoir alternatives considering the costs
associated with each alternative as compared to the revenues available to fund the relocation or
rehabilitation costs. Based on this evaluation, the Pioneer Reservoir Finance Plan recommends
that the City rehabilitate the existing Pioneer Reservoir to accommodate construction of a green-
roof park on top of the existing facility. Based on the availability of funds to complete the
rehabilitation costs, the Pioneer Reservoir Finance Plan further recommends that the City
implement the associated structural improvements, as well as the park facilities, on a phased
implementation basis according to the availability of funds. At the November 3, 2009, City
Council meeting, the City accepted this recommendation.

Funding for Docks Area infrastructure and utilities will likely overlap with and compete for
revenue sources with the Pioneer Reservoir rehabilitation. This Finance Plan takes into
consideration competitive uses for these funding sources and offers one possible strategy to use
the available financial resources to achieve both completion of the Pioneer Reservoir
improvements and Docks Area development viability. A solution to the Pioneer Reservoir is
preferred for Docks Area development to proceed, and funding sources and financing
mechanisms necessary to complete the Pioneer Reservoir are contingent on Docks Area
development.

Given the current real estate and credit market conditions, the availability of funding and ability
of municipalities to issue debt is constrained. Because of these conditions, it is uncertain
precisely when Docks Area development will proceed. Real estate market conditions are,
however, expected to improve and stabilize over time, thereby improving the viability of Docks
Area development. The objective of this Finance Plan is to provide a financing framework that

Economic & Planning Systems, Inc. 1 P:\18000\18476 Sacramento Docks Public Facilities Financing Plan\Reports\18476 report2.doc 326
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Map 1
Location of Docks Area and Pioneer Reservoir

Docks Area and Pioneer Reservoir
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facilitates the requisite infrastructure and utility improvements needed for Docks Area
development to proceed when market and economic conditions permit.

Implementation of the Project, as well as the Finance Plan, will require several City actions to
position this area for development, which are summarized in the implementation section of this
document. As implementation of the financing strategy framework set forth herein proceeds, the
elements of the financing strategy will need to be reevaluated based on economic and market
conditions at that time.

Land Use

Based on the adopted Pioneer Reservoir rehabilitation alternative, this Finance Plan is based on
the Docks Area Land Use Option B, which assumes siting of the Docks Park facility on top of the
rehabilitated Pioneer Reservoir. The Docks Area land use plan for Option B permits the
construction of 1,000 residential units and 243,300 nonresidential square feet, including 200,000
square feet of office and 43,300 square feet of retail.

Infrastructure, Utility, and Public Facility Costs

The infrastructure, utility, and public facility requirements detailed in this Finance Plan are based
on the Draft Docks Area Specific Plan document prepared by Wallace Roberts and Todd/Solomon
E.T.C. (WRT) and are further detailed in that document. According to the Docks Area Specific
Plan document, buildout of the Project will require the following infrastructure, utility, and public
facility, improvements:

e Water

e Sewer

e Storm Drain

° Roads

e Engineered Fill
e Electric

e Communication
e Parks

The Project will also fund its share of off-site school facilities. The Project contribution to school
facilities will be funded through the payment of school impact fees. Total infrastructure, utility,
and public facility costs, including the payment of school impact fees, are thus estimated to total
$22.5 million at buildout of the Project, as detailed in Table 1.

Overview of the Financing Strategy

The infrastructure, utilities, and public facilities required for development to proceed in the Docks
Area will be funded through a combination of public and private financing. Fees (i.e., City,
County, Special District, or Plan Area fees) will be used to fund required facilities when possible.
The City and Special Districts serving the Project have established development impact fee
programs to fund the school and park facilities.

Economic & Planning Systems, Inc. 3 P:\18000\18476 Sacramento Docks Public Facilities Financing Plan\Reports\18476 report2.doc 328
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Table 1
Docks Area Specific Plan Financing Plan

Docks Area Utility, Infrastructure, and Public Facilities Cost Summary (20083%)

December 15, 2009

DRAFT

Land Use Option B

Item Phase 1 Phase 2 Phase 3 Phase F [1] Total
Utility and Infrastructure Costs
Water Supply System $265,189 $174,036 $109,870 $93,694 $642,789
Sewer System $242,572 $151,579 $70,139 $33,847 $498,137
Storm Drainage System $503,363 $292,735 $308,753 $217,460 $1,322,310
Electrical Power System $454,702 $442,897 $183,740 $117,287 $1,198,625
Communication System $544,588 $257,365 $125,441 $104,271 $1,031,665
Natural Gas System $280,514 $179,119 $2,299,151 $76,892 $2,835,676
Roads $732,249 $695,543 $934,805 $221,187 $2,583,784
Engineered Fill $1,633,445 $1,418,819 $273,912 $181,803 $3,507,979
Subtotal Utility and Infrastructure Costs $4,656,622 $3,612,093 $4,305,812 $1,046,441 $13,620,967
Public Facilities
Parks [2] $3,800,000 $1,000,000 $700,000 $100,000 $5,600,000
Schools $1,261,652 $1,172,558 $776,376 $84,420 $3,295,006
Subtotal Public Facilities $5,061,652 $2,172,558 $1,476,376 $184,420 $8,895,006
Total Costs $9,718,274 $5,784,651 $5,782,188 $1,230,861 $22,515,973
"B_costs"

Source: Sacramento Docks Area Draft Specific Plan, January 2008.

[1] Comprising 200,000 square feet of office and 1,000 square feet of retail development, the Specific Plan identifies this phase as Phase F
to denote that it is a flexible phase that could proceed at any time. The cost estimates identify it as Phase 4. For consistency, the

Financing Plan identifies it as Phase F.

[2] Preliminary assignment of park cost by phase. The assignment of cost will be determined as revised engineering analysis and park
design efforts are reevaluated and redesigned to comport with the phasing of the underlying structural improvements

Prepared by EPS 11/5/2009
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The remainder of the infrastructure, utilities, and public facilities will be funded by a combination
of developer funding, Mello-Roos Community Facilities District (CFD) financing, and tax-
increment financing. Developer funding will be used to the extent that anticipated achievable
market prices can support site infrastructure, utilities, and public facility costs.

CFD bond financing will likely be needed to help fund those items required during the early years
of development, as well as at other strategic times when developer revenues from the Project
are not able to timely fund the necessary facilities required for new development. However, debt
financing will be limited to prudent levels and shall be consistent with State and City guidelines.
Tax-increment financing will be used to the extent necessary to facilitate development feasibility
and will fund a portion of the infrastructure and utility installation costs.

It is expected that costs will change over time; therefore, each funding mechanism should
include a method for adjusting the amount of funding to reflect current costs at the time of
construction. At any stage, smaller subareas may develop, depending on the financing capacity
of the area, development plans, and market conditions.

Financing Methods

Financing methods may include those detailed below.

City Impact Fees

The City has adopted a set of development impact fees to finance capital improvements. Future
updates to the City fees may include certain improvements in the Project. Most of the
infrastructure required to serve the Project is subdivision in-tract infrastructure and therefore
would not be funded by existing City impact fees. Park facilities serving the Project, however,
are citywide amenities that will be funded through the City’s Central City Planning Area Park
Impact Fee.

School District Impact Fees

The various school districts have established fees, in accordance with State regulations, to be
used to construct school facilities. School impact fees are collected by the City before the
issuance of a building permit and are forwarded to the applicable school districts.

Mello-Roos CFD

A CFD may be established to help fund the construction or acquisition of infrastructure and
facilities in the Project. The 1982 Mello-Roos Community Facilities Act enables cities and other
entities to establish a CFD to fund various facilities and services by levying an annual special
maximum tax on land within the CFD boundaries. The proceeds from a CFD bond sale can be
used for direct funding of improvements, to acquire facilities constructed by the developer, to
reimburse developers for advance funding of improvements, or to prepay certain development
fees. The annual maximum special tax can be used toward bond debt service or to build or
reimburse for infrastructure as needed. The proceeds of the Mello-Roos special tax can be used
for direct funding of facilities or to service bond debt.
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Tax-Increment Funding

For redevelopment areas, tax-increment funding may be available to fund the construction of
infrastructure and public facilities serving the site. Tax-increment revenue is the property tax
increment derived from assessed value growth over the base assessed value at the time the
redevelopment project area is formed. After mandatory housing and other pass-through set-
asides, the remaining tax-increment revenues are available to subsidize a development project’s
public infrastructure and other eligible improvements.

Tax-increment revenues may be expended annually on a pay-as-you-go basis as the revenues
are realized, or the Redevelopment Agency could sell tax allocation revenue bonds. If bonds are
sold, annual tax-increment revenues are used to service debt on the bonds. The advantage of
bonds is that it enables the redevelopment project area to leverage current and future tax-
increment revenues to obtain funds (in the form of bond proceeds) to construct or acquire
facilities.

Developer Private Funding

The master project developer will use a combination of cash, equity, or private debt financing to
construct infrastructure, utilities, and other public facilities not funded by other means.

Financing Summary

Table 2 shows the estimated $22.5 million in total site, infrastructure, utility, and public facilities
improvement costs at buildout of the Project and identifies the potential funding sources for each
facility:

e Docks Area Developer Private Funding and Tax-Increment Financing. A combination
of Project funding and tax-increment financing is anticipated to fund approximately
$10.3 million in site improvement, infrastructure, and public facility costs, as shown on
Table 2. Specific terms regarding the tax-increment financing to be used to fund Docks
Area improvements will be determined as development proceeds, considering the Project’s
capacity to fund infrastructure and available tax-increment revenues.

The requirements for developer funding and the use of tax-increment financing will be set
forth in the Disposition and Development Agreement (DDA) between the City and the
developer. Advance-funding requirements may be met by private developer funding or using
other citywide funding sources (e.g., tax increment generated by the Downtown
Redevelopment Area). Funding advanced by either source would be reimbursed from future
tax increment or CFD bond proceeds generated by the Project.

e Mello-Roos CFD Financing. Approximately $3.3 million in site infrastructure is expected to
be directly financed via a Mello-Roos CFD. Additional Mello-Roos CFD funding may be
available to fund infrastructure or other requirements (e.g., prepayment of development
impact fees or additional improvements to Pioneer Reservoir or the Docks Park).

e Development Impact Fees. The total $8.9 million cost of schools and park facilities are
expected to be funded by existing development impact fee programs.
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Table 2
Docks Area Specific Plan Financing Plan
Sources and Uses of Funding: Buildout (2008$)

December 15, 2009

DRAFT

Proposed Funding Sources

Total Docks Project
Costs (Incl. Tax Increment Mello-Roos Development Total
Improvement Type (Rounded) Financing ) [1] CFD [2] Impact Fees Other Funding
Infrastructure and Utility Costs
Water Supply System $640,000 $260,000 $380,000 - - $640,000
Sewer System $500,000 $240,000 $260,000 - - $500,000
Storm Drainage System $1,320,000 $500,000 $820,000 - - $1,320,000
Electrical Power System $1,200,000 $1,200,000 - - - $1,200,000
Communication System $1,030,000 $1,030,000 - - - $1,030,000
Natural Gas System $2,840,000 $2,840,000 - - - $2,840,000
Roads $2,580,000 $730,000 $1,850,000 - - $2,580,000
Engineered Fill [3] $3,510,000 $3,510,000 - - - $3,510,000
Subtotal Infrastructure and Utility Costs $13,620,000 $10,310,000 $3,310,000 $0 $0 $13,620,000
Public Facilities
Parks $5,600,000 - - $5,600,000 - $5,600,000
Schools [4] $3,300,000 - - $3,300,000 - $3,300,000
Subtotal Public Facilities $8,900,000 $0 $0 $8,900,000 $0 $8,900,000
Subtotal Infrastructure, Utility, and Facilities $22,520,000 $10,310,000 $3,310,000 $8,900,000 $0 $22,520,000

Source: Sacramento Docks Area Draft Specific Plan, January 2008 and EPS.

"sources_uses2"

[1] A combination of Project funding and Tax-Increment Financing is anticipated to fund approximately $10.3 million in infrastructure and utility costs. Specific
terms regarding the tax-increment financing to be used to fund Docks Area improvements will be determined as development proceeds considering the

Project’s capacity to fund infrastructure and available tax-increment revenues.

[2] Mello Roos CFD funding is equal to the cost of each improvement during Phases 2, 3 and F. Additional CFD revenue will be available later potentially for direct
funding of infrastructure, reimbursement to developer or City for infrastructure, park improvements (fee credits), prepayment of development impact fees, and
additional financing or ultimate funding for additional Pioneer Reservoir improvements.

[3] Engineered fill for public facilities may be reimbursable via Mello Roos CFD Financing.

[4] Assumes costs are equal to project-generated fee revenue.
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These costs are preliminary estimates that will be updated as the financing strategy is
implemented.

Implementation and Updates

Implementation of the financing strategy would require several steps to ensure infrastructure
and utilities are constructed as necessary to serve development in the Docks Area. Several
actions by various parties need to be taken to implement the strategies outlined in this financing
strategy. The implementation measures will occur over a period of time, with some measures
requiring immediate attention, while others may require action several years from now.

Chapter 6 details the actions that are required to implement the financing strategy for the
recommended alternative.

This Finance Plan will need to be periodically updated to account for changes in economic
conditions, land use, cost information, or funding sources. Because funding sources for Project
infrastructure, utilities, and public facilities overlap with those required to fund Pioneer Reservoir
improvements, the financing structure for the Pioneer Reservoir improvements will impact the
financing strategy for the Docks Area infrastructure, utilities, and improvements.

Development Feasibility

Real estate pro formas test the financial feasibility of private-sector development when given
certain land uses and development costs and revenues. As discussed in more detail later in this
report, EPS used a static pro forma modeling methodology to arrive at the residual land value for
the Project. The feasibility analysis examines the residual land value for two parking scenarios.
Scenario 1 is the base case scenario, which assumes full office structured parking as presented in
the Docks Area Specific Plan document. The feasibility analysis shows that this scenario
generated a negative residual land value. Scenario 2 assumes a reduction of 50 percent for the
office structured parking, which produced a positive residual land value. In addition to the
potential parking requirement adjustments analyzed in Scenario 2, the analysis of both scenarios
assumed public participation in the form of tax-increment revenue and possible land write
downs.

Organization of Report
This report is divided into seven chapters including this Introduction and Summary:
e Chapter 2 describes the land use assumptions for the Docks Area used in this report.

e Chapter 3 details the infrastructure and utility improvements required to serve the project
area.

e Chapter 4 describes the funding sources available to fund the infrastructure and utility
improvements.

e Chapter 5 describes the park improvements required for Docks Area development and offers
a detailed financing strategy to fund those improvements.
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e Chapter 6 describes how this Finance Plan will be implemented.

e Chapter 7 describes a financial feasibility analysis to assess the burden of the required
infrastructure, utility, and park improvements on the proposed Docks Area development.

In addition, the following appendices are provided in this report:

e Appendix A: Tax-Increment Financing—Detailed Calculations

e Appendix B: Mello-Roos CFD Bonding Capacity—Detailed Calculations
e Appendix C: Development Impact Fee Revenues

e Appendix D: Land Use Assumptions

e Appendix E: Residual Land Value Analysis
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2. Docks AREA LAND USE AND DEVELOPMENT PLAN

The Docks Area is a planned 29.3-acre redevelopment area located in the City, bounded by the
Sacramento River to the west, Interstate 5 (I-5) to the east, and US Highway 50 to the south.

Docks Area Land Use Options

The Docks Area Specific Plan document sets forth two separate land use options, Land Use
Option A (Option A) and Land Use Option B (Option B), which vary based on whether Pioneer
Reservoir is relocated or rehabilitated on site.

e Option A: The Pioneer Reservoir will be moved off site.

e Option B: The Pioneer Reservoir will be rehabilitated at its current site and capped to
accommodate a green-roof park on top.

Through the Pioneer Reservoir Finance Plan process, EPS and the City determined that Option B
was the more viable alternative, primarily based on the prohibitive costs associated with the
relocation of the Pioneer Reservoir. Furthermore, preliminary development feasibility analysis
indicated that Option B is also more viable from a development feasibility perspective. This
Finance Plan therefore analyzes Option B.

Option B

Depicted in Map 2, Option B assumes the Pioneer Reservoir will stay at its current location in the
southern end of the site, and it will be incorporated into the design of the Docks Park. Option B
has 1,000 residential units and 243,300 nonresidential square feet, including 200,000 square
feet of office and 43,300 square feet of retail. As mentioned above, based on preliminary
feasibility analysis, this land use alternative is more viable and therefore provides the basis for
this Finance Plan. Table 3 summarizes the land uses for Option B. Table D-1 in Appendix D
provides detailed land use information for Option B.

The Docks Area Specific Plan document identifies the phasing plan for development of the
project. The project is designed to be developed in four phases from north to south: Phase 1,
Phase 2, Phase 3, and Phase F. Phase F includes the office land use and is a flexible phase that
may be implemented at any time. The following is the phasing plan for Option B, detailed in
Tables D-2 and D-3 in Appendix D:

e Phase 1 includes 390 residential units and 40,800 square feet of retail.

e Phase 2 includes 364 residential units and 1,500 square feet of retail.

e Phase 3 includes 246 residential units.

e Phase F includes 200,000 square feet of office and 1,000 square feet of retail.
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Table 3
Docks Area Specific Plan Land Use Summary

Land Use

Land Use Option B
Residential

Townhouse 35

Lowrise Flat (includes 10 loft units) 443

Highrise Flat 522

Total Residential 1,000
Nonresidential

Office 200,000

Retall 43,300

Total Nonresidential 243,300
Developable Acreage 9.41
Park and Open Space Acres 9.74
Total Acreage 19.15

"lu_summ"

Source: Draft Docks Area Specific Plan (January 2008).

Land Use Option A2

Land Use Option A2, which is not analyzed in this Finance Plan for the reasons stated above,
would relocate the reservoir off site and allow for the Docks Park to be centrally located. Under
this option, the Docks Park is a 2.53-acre riverfront facility in the center of the site, and the land
use plan presents a greater developable land opportunity (13.30 acres). Land Use Option A2 has
1,155 residential units and 540,500 nonresidential square feet, including 500,000 square feet of
office and 40,500 square feet of retail.
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3. INFRASTRUCTURE, UTILITIES, AND PUBLIC FACILITY
IMPROVEMENTS AND COSTS

Reader’s Note: Costs are preliminary and are subject to future revisions.

This chapter discusses all infrastructure, utilities, and public facility improvements required for
Project development and summarizes the estimated costs (in 2008%) associated with each
improvement type. The infrastructure, utility, and public facility requirements summarized in
this chapter are based on the Draft Docks Area Specific Plan document prepared by WRT and are
further detailed in that document. According to the Docks Area Specific Plan document, buildout
of the Project will require the following infrastructure, utility, and public facility improvements:

e Water

e Sewer

e Storm Drain

e Roads

e Engineered Fill
e Electric

e Communication
e Parks

All infrastructure, utility, and public facility improvements and associated cost estimates
described in this chapter are based on Option B and the associated demand generated by that
land use configuration. Table 1 in Chapter 1 details the infrastructure, utility, and public
facility costs by phase of Docks Area development.

Infrastructure

The infrastructure, utility, and public facility requirements discussed below are set forth in the
Draft Docks Area Specific Plan document dated January 2008. Improvement cost estimates were
completed by WRT as part of the Docks Area Specific Plan document, and are therefore reported
in 2008 dollars.

Additional infrastructure improvements will be required by environmental mitigation measures
set forth in the Project Environmental Impact Report (EIR). Cost estimates for these facilities
are not available at this time. As mitigation measures are finalized and cost estimates
determined, this Finance Plan should be updated to reflect those improvements.

Water

The City Department of Utilities will provide water service to the Project. Water demand for
drinking, household use, fire suppression, landscaping, commercial, and industrial use generated
by the Project will require installation of conveyance facilities to serve the Project. Water system
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improvements will be installed in the street grid. Under the Option B land use scenario and
associated street layout, installation of 8-inch and 12-inch water mains will be required to serve
the Project.

The required water facilities will connect to the existing water supply system via the existing
12-inch water main installed in Front Street. The Project water system will also connect to the
proposed water main to be installed along the proposed Docks Promenade Project. Option B
water system improvements are estimated to cost approximately $640,000.

Sanitary Sewer

Sanitary sewer improvements for the Project will connect to the City’s Combined Sewer System
(CSS) but will be installed as a separate system in accordance with the City’s design guidelines
for new sanitary system improvements. Option B generates demand for the following sanitary
sewer system improvements:

e Construction of new 18-inch sewer main along Front Street.

e Construction of new 12-inch sub-mains along interior streets (R, S, T, U, V, W, Park, and
River Streets).

New sub-mains will connect to the 18-inch main along Front Street. Total sanitary sewer system
improvements required to serve the Project are estimated to cost approximately $500,000.

Storm Drain

The Docks Area Specific Plan document sets forth the following goals for stormwater
management in the Project:

1. Reduce the rate and quantity of stormwater runoff from the site.
2. Naturally treat stormwater runoff on site and reduce the load on the municipal sewer system.
3. Capture, filter, and potentially store and reuse stormwater as irrigation.

Docks Area site design features, including vegetated roofs, bioswales, rain gardens, stormwater
detention zones, and optional oversized pipes to provide in-line storage, are intended to further
the Project stormwater management objectives.

Similar to the sanitary sewer system improvements, the proposed Docks Area storm drain
system will be separate from the Docks Area sewer system in accordance with City design
standards for new drainage facilities and will connect to the City’s CSS via Sump 1/1A. Proposed
storm drain system improvements include the construction of 30-inch and 12-inch diameter
storm drain pipe lines.

The storm drain pipe facilities installed in the street facilities will include drain inlets, rain
gardens, bioswales, detention zones, and optional in-line detention structures. Excluding the
optional oversized pipes to provide stormwater detention and storage, the estimated costs for
stormwater system improvements to serve the Project total approximately $1.3 million.

Economic & Planning Systems, Inc. 14 P:\18000\18476 Sacramento Docks Public Facilities Financing Plan\Reports\18476 report2.doc 339



Sacramento Docks Area Specific Plan Docks Area Specific PI86¢RRete19ar009
Final Draft Report November 23, 2009

Street Improvements

Buildout of the Project will require construction of a new street network to connect to the
downtown grid street system as well as improvements to existing access streets. The Specific
Plan document estimated the cost for internal, onsite street improvements, which are included in
the Finance Plan cost estimates and discussed below. Additional offsite improvements will also
be required to satisfy mitigation measures set forth in the EIR. Because these offsite mitigation
measures and the associated cost estimates are preliminary, these costs are discussed in this
section, but are not included in the Finance Plan infrastructure cost estimates. As mitigation
measures and the associated cost estimates are finalized, this Finance Plan should be updated to
reflect the costs associated with the offsite improvements.

Internal Street Improvements

Street improvements for Option B include the following facilities:

e Front Street. Front Street is a north-south collector facility providing both north and south
access to the Project. Front Street will be upgraded to accommodate bicycle and pedestrian
traffic generated by Project development.

e River Street. Running parallel to the Docks Riverfront Promenade, River Street will be a
local street facility providing one travel lane in each direction.

e Alphabet Streets. Referringto R, S, T, U, V, and W Streets, the alphabet streets provide
east-west local circulation.

e S Street. Similar to the alphabet streets, S Street is a local facility but also allows for
connection to underground parking facilities.

e Park Street. Park Street will provide north-south local circulation on the eastern side of the
Project, adjacent to the proposed Docks Park to be located on top of Pioneer Reservoir.

Local and collector street improvements for the Docks Area are estimated to cost a total of
$2.6 million through buildout of the project. These costs are included in the street improvement
cost estimates presented in Table 1 in Chapter 1.

EIR Mitigation Measures

As a result of development in the Docks area, offsite street improvements will also be required to
mitigate circulation impacts determined through the Project EIR. The EIR identifies construction
of additional traffic signals is necessary at two intersections as mitigation measures for Project
development. As noted earlier, the infrastructure cost estimates included in this version of the
Finance Plan does not yet include these costs. Subsequent to the approval of the Project EIR,
the Finance Plan should be updated to include these costs, as well as other environmental
mitigation measures that may be required.

The City’s Department of Transportation shall monitor the density of the development and when
conditions warrant, as determine by the City’s Traffic Engineer, traffic signals shall be
constructed at the locations listed on the following page.
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e Construct a traffic signal at the intersection of 3rd and Broadway (Mitigation Measure 5.9-
l1a).

e Construct a traffic signal at the NB I-5 off ramp at Broadway (Mitigation Measure 5.9-8a)

The preliminary cost for constructing the signals is estimated to approximate $811,500.
Construction of these signals will be funded by the project developer. If there are multiple
developers within the Project Area, each developer shall pay a proportionate share of the cost to
construct these signals prior to the issuance of each building permit. When the City’s Traffic
Engineer determines that the signal(s) are warranted, SHRA and/or the developer(s) shall install,
or fund the installation of, the signals as required by the Mitigation Monitoring Plan. The party or
parties funding the installation of the signal(s) would then be reimbursed according to the
policies set forth in the Finance Plan. These improvements may also be funded through the
proposed CFD.

Engineered Fill

The Project will require the use of engineered fill to correct for differences in elevation along the
street system and ensure that buildings and facilities located adjacent to the levee are on the
same elevation as the proposed Riverfront Promenade. Specifically, under Option B, engineered
fill between the levee and Pioneer Reservoir will be placed to allow construction of the Docks
Park on top of the reservoir. In addition, engineered fill will be placed and compacted before the
construction of the new street grid connecting to Front Street. Engineered fill costs are
estimated to total $3.5 million.

Utilities
Electric

Electric service to the project will be provided by the Sacramento Municipal Utility District
(SMUD). Based on the estimated electrical load demand generated by buildout of Option B,
SMUD estimates that existing electrical transmission and distribution systems will be sufficient,
and installation of new major facilities will not be required. Required electric system
improvements include new underground electrical conduit and cable installed in the street
system. Electric system improvement costs are estimated to total $1.2 million.

Telecommunication

The infrastructure plan set forth in the Docks Area Specific Plan document defines the
telecommunication system as including phone lines, high-speed internet, fiber optics, and cable
TV. Improvements to the existing telecommunication system include undergrounding existing
above-ground lines, as well as installing 4-inch conduit bank to be located inR, S, T, U, V, W,
Front, River, and Park Streets, as well as individual building connections.

Telecommunication improvements for the Project are estimated to total $1.0 million at buildout.
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Natural Gas

Pacific Gas & Electric Company (PG&E) estimates that the existing natural gas infrastructure and
supply system is sufficiently sized to serve Docks Area development. Extension of existing
distribution facilities will be necessary to extend service to the Project. The improvements are
estimated to include these:

e Reconstruction or relocation of two 16-inch transmission lines between the Sacramento River
levee and the Pioneer Reservoir.

e Extension of existing 6-inch gas main located in Front Street.
e Construction of new 6-inch gas mains along R, S, T, V, River, and Park Streets.

e Construction of 2- to 4-inch service lines to serve individual buildings.

Costs to install the requisite natural gas system improvements are estimated to total
approximately $2.8 million.

Public Facilities

Schools

The Project will be served by the Sacramento City Unified School District (SCUSD). As identified
in Table 4, the Project is expected to generate approximately 80 students. It is assumed that
these students will be absorbed into existing SCUSD school facilities. New elementary, middle,
and high school facilities are not required as a result of demand generated by Docks Area
development. School facility cost estimates in this Finance Plan are therefore based on the
school development impact fee revenue generated by the Project, which is discussed further in
Chapter 4.

Parks

Under Option B, the Docks Park facility will be an 8.18-acre site located on the top of the existing
Pioneer Reservoir.

Located adjacent and designed to facilitate connectivity to the Riverfront Promenade, the Docks
Park will serve the Docks Area, the larger Central City community, and the region. As discussed
in further detail in Chapter 5, the Docks Park will be subject to additional analysis and redesign
efforts to comport with the phased implementation of Pioneer Reservoir structural
improvements, set forth in the Pioneer Reservoir Finance Plan. Discussed in further detail in
Chapter 5, the total estimated costs to construct the Docks Park total $5.6 million.
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DRAFT

Table 4
Docks Area Specific Plan Financing Plan
Project Students Generated (2008$)

It Remaining
em Formula Phase 1 Phases Total
Residential Units
Detached - - -
Attached 390 610 1,000
Total Units A 390 610 1,000
Students
Absorbed in Existing Schools [1] B=A*0.0795 32 49 80

"schools"
Sources: Sacramento City USD, Ca. Dept. of Ed., Office of Public School Construction, and EPS.

[1] Based on student generation rates (SGR) from Sacramento City USD Master Plan 2006-2015. SGR for detached
units is 0.3180 and for attached units is 0.0795. All Docks Area units assumed to be attached.
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4. INFRASTRUCTURE, UTILITY, AND SCHOOLS
FINANCING STRATEGY

This chapter outlines the proposed Docks Area financing strategy and describes how a
combination of private and public funding sources will be used to fund the $13.6 million of
infrastructure and utilities required to serve the Project. Funding for the Project’s share of
backbone infrastructure and school facilities is also discussed. The financing strategy and
funding sources for park facility improvements are discussed in the following chapter.

Financing Strategy at Buildout

Backbone Infrastructure

Infrastructure improvements required to serve the Project consist of subdivision or in-tract
infrastructure and utilities, which serve the Project only and are not included in existing City
development impact fees funding backbone infrastructure improvements. Project infrastructure
will, however, tie into the City’s existing backbone infrastructure grid for roads, water, drainage,
and sewer. The circulation, conveyance, and transmission functions of the City’s backbone
infrastructure grid will serve the Docks Area development, and as such, the Project will
contribute its proportionate share in backbone infrastructure improvement costs through
payment of the appropriate development impact fees. These costs are not included in the $22.5
million in Docks infrastructure, utilities and public facility costs. Detailed in Appendix C, the
Project will fund its proportionate share of backbone infrastructure through payment of the
following existing development impact fees:

e Major Street Construction Fund

e City Water Development Fee

e City Sewer Development Fee

e City CSS Development Fee

e Sacramento Regional County Sanitation District Development Fee

On-Site Infrastructure and Utilities

As shown on Table 5, the $13.6 million in on-site infrastructure and utilities would be funded
through a combination of public and private funding sources. Sources of funding for these
improvement costs include the following sources and financing mechanisms:

e Project Funding
e Tax-Increment Financing
e Mello-Roos CFD

Each of these funding sources and financing mechanisms is described in further detail below.

Docks Area Developer Private Funding and Tax-Increment Financing

A combination of Project funding and tax-increment financing is anticipated to fund
approximately $10.3 million in infrastructure and utility costs. Specific terms regarding the tax-
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Table 5
Docks Area Specific Plan Financing Plan
Sources and Uses of Funding: Buildout (2008$)

December 15, 2009

DRAFT

Proposed Funding Sources

Total Docks Project
Costs (Incl. Tax Increment Mello-Roos Development Total
Improvement Type (Rounded) Financing ) [1] CFD [2] Impact Fees Other Funding
Infrastructure and Utility Costs
Water Supply System $640,000 $260,000 $380,000 - - $640,000
Sewer System $500,000 $240,000 $260,000 - - $500,000
Storm Drainage System $1,320,000 $500,000 $820,000 - - $1,320,000
Electrical Power System $1,200,000 $1,200,000 - - - $1,200,000
Communication System $1,030,000 $1,030,000 - - - $1,030,000
Natural Gas System $2,840,000 $2,840,000 - - - $2,840,000
Roads $2,580,000 $730,000 $1,850,000 - - $2,580,000
Engineered Fill [3] $3,510,000 $3,510,000 - - - $3,510,000
Subtotal Infrastructure and Utility Costs $13,620,000 $10,310,000 $3,310,000 $0 $0 $13,620,000
Public Facilities
Parks $5,600,000 - - $5,600,000 - $5,600,000
Schools [4] $3,300,000 - - $3,300,000 - $3,300,000
Subtotal Public Facilities $8,900,000 $0 $0 $8,900,000 $0 $8,900,000
Subtotal Infrastructure, Utility, and Facilities $22,520,000 $10,310,000 $3,310,000 $8,900,000 $0 $22,520,000

Source: Sacramento Docks Area Draft Specific Plan, January 2008 and EPS.

"sources_uses2"

[1] A combination of Project funding and Tax-Increment Financing is anticipated to fund approximately $10.3 million in infrastructure and utility costs. Specific
terms regarding the tax-increment financing to be used to fund Docks Area improvements will be determined as development proceeds considering the

Project’s capacity to fund infrastructure and available tax-increment revenues.

[2] Mello Roos CFD funding is equal to the cost of each improvement during Phases 2, 3 and F. Additional CFD revenue will be available later potentially for direct
funding of infrastructure, reimbursement to developer or City for infrastructure, park improvements (fee credits), prepayment of development impact fees, and
additional financing or ultimate funding for additional Pioneer Reservoir improvements.

[3] Engineered fill for public facilities may be reimbursable via Mello Roos CFD Financing.

[4] Assumes costs are equal to project-generated fee revenue.
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increment financing to be used to fund Docks Area improvements will be determined as
development proceeds, considering the Project’s capacity to fund infrastructure and available
tax-increment revenues.

The requirements for developer funding and the use of tax-increment financing will be set forth
in the DDA between the City and the developer. Advance-funding requirements may be met by
private developer funding or using other citywide funding sources. Funding advanced by either
source would be reimbursed from future tax-increment or CFD bond proceeds generated by the
Project.

Docks Area Developer Private Funding

The in-tract infrastructure and utility installation costs required for Docks Area development
reflect site improvements that are typically funded by the Project developer via revenues
generated by the sale of the Project residential and nonresidential products. A development
project’s capacity to fund infrastructure and utilities while still achieving appropriate investment
returns is contingent on the actual rents and sale prices achieved compared to the construction
and other costs associated with Project development.

EPS conducted an initial static financial feasibility analysis (discussed in detail in Chapter 7) that
preliminarily indicates the Project may have the capacity to fund a portion of the Docks Area in-
tract infrastructure and utility installation costs under certain development cost scenarios.
Further real estate pro forma analysis will be required to determine the amount of infrastructure
and utility costs that could be funded by the Project without detriment to project financial
feasibility.

Before commencement of each phase of development, the City and the Project developer will
review the Project’s capacity to fund the infrastructure and site improvement costs necessary to
serve the Project or if other sources of funding are necessary to achieve Project feasibility and
appropriate investment returns. This review will consider the market conditions (achievable
rents and sale prices), as well as the development cost environment at the time that each phase
commences. Conditions for financial responsibility for construction of infrastructure and utilities,
including conditions under which the City will provide additional subsidies for infrastructure
construction, should be set forth in the DDA between the City and the Project developer.

Tax-Increment Funding—Docks Area

For redevelopment areas, tax-increment funding may be available to fund construction of
infrastructure and public facilities serving the site. Tax-increment revenue is the property tax
increment derived from assessed value growth over the base assessed value at the time the
redevelopment project area is formed. After mandatory housing and other pass-through set-
asides, the remaining tax-increment revenues are available to subsidize a development project’s
public infrastructure and other eligible improvements.

Tax-increment revenues may be expended annually on a pay-as-you-go basis as the revenues
are realized, or the Redevelopment Agency could sell tax allocation revenue bonds. If bonds are
sold, annual tax-increment revenues are used to service debt on the bonds. The advantage of
bonds is that it enables the redevelopment project area to leverage current and future tax-
increment revenues to obtain funds (in the form of bond proceeds) to construct or acquire
facilities.
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Because the change in valuation must be reflected on the annual property tax roll before the
leverage of tax-increment financing, the availability of these funds is delayed for 1 to 3 years
after development project construction. Table 6 details the estimated tax-increment revenues
available after funding a portion of the Pioneer Reservoir improvements.

Mello-Roos CFD

The 1982 Mello-Roos Community Facilities Act enables cities, counties, special districts, and
school districts to establish CFDs and to levy special taxes to fund a wide variety of public
facilities and services. Proceeds of Mello-Roos special taxes can be used for direct funding,
acquisition, or to pay off bonds. One or more Mello-Roos CFDs may be formed over time to
finance the necessary infrastructure and public facilities.

Facilities acquired via a CFD must be publicly owned. As such, this Finance Plan assumes that
approximately $3.3 million in water, sewer, storm drain, and roads will be initially financed via a
Mello-Roos CFD.

As detailed in Table 6, approximately $9.4 million in CFD bond proceeds may be available after
funding a portion of the Pioneer Reservoir improvements. Because of the ability to levy this
special tax on undeveloped property, CFD bonds may be issued at the start of development for
each phase. After acquisition of the Docks Area infrastructure facilities, the remaining

$6.1 million in Docks Area CFD bond proceeds could be used for several purposes, including
these:

e Direct funding of infrastructure.

e Reimbursement to developer or City for infrastructure.

e Park improvements (fee credits).

e Advance funding of Docks Park improvements.

e Payment of development impact fees.

e Providing bridge financing or ultimate funding for additional Pioneer Reservoir improvements.

School Facilities

The SCUSD has established a development impact fee program, in accordance with State
regulations, to be used to construct school facilities. As discussed in the prior chapter, students
generated by the Project are anticipated to be absorbed into existing SCUSD school facilities.
Docks Area development will fund its proportionate share of school facilities via payment of the
SCUSD fee. As identified in Table 5, Docks Area development will pay approximately $3.3
million in school facility impact fees.

School impact fees are collected by the City before the issuance of a building permit and are
forwarded to the school district.
Cash Flow Considerations

Project-generated CFD and tax-increment revenues are assumed to provide the primary sources
of funding for Docks Area infrastructure and utility improvements, but the timing of revenue
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DRAFT

Table 6
Docks Area Specific Plan Financing Plan
Summary of Project-Generated Revenues

ltem Mello Roos CFD Tax Increment

Project-Generated Revenue [1] $17,000,000 $14,110,000
Less Estimated Amount Needed to Fund Pioneer Reservoir [2] ($7,600,000) ($5,270,000)
Remaining Available $9,400,000 $8,840,000

Uses for the Remaining Available Project-Generated Revenue [3]

Direct Funding of Infrastructure $3,300,000 X
Reimbursement to Developer or City for Infrastructure

Park Improvements (Fee Credits)

Advance Funding of Docks Park Improvements

Prepayment of Development Impact Fees

Additional Financing or Ultimate Funding for Additional Pioneer Reservoir Improvements

X X X X X

"prj_rev"

Source: EPS.

[1] See Table A-1 and Table B-1.

[2] Preliminary estimate based on the Pioneer Reservoir Specific Plan Financing Plan analysis.

[3] Subsequent to acquisition of the Docks Area infrastructure facilities, the remaining Docks Area CFD bond proceeds may be
used for several purposes, which are denoted accordingly.
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availability does not precisely comport with when the costs will be incurred. Leverage of tax-
increment revenues requires that the valuation increase from redevelopment is reflected on the
property tax rolls, which typically occurs 1 to 3 years after project construction.

Table 7 illustrates the timing of the requisite improvement costs, the associated timing of
available revenues, and the resulting near-term revenue shortfall. Docks Area improvement
costs associated with the first phase of development would total approximately $4.7 million.
Available revenues at the outset of Docks Area development would be generated by the following
sources:

e Docks Project/ Tax-Increment Financing. A combination of Docks Project funding and
tax increment revenue will fund a portion of the infrastructure and utility costs. As shown on
Table 7, approximately $1.7 million in Docks Project funding/ tax-increment revenue is
estimated to be available in Phase 1.

e CFD Revenues. CFD special taxes may be levied on undeveloped property, thereby
generating the availability of a portion of anticipated CFD bond proceeds at commencement
of Docks Area development. The CFD bond proceeds generated by Phase 1 of Docks Area
development are assumed to fund Pioneer Reservoir rehabilitation improvements. CFD bond
proceeds for Phase 1 are therefore not available for Docks Area infrastructure and utilities.

Considering the above-described available revenue sources, the resulting Project funding
shortfall for the first phase of Docks Area development totals approximately $3.0 million. Much
of this resulting shortfall can be remedied via the use of property tax-increment funding, and
CFD bond proceeds in future years. However, at the outset of Phase 1, the property tax roll
would not reflect the increase in property values from Phase 1 development and tax-increment
financing would not yet be available.

Given the delayed availability of property tax-increment revenues and the use of Phase 1 CFD
bond proceeds for Pioneer Reservoir rehabilitation improvements, this Finance Plan assumes that
developer or City advance funding will be required to advance fund a portion of Phase 1
improvements. This advance funding could then be reimbursed via revenues generated by
future phases of development.
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Table 7
Docks Area Specific Plan Financing Plan

Infrastructure & Utilities Cash Flow Summary by Phase (2008%)

December 15, 2009

DRAFT

Land Use Option B

Total
Item Formula Phase 1 Phase 2 Phase 3 Phase F (Rounded)
Beginning Balance A $0 $0 $0 $0 $0
Costs
Docks Area Infrastructure & Utilities $4,700,000 $3,600,000 $4,300,000 $1,000,000 $13,600,000
Subtotal Costs B $4,700,000 $3,600,000 $4,300,000 $1,000,000 $13,600,000
Revenues
Docks Project (Including Tax Increment Financing) [1] C $1,700,000 $1,500,000 $4,500,000 $2,600,000 $10,300,000
CFD Bond Proceeds [2] D $0 $3,300,000 $0 $0 $3,300,000
Subtotal Revenues E=C+D $1,700,000 $4,800,000 $4,500,000 $2,600,000 $13,600,000
Subtotal Surplus/(Shortfall) - Rounded F=A+E-B ($3,000,000) $1,200,000 $200,000 $1,600,000 $0
Advance Funding G $3,000,000 $0 $0 $0 $3,000,000
Reimbursement of Advance Funding H $0 ($1,200,000) ($200,000) ($1,600,000) ($3,000,000)
Net Surplus/ (Shortfall) I=F+G+H $0 $0 $0 $0 $0
"cf_summ"

[1] Reflects infrastructure costs funded through sale of Docks Area residential and nonresidential development as well as the use of tax increment financing as tax increment revenues are

available.

[2] Phase 1 CFD Bond Proceeds assumed to fund Pioneer Reservoir rehabilitation improvements.
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5. Docks PARK DEVELOPMENT COSTS AND
FINANCING STRATEGY

Under Option B, approximately 8.2 acres of park land are provided as part of Project
development. Located on top of the existing Pioneer Reservoir, the Docks Park facility will be an
8.2-acre site serving both the Docks Area and the larger Central City community as part of the
regional Riverfront Promenade. The Docks Park will be a riverfront park that will serve as the
focus of the surrounding neighborhoods and as a key component of the planned Riverfront
Promenade.

Park Land Service Standards

The City’s current Park and Recreation Master Plan sets a service level standard of 5 acres of
neighborhood and community parks per 1,000 residents. New development projects may meet
this service level standard through provision of park land or payment of an in-lieu fee (Quimby
in-lieu), or a combination of land dedication and in-lieu fee payment. Table 8 summarizes the
park acreage requirements associated with Docks Area development, based on park acreage per-
unit factors provided by the City Parks and Recreation Department. These park acreage
requirements are compared to the park acres provided to determine if the Docks Area
development meets the City’s park acreage service level standard.

As identified in Table 8, Docks Area park land provided totals 8.2 acres, while the acreage
required according to the City’s service level standard is approximately 8.8 acres. Docks Area
developers may be required to pay an in-lieu fee for the 0.6-acre shortfall, as estimated in Table
8. Because there are other park facilities immediately adjacent to the site (e.g. R Street Park
and Plaza, Riverfront Promenade) payment of the in-lieu fees may be subject to negotiation.

Docks Park Improvement Financing Strategy

The Docks Park facility was originally proposed to be a green-roof park facility sited on top of the
existing Pioneer Reservoir. The remainder of this chapter offers a detailed strategy to fund the
Docks Park improvement costs, taking into consideration Pioneer Reservoir structural
improvements required to increase the load-bearing capacity of the reservoir.

The Pioneer Reservoir Finance Plan offers a strategy to fund the structural improvements to the
reservoir that are necessary to accommodate construction of the Docks Park. The Pioneer
Reservoir Finance Plan does not, however, address the construction of the actual park
improvements. The financing strategy for the Docks Park improvements is detailed in this
chapter via a discussion of the following items:

¢ Summary of the recommended Pioneer Reservoir rehabilitation alternative.

¢ Initial park development cost estimates.

e Available Docks Park funding sources.

e Preliminary financing strategy to fund construction of Docks Park improvements paralleling
the requisite structural improvements to Pioneer Reservoir.
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Table 8
Docks Area Specific Plan Financing Plan

Quimby Park Acreage Requirements and In Lieu Fee Calculation

December 15, 2009

DRAFT

Land Use Option B

Quimby
In-lieu
Quimby Acres Acres Surplus/ Reimbursement/
Item Units Requirement Required Provided (Shortfall) (Fee Paid)
$250,000 per
Assumption Per Unit acre + 20%
Residential
Townhouse 35 0.0088 0.3
Lowrise Flat (includes 10 loft units) 443 0.0088 3.9
Highrise Flat 522 0.0088 4.6
Subtotal Residential 1,000 8.8 8.2 (0.6) ($186,000)
"quimby"

Source: City of Sacramento Parks and Recreation Private Development Requirements, October 2006.
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Recommended Pioneer Reservoir Rehabilitation

The Pioneer Reservoir Finance Plan recommends that the City implement a phased approach to
improving Pioneer Reservoir to accommodate construction of a redesigned version of the
originally contemplated Docks Park facility. The redesigned park would incorporate lighter load
bearing activities and therefore could reduce structural improvements requirements for certain
areas of the roof. As revenues are available, additional structural improvements could be
completed to facilitate enhancements to the redesigned Docks Park facility that may ultimately
fulfill the original Docks Park design concept.

The City would implement the structural roof rehabilitation improvements necessary to
accommodate construction of a green-roof park on a phased basis according to the following
conceptual improvement phases:

e Phase 1 Improvements—Targeted Load-Bearing Improvements. Docks Area
development requires, at a minimum, that the Pioneer Reservoir be aesthetically neutralized
to facilitate adjacent development and provide a recreational amenity to the Project. To
achieve this goal, Phase 1 Pioneer Reservoir improvements would be designed to
accommodate a redesigned Docks Park facility featuring more hardscaped areas and areas
dedicated to lighter activity requiring less load-bearing capacity than that required by areas
with full soil and landscape loads. Informed by additional engineering analysis and park
design efforts, a portion of the reservoir roof could be rehabilitated to accommodate fully
landscaped park improvements, but the remaining areas would be designed to facilitate
lighter load-generating activities.

Phase 1 of Pioneer Reservoir improvements would therefore include structural improvements
to the reservoir roof targeted towards certain sections to create adequate support for soil and
landscape loads in those targeted sections. This would permit construction of landscaped
park improvements on the portion of the roof that has been fully rehabilitated. The other
areas of the roof would require some structural rehabilitation and would be designed and
improved to accommodate lighter activity, lesser loads, and appropriate aesthetic
improvements (e.g., hardscaping).

e Phase 2—Completion of the Docks Park. Phase 2 of Pioneer Reservoir improvements
would include the remaining structural improvements required to permit full loads on top of
the entire reservoir roof. The Phase 2 improvements would be designed to accomplish full
buildout of the Docks Park. Phase 2 improvements expanding and enhancing the park facility
accommodated by Phase 1 may be completed as revenues are identified and programmed.

The Pioneer Reservoir Finance Plan set forth a conceptual phasing scenario based on preliminary
engineering assessments that phasing of structural improvements is theoretically viable. Further
engineering analysis and design would be required to determine the precise manner in which the
structural improvements would be phased and which areas of the reservoir would be able to
accommodate full landscape loads and activities versus those necessitating lighter load-
generating activities. As discussed below, this additional engineering and design work would be
completed in concert with Docks Park design efforts.
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Preliminary Docks Park Development Costs

WRT estimated the costs associated with the Docks Park development under Option B, assuming
the park is located on top of the Pioneer Reservoir. As identified in the Draft Docks Area Specific
Plan document, the originally contemplated Option B Docks Park was estimated to cost a total of
approximately $5.6 million, as show on Table 9. These costs are preliminary and are expected
to change as a result of park redesign effort discussed below and necessitated by the phased
implementation of Pioneer Reservoir structural improvements. This estimate is used as a
placeholder park improvement cost for purposes of this Finance Plan.

Given the proposed phased nature of Pioneer Reservoir structural improvements, the Docks Park
design concept would require reevaluation and redesign to comport with phasing of the
underlying structural improvements. Programming of recreational amenities would be
determined and sited based on where the reservoir roof is improved to accommodate high load-
bearing activities versus where lighter load-bearing activities are necessary.

The Docks Park redesign process should be conducted as an iterative process, both responding
to and shaping Pioneer Reservoir structural improvement plans. Park design and structural
engineering efforts must be a coordinated and parallel process, which will be largely driven by
the availability of funds for both structural and park improvements. The remainder of this
chapter discusses the sources and cash flow of funds available for Docks Park improvements.
Financing of Pioneer Reservoir structural improvements is detailed in the Pioneer Reservoir
Finance Plan.

Docks Park Funding Sources

Docks Park improvements will primarily be funded by revenue generated by Central City Planning
Area park fee revenue. Other revenue sources may also be used, as discussed further below.

Central City Planning Area Park Fee Revenues

All new residential, retail, office, and industrial construction in the City must pay the City’s park
development impact fee to finance development of park and recreational facilities in the
Community Planning Area, in which the Project is located. Docks Park improvements will be
funded primarily by park development impact fee revenue generated by the Central City Planning
Area, in which the Project is located.

Park development impact fees collected in the Central City are considerably lower than other
parts of the City (projects that qualify for reduced park development impact fees include all
residential development and commercial development of 20,000 square feet or fewer); yet park
development costs in the Central City can be higher. Parks in the Central City may be smaller or
have a higher concentration of hardscape or amenities.
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DRAFT

Table 9
Docks Area Specific Plan Financing Plan Land Use Option B
Docks Park Improvement Costs (2008%)

Cost per Acres Total
Park Type Park Acre Provided Cost
Community Park [1] $686,339 8.18 $5,614,255
Total Parks (Rounded) 8.18 $5,600,000

"parks_costsB"
Source: Sacramento Docks Area Draft Specific Plan (2008), and EPS.

[1] Reflects park facility proposed under land use option B, which would be located
on top of Pioneer Reservoir. Park cost includes:

- Bonds - Landscape Maint.& Plant Establishment
- Project Commencement - Irrigation

- Demolition, Grading & Utilities - Storm Drain

- Hardscape - Utilities

- Furnishings - City Soft Cost

- Planting
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Docks Area Park Fee Revenue

As identified in Table 10, Docks Area development will generate approximately $2.9 million in
Central City Planning Area Park Fee revenue, which will be available to fund a portion of the
estimated $5.6 million Docks Park improvement costs.

Other Central City Planning Area Development

The Docks Park will be located adjacent to the Riverfront Promenade and will serve the entire
Central City Planning Area, as well as Docks Area development. Because construction of new
park facilities in the Central City Planning Area is somewhat constrained by the nature of infill
development, revenues generated by other Central City development projects may be available
to fund a portion of construction of the Docks Park.

This Finance Plan assumes that the remaining Docks Park development cost of approximately
$2.7 million will be funded by park fee revenue from other development in the Central City
Planning Area.

Other Funding Sources

If Central City Planning Area park fee revenues are unavailable to fund the remaining

$2.7 million in Docks Park development costs, the City will have to identify alternative sources of
funding. The funding sources detailed below may be available to fund all or a portion of the
remaining Docks Park development costs, but would be subject to constraints generated by
competition for the same funding sources to fund Pioneer Reservoir structural improvements.

Quimby In-Lieu Fee Revenue

Any residential land division in the City is subject to a requirement to dedicate park land, pay a
fee in-lieu of dedication, or a combination of the two. In the Central City, where land is at a
premium and there are no large plots of land remaining, it is more typical for the developer to
pay the in-lieu fee with some parkland dedication. The collected in-lieu funds may be pooled and
used for acquisition, improvement, or expansion of public parks. The City has a service level
goal of 5 acres of neighborhood and community parks for every 1,000 residents. The in-lieu fee
may not be used for regional facilities.

Statewide Park Development and Community Revitalization Program and Future Grant Program

Authorized by the passage of the Safe Drinking Water, Water Quality and Supply, Flood Control,
River and Coastal Protection Bond Act of 2006 (Proposition 84), the State of California
Department of Parks and Recreation administers a $368 million grant program to fund new park
construction. Cities and counties can apply for grants to fund the creation of new parks and new
recreation opportunities near underserved areas. A portion of the costs to complete Docks Park
improvements may be eligible for Proposition 84 monies (or future statewide park development
grant program authorization) to the extent that the funds will be used to facilitate park facility
construction (e.g., soil fill for a green-roof park or construction of other park amenities). In the
future, the state’s voters will likely approve additional funding for parks that may be available for
the Docks Park.
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Table 10
Docks Area Specific Plan Financing Plan
Parks Revenue Summary

December 15, 2

DRAFT

Land Use
ltem Reference Option B
Total Docks Area Specific Plan Park Fee Revenue (Rounded) Table C-6 $2,900,000
Docks Area Specific Plan Park Cost (Rounded) Table 9 ($5,600,000)

Docks Park Development Fee Surplus/ (Shortfall)
Central City Planning Area Park Fee Revenue
Other Revenue

Total

($2,700,000)
$2,700,000
TBD

$0

"park_rev_summ"
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Docks Area Developer Private Funding

The availability of Docks Area developer private funding may be limited by the Project’s capacity
to fund infrastructure and public facilities, as noted in the preceding chapter. The availability of
Docks Area developer private funding will be driven by achievable rents and sale prices at the
time of Project development and will be determined by more detailed real estate pro forma
analysis completed at that time.

Docks Park Cash Flow Analysis

Table 11 details the estimated timing of the approximately $5.6 million in Docks Park
development costs as it relates to the estimated timing of available revenues. The $5.6 million
park development cost is distributed over the Docks Area development phases according to each
phase’s proportionate share of Docks Park fee revenue generated. As identified, assuming the
availability of the $2.7 million in park fee revenue from other development in the Central City
Planning Area or grant funding, sufficient revenues are available to fund the park development
costs for each phase of development. The City will likely program actual park amenities based
on associated costs, the availability of funding, and as part of the coordinated park design and
structural engineering process discussed above.
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Table 11
Docks Area Specific Plan Financing Plan
Parks Cash Flow Summary by Phase (Rounded)

DRAFT

December 15, 2009

Total

Item Formula Phase 1 Phase 2 Phase 3 Phase F (Rounded)
Docks Area Park Improvement Cost [1] A $3,800,000 $1,000,000 $700,000 $100,000 $5,600,000
Revenues

Docks Area Park Fee Revenue B $1,100,000 $1,000,000 $700,000 $100,000 $2,900,000

Central City Planning Area Park Fee Revenue/

Other Funding [2] C $2,700,000 $0 $0 $0 $2,700,000

Subtotal Revenues D=B+C $3,800,000 $1,000,000 $700,000 $100,000 $5,600,000

Subtotal Surplus/(Shortfall) E=A-B $0 $0 $0 $0 N/A

are reevaluated and redesigned to comport with the phasing of the underlying structural improvements

[2] Timing of this revenue to be determined.

Prepared by EPS 11/5/2009

P:\18000\18476 Sacramento Docks Public Facilities Financing Plan\Models\18476 FP 2.xls

"park_cf_summ"
[1] Preliminary assignment of park cost by phase. The assignment of cost will be determined as revised engineering analysis and park design efforts

359



Sacramento Docks Area Specific Plan December 15, 2009

6. IMPLEMENTATION AND UPDATES

Implementation of the financing strategy would require several steps to ensure infrastructure
and utilities are constructed as necessary to serve development in the Docks Area. Several
actions by various parties need to be taken to implement the strategies outlined in this financing
strategy. The implementation measures will occur over a period of time with some measures
requiring immediate attention, while others may require action several years from now.

This chapter focuses primarily on implementation actions required for the Docks Area land use
option associated with the Pioneer Reservoir alternative approved by the City Council (Option B).
The City’s options with regard to relocating the reservoir or manner in which the improvements
would be phased, however, will remain flexible until actual demolition or construction
commences. If additional funds do become available to resolve funding shortfalls for an
alternative option, the general elements of this financing strategy and associated implementation
approach described below would remain relevant.

Modifications to the Financing Strategy

This Finance Plan will need to be periodically updated to account for changes in economic
conditions, land use, cost information, or funding sources. Because funding sources for Project
infrastructure, utilities, and public facilities overlap with those required to fund Pioneer Reservoir
improvements, the financing structure for the Pioneer Reservoir improvements will impact the
financing strategy for the Docks Area infrastructure, utilities, and improvements.

The financing strategy must be flexible enough to appropriately adjust to such changes.

Changes in the Finance Plan should be reevaluated in context of the overall financing strategy for
the Finance Plan to ensure that funding is available when needed. Significant changes in land
use, infrastructure projects, cost information, or funding sources for either the Pioneer Reservoir
or the Docks Area Finance Plans may necessitate the need for a revised financing strategy.
Possible changes are as follows:

e New or revised Docks Area land uses.
e New or revised Docks Area infrastructure projects.

e New cost information based on actual construction costs, updated engineering estimates, or
changes in the land use plan.

e New funding source data.
e Changes to the park design and associated cost changes.

e Inflation adjustments to cost and funding data.

Changes in the financing strategy could include both higher and lower cost and funding source
information than initially assumed. The costs and funding sources will also require annual
adjustments to reflect inflation costs because information contained in the financing strategy is
shown in 2008 dollars.
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/. FINANCIAL FEASIBILITY ANALYSIS

This chapter describes the results of a series of analyses conducted to test the financial feasibility
of development in the Docks Area. The financial feasibility of development in the Project Area
was assessed based on Option B and using a static pro forma model as described below. The
purpose of this analysis is to help the City evaluate the level of public subsidy that may be
required to make the Project viable.

Methodology

Real estate pro formas test the financial feasibility of private-sector development when given
certain land uses and development costs and revenues. EPS used a static pro forma modeling
methodology to arrive at the residual land value for the Docks Area. The residual land value is
the value of the land derived by subtracting the cost of development from the estimated market
value of that development. EPS assumes that the Project would not go forward until a recovery
in the overall real estate market. Assumed sales prices for Docks Area housing were based on
Gregory Group data, Sacramento Housing and Redevelopment Agency (SHRA) data, and EPS
assumptions and are intended to represent a stabilized housing market. Negative residual land
value is an indication that the Project will require changes in product types to lower costs and
increase market value or an infusion of public subsidies. The variables presented in this
feasibility analysis, including costs, financing, and income assumptions, are presented in
Appendix E.

Parking Scenario Analysis

Initial feasibility analysis indicated that costs associated with structured parking for the office
land use result in significant negative residual land values for the office land use and the Project
as a whole. EPS therefore analyzed two development cost scenarios to evaluate the impact of
reduced structured parking costs for the office land use category:

e Scenario 1 (Base Case): This scenario assumes full office structured parking as presented
in the Docks Area Specific Plan document. A parking garage is planned to support the office
towers in addition to subterranean parking. Office parking is provided at one space per
400 building square feet. The City has indicated that it anticipates each parking space will
cost approximately $35,000.

e Scenario 2 (Reduced Office Structured Parking): This scenario assumes the structured
parking cost for office development is reduced by 50 percent. A CalPERS parking lot is
located immediately adjacent to the office site, which may present an opportunity for the City
to negotiate a lease with CalPERS to utilize a portion of these spaces.

Residual Land Value Analysis Results

Table 12 presents the results of the residual land value analysis for each land use category and
scenario. Table 13 summarizes the residual land value on a per-unit and per-building-square-
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Table 12

Docks Area Specific Plan Financing Plan

Summary of Residual Land Value by Land Use Category [1]

December 15, 2009

DRAFT

Land Use Type

Scenario 1:
Base Case

Scenario 2:
Reduced Office
Structured Parking

Total Market Value [4]

(2]

$527,190,000

(2] [3]

$527,190,000

Residual Land Value

Residential [5]
Townhouse

Lowrise Flat (incl. 10 Loft Units)

Highrise Flat
Subtotal

Nonresidential
Office
Retail
Subtotal

Total Residual Land Value (Rounded)

$4,049,072
$7,539,221
$11,703,549
$23,291,842

($29,053,196)
$3,975,486
($25,077,709)

($1,800,000)

$4,049,072
$7,539,221
$11,703,549
$23,291,842

($15,946,085)
$3,975,486
($11,970,599)

$11,300,000

Residual Land Value as % of Market Value [6]

-0.34%

2.15%

Source: WRT, SHRA, and EPS.

"summ”

[1] Assumes $8,840,000 in tax increment financing available to offset infrastructure costs.

Results in reduced infrastructure and financing costs.

[2] Based on Land Use Option B in the Docks Area Specific Plan.
[3] Based on Land Use Option B in the Docks Area Specific Plan, assuming a 50% reduction in
office structured parking costs per City's indication that surface parking alternatives may

be available.

[4] Scenario 1 and Scenario 2 market values estimated in Table E-2 and Table E-6, respectively.
[5] Assumes all units are market rate. According to City staff, affordable housing

requirements will be fulfilled by setting aside 30% of the property tax increment.
[6] This analysis assumes that the developer does not incur land acquisition costs.

Prepared by EPS 11/5/2009

P:\18000\18476 Sacramento Docks Public Facilities Financing Plan\Models\18476 FP 2.xls

362



Sacramento Docks Area Specific Plan

Table 13
Docks Area Specific Plan Financing Plan
Summary of Residual Land Value per Unit/ Sq. Ft. [1]

December 15, 2009

DRAFT

Residual Land Value

Scenario 2:
Scenario 1: Reduced Office
Residential Land Use Base Case Structured Parking
[2] [2113]
Residential (Rounded) [4] per unit per unit
Townhouse $116,000 $116,000
Lowrise Flat (incl. 10 Loft Units) $17,000 $17,000
Highrise Flat $22,000 $22,000
Nonresidential per sq. ft. per sq. ft.
Office ($145) ($80)
Retail $92 $92
Residual Land Value as % of Market Value -0.34% 2.15%
"summ_unit"

[1]

(2]
3]

costs. Results in reduced infrastructure and financing costs.
Based on Land Use Option B in the Docks Area Specific Plan.

Assumes $8,840,000 in tax increment financing available to offset infrastructure

Based on Land Use Option B in the Docks Area Specific Plan, assuming a 50%

reduction in office structured parking costs per City's indication that surface parking

alternatives may be available.

[4]

Assumes all units are market rate. According to City staff, affordable housing

requirements will be fulfilled by setting aside 30% of the property tax increment.
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foot basis. The feasibility analysis examines the residual land value for the two parking
scenarios:

e Scenario 1: Scenario 1 results in a residual land value of negative $1.8 million. Based on
the assumptions employed in this analysis, Scenario 1 is not viable without adjustments or
public subsidies in addition to the public subsidies (tax increment revenue and land write
downs) already assumed as part of the residual land value analysis. The residential portion
of the Project appears feasible. The office development’s negative residual land value drives
the overall negative residual land value. The negative residual land value for office land uses
largely results from high parking costs—approximately $88 per building square foot for office
development.

e Scenario 2: Scenario 2 results in a residual land value of $11.3 million. While Scenario 2
office development still has a negative residual land value, as shown on Table 13, the
negative amount per building square foot is less than Scenario 1, thereby generating an
overall positive residual land value for the Project, indicating that the Project may be feasible
under this development cost scenario.

Data Assumptions

Appendix E presents a comprehensive list of the assumptions used in the feasibility calculation.

Land Use and Absorption

As stated above, the feasibility analysis is based on Option B. The static pro forma presented is
a point-in-time calculation, which assumes 100 percent of product sale. Assumptions are made
as to construction periods to account for financing costs, and contingencies are built in to help
account for lags in sales or construction glitches. Rate of absorption, however, is not considered
in this form of analysis.

Costs

e Land: The residual land value calculation does not include the cost of land or entitlements,
assuming that the City transfers the land to the private developer at no cost. The terms of
the land transaction between the City and the private developer are not yet determined.
Land acquisition costs incurred by the private developer will affect the outcome of this
analysis.

e On-Site Improvements: On-site improvement costs are based on the costs provided in the
Docks Area Specific Plan document for infrastructure and utilities. EPS distributed the total
cost across all Project square footage to estimate a per-square-foot cost (see Table E-7).

No infrastructure costs are assumed to be creditable against City/County fees. This analysis
assumes the cost for parks and schools will be covered by development fee revenue.

e Construction Cost: EPS estimated vertical construction costs based on other developer pro
formas, a review of R.S. Means’ estimates, and assumed unit sizes. Table E-8 provides
back-up data for those assumptions.
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e Parking Costs: The City has indicated that it anticipates that each parking space will cost
approximately $35,000. To distribute this cost, EPS segregated the parking spaces
attributed to residential development (Docks Area Specific Plan document, p. 3-15) from the
parking attributed to office development. There was no parking assigned to retail land uses.
Residential spaces average 1.4 spaces per unit, and office parking is provided at one space
per 400 building square feet.

e Building Fees: EPS calculated the building fees that would be associated with each land use
prototype. The back-up data for those estimates is provided in Appendix C.

e Other Indirect Costs: Other indirect cost assumptions are derived from EPS’s experience
with other, similar projects.

Income

Income for the Project will be generated from the sale of residential and nonresidential land
uses:

e Residential: Tables E-9 through E-11 provide back-up data for EPS’s base pricing
assumptions. EPS accessed Gregory Group data on new development sales in Downtown
Sacramento (see Table E-9). In addition, data provided to EPS by SHRA is included.
According to SHRA, these figures came from the Project developer. EPS’s base residential
price assumption is in line with these developer/SHRA estimates for townhomes and lowrise
residential. It is important to note that this analysis does not incorporate any price-restricted
units.

e Nonresidential: Tables E-10 and E-11 present resale valuation data for office buildings
and retail establishments. Nonresidential property derives its value from the operating
revenue paid by tenants. Stable tenants with long-term leases increase a property’s value.
The actual value of the nonresidential portions of the Project will depend on the dynamics of
office and retail markets and the developer’s ability to attract stable tenants.

Public Participation

The Project is a City-led development effort designed to further the City’s goals of redeveloping
the Sacramento Riverfront. The City has solicited a developer and is in the process of
negotiating DDA terms.

Development of the Project will proceed as a public/private partnership. As such, the City
intends to make significant investments in the Project in the form of tax-increment financing and
potentially other mechanisms as necessary.

This feasibility analysis assumed that tax-increment revenue will offset a significant portion of
infrastructure and site improvement costs. Other avenues to improve Project viability are also
considered (i.e., reduced structured parking, land write downs). The City and the Project
developer will work to define the terms of public participation in the Project as negotiation of the
DDA proceeds and further real estate feasibility analysis in completed.
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Mechanisms to Improve Project Feasibility

Below is a summary of mechanisms available for the City to improve the financial feasibility of
new development in the Docks Area. As stated previously, the feasibility analysis computed
herein assumes several of the mechanisms identified below:

e General improvements: Improve the overall image of the Docks Area through streetscape
improvements, signage, parking improvements, and an overall marketing strategy. By
providing improvements and a marketing strategy, rents for the immediate area may
increase, thereby improving Project feasibility.

e Off-site parking construction or relaxed parking regulations: The City could provide
off-site parking for the Docks Area, such as a central parking facility in the Docks Area or
nearby, thus allowing development to dedicate more land to building purposes while reducing
costs to provide parking. Alternatively, the City could reduce parking standards for mixed
use development to reduce costs and improve Project feasibility. Often, mixed use product
reduces vehicle trips, thereby reducing the overall need for parking. The City could also
explore surface parking alternatives that might be available. Scenario 2 assumes that
surface parking alternatives may be available.

e Infrastructure fee credits or reductions: The City could reduce the infrastructure fee
burden for development, thus reducing overall development costs.

e Direct investment in the Project: The City could invest directly in the Project to improve
project feasibility.
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Docks Area Specific Plan Financing Plan
Tax Allocation Bond Calculations

December 15, 2009

DRAFT

Land Use Option B

Bond Bond Bond Bond
Item Formula Issue #1 Issue #2 Issue #3 Issue #4 Total
Project Phase Phase 1 Phase 2 Phase 3 Phase F
Assumptions
Term (years) A 17 15 10 8
Coverage B 1.25 1.25 1.25 1.25
Interest Rate c 6% 6% 6% 6%
New Tax Increment Revenue Available [1] D = Table B-3 $710,544 $659,637 $709,856 $200,232
Annual Payment E $568,435 $527,710 $567,885 $160,185
Bond Size F =PV(C,A,-E) $5,955,639 $5,125,248 $4,179,681 $994,718
Less: Reserve for Future Delinquencies G=-E ($568,435) ($527,710) ($567,885) ($160,185)
Less: Issuance Costs (2%) H=F*2% ($119,113) ($102,505) ($83,594) ($19,894)
Estimated Tax Allocation Bond Proceeds I=F+G+H $5,268,092 $4,495,034 $3,528,203 $814,638 $14,105,966
Estimated Tax Allocation Bond Proceeds (Rounded) $5,270,000 $4,500,000 $3,530,000 $810,000 $14,110,000
"bonding"

Source: SHRA and EPS.

[1] Tax increment revenue available in that given year, less the revenue applied to previous bonds issued.
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Docks Area Specific Plan Financing Plan
Tax Increment Revenue Projections

December 15, 2009

DRAFT

Land Use Option B

Tax Less: Other Agency Pass-Thru Payments [4]
Increment Less Redevelopment Plan Years Tax Increment
Bond Assessed Gross Tax Less: Housing Housing Set FY 12/13to End FY 12/13to End  FY 27/28 to End Net Tax Available
Fiscal Year [1] Issue Value Increment [2] Set Aside [3] Aside (14%) (16.8%) (11.2%) Admin. (2%) Increment For Bond Sale
Base Assessed Value $0 $0  $640,169,032 [5]

FY 12/13 $57,690,000 $576,900 ($173,070) $403,830 ($80,766) ($96,919) ($8,077) $218,068
FY 13/14 $116,533,800 $1,165,338 ($349,601) $815,737 ($163,147) ($195,777) ($16,315) $440,498

FY 14/15 Bond Issue #1 $187,974,476 $1,879,745 ($563,923) $1,315,821 ($263,164) ($315,797) ($26,316) $710,544 $710,544
FY 15/16 $274,159,966 $2,741,600 ($822,480) $1,919,120 ($383,824) ($460,589) ($38,382) $1,036,325

FY 16/17 Bond Issue #2 $362,481,665 $3,624,817 ($1,087,445) $2,537,372 ($507,474) ($608,969) ($50,747) $1,370,181 $659,637
FY 17/18 $398,497,298 $3,984,973 ($1,195,492) $2,789,481 ($557,896) ($669,475) ($55,790) $1,506,320
FY 18/19 $435,233,244 $4,352,332 ($1,305,700) $3,046,633 ($609,327) ($731,192) ($60,933) $1,645,182
FY 19/20 $472,703,909 $4,727,039 ($1,418,112) $3,308,927 ($661,785) ($794,143) ($66,179) $1,786,821
FY 20/21 $509,937,987 $5,099,380 ($1,529,814) $3,569,566 ($713,913) ($856,696) ($71,391) $1,927,566

FY 21/22 Bond Issue #3 $550,274,247 $5,502,742 ($1,650,823) $3,851,920 ($770,384) ($924,461) ($77,038) $2,080,037 $709,856
FY 22/23 $591,417,232 $5,914,172 ($1,774,252) $4,139,921 ($827,984) ($993,581) ($82,798) $2,235,557

FY 23/24 Bond Issue #4 $603,245,576 $6,032,456 ($1,809,737) $4,222,719 ($844,544) ($1,013,453) ($84,454) $2,280,268 $200,232
FY 24/25 $615,310,488 $6,153,105 ($1,845,931) $4,307,173 ($861,435) ($1,033,722) ($86,143) $2,325,874
FY 25/26 $627,616,698 $6,276,167 ($1,882,850) $4,393,317 ($878,663) ($1,054,396) ($87,866) $2,372,391
FY 26/27 $640,169,032 $6,401,690 ($1,920,507) $4,481,183 ($896,237) ($1,075,484) ($89,624) $2,419,839
FY 27/28 $652,972,412 $6,529,724 ($1,958,917) $4,570,807 ($914,161) ($1,096,994) ($14,340) ($91,416) $2,453,896
FY 28/29 $666,031,861 $6,660,319 ($1,998,096) $4,662,223 ($932,445) ($1,118,934) ($28,966) ($93,244) $2,488,634
FY 29/30 $679,352,498 $6,793,525 ($2,038,057) $4,755,467 ($951,093) ($1,141,312) ($43,885) ($95,109) $2,524,067
FY 30/31 $692,939,548 $6,929,395 ($2,078,819) $4,850,577 ($970,115) ($1,164,138) ($59,103) ($97,012) $2,560,209
Total n/a $91,345,000 ($27,404,000) $63,942,000 ($12,788,000) ($15,346,000) ($146,000) ($1,279,000) $34,382,000

"ti_2pct"

Source: Draft Docks Area Specific Plan (January 2008) and SHRA.

[1] Timing of development is assumed for analytical purposes. If the timing of development changes or is delayed, the tax increment revenue generated may vary.
[2] Gross Tax Increment is 1% of the difference between assessed values in current and base years.

[3] Housing Set Aside is 30% of the Gross Tax Increment.

[4] Other Agency Pass-Thru Payments are calculated using Gross Tax Increment and the appropriate Base Assessed Value as determined by SHRA.

[5] Base assessed value calculated based on prior year assessed value (FY 26/27).
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Table A-3
Docks Area Specific Plan Financing Plan Land Use Option B
Assessed Value

New Residential Development [1] New Commercial Dev. [1] New Total
Fiscal Beginning Annual 2% Lowrise Highrise Development Assessed
Phase Year [2] AV Growth Townhouse Flat Flat Retail Office Subtotal Value
Formula A B=A*2% c D E F G H=C+D+E+F+G I=A+B+H
FY 11/12 NA NA $0 $0 $0 $0 $0 $0 $0
Phase 1 FY 12/13 $0 $0 $2,372,000 $26,724,000 $28,594,000 $0 $0 $57,690,000 $57,690,000
FY 13/14 $57,690,000 $1,153,800 $2,372,000 $26,724,000 $28,594,000 $0 $0 $57,690,000 $116,533,800
FY 14/15 $116,533,800 $2,330,676 $2,965,000 $26,331,000 $28,594,000 $11,220,000 $0 $69,110,000 $187,974,476
Phase 2 FY 15/16 $187,974,476 $3,759,490 $6,523,000 $33,012,000 $42,891,000 $0 $0 $82,426,000 $274,159,966
FY 16/17 $274,159,966 $5,483,199 $6,523,000 $33,012,000 $42,891,000 $412,500 $0 $82,838,500 $362,481,665
Phase 3 FY 17/18 $362,481,665 $7,249,633 $0 $7,074,000 $21,692,000 $0 $0 $28,766,000 $398,497,298
FY 18/19 $398,497,298 $7,969,946 $0 $7,074,000 $21,692,000 $0 $0 $28,766,000 $435,233,244
FY 19/20 $435,233,244 $8,704,665 $0 $7,074,000 $21,692,000 $0 $0 $28,766,000 $472,703,909
FY 20/21 $472,703,909 $9,454,078 $0 $7,074,000 $20,706,000 $0 $0 $27,780,000 $509,937,987
Phase F FY 21/22 $509,937,987 $10,198,760 $0 $0 $0 $137,500 $30,000,000 $30,137,500 $550,274,247
FY 22/23 $550,274,247 $11,005,485 $0 $0 $0 $137,500 $30,000,000 $30,137,500 $591,417,232
FY 23/24 $591,417,232 $11,828,345 $0 $0 $0 $0 $0 $0 $603,245,576
FY 24/25 $603,245,576 $12,064,912 $0 $0 $0 $0 $0 $0 $615,310,488
FY 25/26 $615,310,488 $12,306,210 $0 $0 $0 $0 $0 $0 $627,616,698
FY 26/27 $627,616,698 $12,552,334 $0 $0 $0 $0 $0 $0 $640,169,032
FY 27/28 $640,169,032 $12,803,381 $0 $0 $0 $0 $0 $0 $652,972,412
FY 28/29 $652,972,412 $13,059,448 $0 $0 $0 $0 $0 $0 $666,031,861
FY 29/30 $666,031,861 $13,320,637 $0 $0 $0 $0 $0 $0 $679,352,498
FY 30/31 $679,352,498 $13,587,050 $0 $0 $0 $0 $0 $0 $692,939,548
Total $168,832,048 $20,755,000 $174,099,000 $257,346,000 $11,907,500 $60,000,000 $524,107,500
"av_2pct"

Source: Draft Docks Area Specific Plan (January 2008).

[1] Assumes that development will be put on tax roll one year after start of construction. See Table D-4 for absorption assumptions.
[2] Timing of development is assumed for analytical purposes. If the timing of development changes or is delayed, the tax increment revenue generated may vary.
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Table B-1
Docks Area Specific Plan Financing Plan
Estimated CFD Bond Sizing at Buildout [1]

Assumptions/ Estimated
Item Reference Bond Size
Assumptions [2]
Interest Rate 6.00%
Term (bonds could be for 25 or 30 years) 30 years
Annual Tax Escalation 2.00%
Maximum Special Taxes Available for Debt Service
Estimated Annual Maximum Special Taxes Table B-3 $1,457,300
Less Estimated Administration Costs 4% ($58,000)
Less Delinquency Coverage 10% ($146,000)
Adjustment for Rounding ($3,300)
Estimated Maximum Special Taxes
Available for Debt Service (Rounded) $1,250,000
Bond Size
Total Bond Size $17,206,000
Adjustment for Rounding ($6,000)
Total Bond Size (Rounded) $17,200,000
Increase for Annual Tax Escalation [3] 20% $3,440,000
Total Bond Size (Rounded) $20,640,000
Estimated Bond Proceeds
Rounded Bond Size $20,640,000
Less Capitalized Interest [4] 18 months ($1,858,000)
Less Bond Reserve Fund 1 year debt service ($1,250,000)
Less Issuance Cost 5% ($1,032,000)
Estimated Bond Proceeds (Rounded) $17,000,000
"est_bond"

Source: EPS

[1] Assumes Land Use Option B.

[2] Estimated bond sizing based on conservative assumptions. The interest rate will be determined at the
time of bond sale; the bond term could term could be 25 to 30 years or more. This analysis assumes

30 years.

[3] Assumes special taxes are escalated 2.0% annually for 30 years, which is assumed to increase

total Bond Size by approximately 20%.

[4] Dependent upon developer and county preference on the length of time for capitalized interest.
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CFD Bond Proceeds by Phase
(Land Use Option B)

Table B-2
Docks Area Specific Plan Financing Plan
Estimated CFD Bond Proceeds by Phase (Rounded)

Residential Development Commercial Development
Lowrise Flat Highrise
Item Townhouse  (incl. 10 Lofts) Flat Subtotal Retail Office Subtotal Total
Per Unit Per Sa. Ft.
Bond Proceeds per Unit/ Sq. Ft. $18,700 $14,000 $14,000 $12.00 $12.00
Phase 1
Block 1 $0 $0 $0 $0 $0 $0 $0 $0
Block 2 $0 $1,050,000 $0 $1,050,000 $245,000 $0 $245,000 $1,295,000
Block 3 $243,000 $1,792,000 $2,436,000 $4,471,000 $231,000 $0 $231,000 $4,702,000
Subtotal Phase 1 $243,000 $2,842,000 $2,436,000 $5,521,000 $476,000 $0 $476,000 $5,997,000
Phase 2
Block 4 $149,000 $1,400,000 $0 $1,549,000 $17,000 $0 $17,000 $1,566,000
Block 5 $261,000 $952,000 $2,436,000 $3,649,000 $0 $0 $0 $3,649,000
Subtotal Phase 2 $410,000 $2,352,000 $2,436,000 $5,198,000 $17,000 $0 $17,000 $5,215,000
Phase 3
Block 6 $0 $0 $0 $0 $0 $0 $0 $0
Block 7 $0 $1,008,000 $2,436,000 $3,444,000 $0 $0 $0 $3,444,000
Subtotal Phase 3 $0 $1,008,000 $2,436,000 $3,444,000 $0 $0 $0 $3,444,000
Phase F
Block 8 $0 $0 $0 $0 $12,000 $2,333,000 $2,345,000 $2,345,000
Block 9 $0 $0 $0 $0 $0 $0 $0 $0
Subtotal Phase F $0 $0 $0 $0 $12,000 $2,333,000 $2,345,000 $2,345,000
Total $653,000 $6,202,000 $7,308,000 $14,163,000 $505,000 $2,333,000 $2,838,000 $17,001,000
Total (Rounded) $17,000,000
"bond_phase"
Source: City of Sacramento, Draft Docks Area Specific Plan (January 2008), and EPS.
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Table B-3
Docks Area Specific Plan Financing Plan
Estimated Bond Proceeds per Unit and Nonresidential Acre at Buildout (2009%)

Land Use Option B

Preliminary Infrastructure Bond Proceeds
Units/ Infrastructure Maximum Special Tax Total Bonds Per Unit/Acre
Iltem Sq. Ft. [1] Tax Rate [2] Total % of Total Amount Per Unit/Acre Amount Per Unit/Acre (Rounded)
Formula A B C=AxB D = C/$1,457,300 E =D x total bond F=E/A G =D x bond H=GI/A | = H Rounded
proceeds
Residential Units Per Unit Per Unit Per Unit
Townhouse 35 $1,600 $56,000 3.8% $793,138 $22,661 $653,263 $18,665 $18,700
Lowrise Flat 443 $1,200 $531,600 36.5% $7,529,146 $16,996 $6,201,331 $13,998 $14,000
Highrise Flat 522 $1,200 $626,400 43.0% $8,871,815 $16,996 $7,307,212 $13,998 $14,000
Subtotal 1,000 $1,214,000 83.3% $17,194,099 $14,161,806
Nonresidential Saq. Ft. Per Sq. Ft. Per Sq. Ft. Per Sq. Ft.
Commercial 200,000 $1.00 $200,000 13.7% $2,832,636 $14.16 $2,333,082 $11.67 $12.00
Office 43,300 $1.00 $43,300 3.0% $613,266 $14.16 $505,112 $11.67 $12.00
Subtotal 243,300 $243,300 16.7% $3,445,901 $2,838,194
Total $1,457,300 100.0% $20,640,000 $17,000,000
Total (Rounded) $1,500,000 $20,600,000 $17,000,000
"bond_unit"

Source: City of Sacramento and EPS.

[1] Based on Docks Specific Plan Land Use Option B, which assumes the Pioneer Reservoir will be renovated and will remain onsite.
[2] Assumes roughly $1.00 per sg. ft. maximum special tax rate, consistent with other recent projects in the area.
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Table C-1
Docks Area Specific Plan Financing Plan MSCT Funds
Projected Major Street Construction Tax (MSCT) Funds Generated by Project (2009%) [1]
Estimated Phase 1 Remaining Phases Buildout
Tax Per Units/ Units/ Units/
Item Unit/Sq. Ft. [2] Sq. Ft. [3] Amount Sq. Ft. [3] Amount Sq. Ft. [3] Amount
Residential per unit units units units
Townhouse $1,183 13 $15,375 22 $26,020 35 $41,395
Lowrise Flat [4] $887 203 $180,069 240 $212,890 443 $392,959
Highrise Flat $887 174 $154,345 348 $308,690 522 $463,035
Subtotal Residential 390 $349,789 610 $547,599 1,000 $897,389
Commercial per bldg. sq. ft. bldg. sq. ft. bldg. sq. ft. bldg. sq. ft.
Office $0.85 0 $0 200,000 $170,880 200,000 $170,880
Retail $0.62 40,800 $25,361 2,500 $1,554 43,300 $26,915
Subtotal Commercial 40,800 $25,361 202,500 $172,434 243,300 $197,795
Total MSCT Revenue $375,151 $720,033 $1,095,184
Total MSCT Revenue (Rounded) $380,000 $720,000 $1,100,000

Source: City of Sacramento and EPS.

"street_rev"

[1] The Major Street Construction Tax funds reconstruction, replacement, modification and alteration of existing and proposed streets/roads in the City.

It cannot be used for maintenance and repair.

[2] The major street construction tax is 8% of the building valuation.

[3] Land Use Option B.
[4] Includes 10 loft units.
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Table C-2
Docks Area Specific Plan Financing Plan

City Water Development Impact Fee Revenues (2009%)

December 15, 2009

DRAF

City Water
Fee Revenue

Phase 1 Remaining Phases Buildout
Fee Per Units/ Units/ Units/

Item Unit/Sq. Ft. [1] Sq. Ft. [2] Amount Sq. Ft. [2] Amount Sq. Ft. [2] Amount
Residential per unit units units units

Townhouse $500 13 $6,506 22 $11,011 35 $17,517

Lowrise Flat [3] $375 203 $76,201 240 $90,090 443 $166,291

Highrise Flat $375 174 $65,315 348 $130,630 522 $195,946

Subtotal Residential 390 $148,023 610 $231,731 1,000 $379,754
Commercial per bldg. sq. ft. bldg. sq. ft. bldg. sq. ft. bldg. sq. ft.

Office $0.60 0 $0 200,000 $120,565 200,000 $120,565

Retalil $0.45 40,800 $18,203 2,500 $1,115 43,300 $19,319

Subtotal Commercial 40,800 $18,203 202,500 $121,681 243,300 $139,884
Total Water Fee Revenue $166,226 $353,412 $519,638

"water_rev"

Source: City of Sacramento and EPS.

[1] The City of Sacramento assumes a 6-inch water meter for block 9 for residential and a 4-inch water meter for block 2 and a 6-inch water
meter for block 9 for nonresidential. This analysis does not include a fire tap charge. The City's building and fire departments will determine
the fire service protection requirements when on-site building plans are submitted for review and approval.

[2] Land Use Option B.
[3] Includes 10 loft units.
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DRAFT

Table C-3 City Sewer
Docks Area Specific Plan Financing Plan Fee Revenue
Estimated City Sewer Fee Revenue (2009%)
Phase 1 Remaining Phases Buildout
Fee Per Units/ Units/ Units/
Item Unit/Sq. Ft. [1] Sq. Ft. [2] Amount Sq. Ft. [2] Amount Sq. Ft. [2] Amount
Residential per unit units units units
Townhouse $627 13 $8,145 22 $13,784 35 $21,928
Lowrise Flat [3] $1,758 203 $356,778 240 $421,807 443 $778,586
Highrise Flat $1,718 174 $298,977 348 $597,954 522 $896,931
Subtotal Residential 390 $663,900 610 $1,033,545 1,000 $1,697,445
Commercial per sq. ft. bldg. sq. ft. bldg. sq. ft. bldg. sq. ft.
Office $0.53 0 $0 200,000 $106,302 200,000 $106,302
Retail $0.53 40,800 $21,686 2,500 $1,329 43,300 $23,014
Subtotal Commercial 40,800 $21,686 202,500 $107,630 243,300 $129,316
Total Sewer Fee Revenue $685,586 $1,141,175 $1,826,761
"sewer_rev2"

Source: City of Sacramento and EPS.

[1] City of Sacramento Combined Sewer fee is 75% of 106.50 for the first 25 ESD, plus 75% of $2,657.54 per ESD in excess of 25 for residential.

Retail stores equivalent ESD is 0.2 per sq. ft. of gross floor area. Office buildings (including eating facilities) equivalent ESD is 0.2 per sqg. ft. of gross floor area.
[2] Land Use Option B.
[3] Includes 10 loft units.
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Table C-4
Docks Area Specific Plan Financing Plan
Estimated SRCSD Fee Revenue (2009%)

December 15, 2009

DRAFT

SRCSD Revenue

Phase 1 Remaining Phases Buildout
Fee Per Units/ Units/ Units/

Item Unit/Sq. Ft. [1] Sq. Ft. [2] Amount Sq. Ft. [2] Amount Sq. Ft. [2] Amount
Residential per unit units units units

Townhouse $2,100 13 $27,300 22 $46,200 35 $73,500

Lowrise Flat [3] $2,100 203 $426,300 240 $504,000 443 $930,300

Highrise Flat $2,100 174 $365,400 348 $730,800 522 $1,096,200

Subtotal Residential 390 $819,000 610 $1,281,000 1,000 $2,100,000
Commercial per sq. ft. bldg. sq. ft. bldg. sq. ft. bldg. sq. ft.

Office $0.12 0 $0 200,000 $23,226 200,000 $23,226

Retail $0.05 40,800 $2,224 2,500 $136 43,300 $2,360

Subtotal Commercial 40,800 $2,224 202,500 $23,362 243,300 $25,586
Total SRCSD Fee Revenue $821,224 $1,304,362 $2,125,586
Total SRCSD Fee Revenue (Rounded) $820,000 $1,300,000 $2,130,000

Source: City of Sacramento and EPS.

[1] The residential fee is 75% of $2,800 per ESD. The nonresidential fee is $12,000 per net acre in relief area.

[2] Land use option B.
[3] Includes 10 loft units.
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Table C-5
Docks Area Specific Plan Financing Plan
School Development Impact Fee Revenues

December 15, 2009

DRAFT

School Fee Revenue

Estimated Phase 1 Remaining Phases Buildout
Fee Per Units/ Units/ Units/
Item Unit/Sq. Ft. [1] Sq. Ft. [2] Amount Sq. Ft. [2] Amount Sq. Ft. [2] Amount
Residential per unit units
Townhouse $4,208 13 $54,704 22 $92,576 35 $147,280
Lowrise Flat [3] $3,156 203 $640,668 240 $757,440 443 $1,398,108
Highrise Flat $3,156 174 $549,144 348 $1,098,288 522 $1,647,432
Subtotal 390 $1,244,516 610 $1,948,304 1,000 $3,192,820
Nonresidential per sq. ft. sq. ft.
Office $0.42 0 $0 200,000 $84,000 200,000 $84,000
Retall $0.42 40,800 $17,136 2,500 $1,050 43,300 $18,186
Subtotal 40,800 $17,136 202,500 $85,050 243,300 $102,186
Total $1,261,652 $2,033,354 $3,295,006
"school_rev"
Source: EPS.

[1] School mitigation for residential development is $2.63 per sq. ft. of living area. The fee for nonresidential development is $0.42 per sq. ft.

[2] Land Use Option B.
[3] Includes 10 loft units.
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Table C-6
Docks Area Specific Plan Financing Plan
Central City Planning Area Park Fee Revenue (2009$

December 15, 2009

DRAFT

Park Fee Revenue

Phase 1 Remaining Phases Buildout
Fee Per Units/ Units/ Units/

Item Unit/Sq. Ft. [1] Sq. Ft. [2] Amount Sq. Ft. [2] Amount Sq. Ft. [2] Amount
Residential per unit units units units

Townhouse $1,336 13 $17,368 22 $29,392 35 $46,760

Lowrise Flat [3] $2,868 203 $582,204 240 $688,320 443 $1,270,524

Highrise Flat $2,868 174 $499,032 348 $998,064 522 $1,497,096

Subtotal Residential 390 $1,098,604 610 $1,715,776 1,000 $2,814,380
Commercial per bldg. sq. ft. bldg. sq. ft. bldg. sq. ft. bldg. sq. ft.

Office $0.34 0 $0 200,000 $68,000 200,000 $68,000

Retalil $0.34 40,800 $13,872 2,500 $850 43,300 $14,722

Subtotal Commercial 40,800 $13,872 202,500 $68,850 243,300 $82,722
Total Park Fee Revenue (Rounded) $1,100,000 $1,800,000 $2,900,000

Source: City of Sacramento and EPS.

"park_rev"

[1] City of Sacramento park infill rate is $1,336 per unit for< 20 units and $2,868 per unit for = 21 units for residential development. The nonresidential

fee is $0.34 per sq. ft.
[2] Land Use Option B.
[3] Includes 10 loft units.
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APPENDIX D:

Land Use Assumptions

Table D-1 Land Uses—Land Use Option B

Table D-2 Residential Units and Commercial Square Footage
Available by Phase

Table D-3 Construction Schedule by Phase
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DRAFT

Land Use Option B

Table D-1
Docks Area Specific Plan Financing Plan
Land Uses - Land Use Option B

Land Use Categories Phase 1 Phase 2 Phase 3 Phase F Buildout
Residential Units
Townhouse 13 22 0 0 35
Lowrise Flat (incl. 10 Loft Units) 203 168 72 0 443
Highrise Flat 174 174 174 0 522
Subtotal Residential 390 364 246 0 1,000
Nonresidential Bldg. Sq. Ft.
Office 0 0 0 200,000 200,000
Retail 40,800 1,500 0 1,000 43,300
Subtotal Nonresidential 40,800 1,500 0 201,000 243,300
lu_B"

Source: Sacramento Docks Area Draft Specific Plan (January 2008).
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Table D-2

Docks Area Specific Plan Financing Plan

Residential Units and Commercial Square Footage Available by Phase

December 15, 2

DRAFT

Land Use Option B

Residential Development

Commercial Development

Lowrise Flat Retail Office Total

Iltem Townhouse (incl. 10 Lofts)  Highrise Flat Total Sq. Ft. Sq. Ft. Sq. Ft.
Phase 1 13 203 174 390 40,800 0 40,800
Phase 2 22 168 174 364 1,500 0 1,500
Phase 3 0 72 174 246 0 0 0
Phase F 0 0 0 0 1,000 200,000 201,000
Total 35 443 522 1,000 43,300 200,000 243,300
"phasing"

Source: Draft Docks Area Specific Plan (January 2008).
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DRAFT

Docks Area Specific Plan Financing Plan Land Use Option B
Construction Schedule by Phase

Residential Development Nonresidential Development
Fiscal Lowrise Highrise Retail Office Total
Year Townhouse Flat Flat Total Sq. Ft. Sq. Ft. Sq. Ft.
Phase 1; Blocks 1-3
FY 11/12 4 68 58 130 0 0 0
FY 12/13 4 68 58 130 0 0 0
FY 13/14 5 67 58 130 40,800 0 40,800
Subtotal Phase 1 13 203 174 390 40,800 0 40,800
Phase 2; Blocks 4-5
FY 14/15 11 84 87 182 0 0 0
FY 15/16 11 84 87 182 1,500 0 1,500
Subtotal Phase 2 22 168 174 364 1,500 0 1,500
Phase 3; Blocks 6-7
FY 16/17 0 18 44 62 0 0 0
FY 17/18 0 18 44 62 0 0 0
FY 18/19 0 18 44 62 0 0 0
FY 19/20 0 18 42 60 0 0 0
Subtotal Phase 3 0 72 174 246 0 0 0
Phase F; Blocks 8-9
FY 20/21 0 0 0 0 500 100,000 100,500
FY 21/22 0 0 0 0 500 100,000 100,500
Subtotal Phase F 0 0 0 0 1,000 200,000 201,000
Total All Phases 35 443 522 1,000 43,300 200,000 243,300
"absorb_b"

Source: Docks Area Specific Plan (January 2008) and EPS.
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APPENDIX E:

Residual Land Value Analysis

Table E-1 Residual Land Value at Buildout—Scenario 1

Table E-2 Prototype Residual Land Value Calculations—Scenario 1
Table E-3 Base Assumptions—Scenario 1

Table E-4 Residual Land Value at Buildout—Scenario 2

Table E-5 Residual Land Value at Buildout—Scenario 2

Table E-6 Base Assumptions—Scenario 2

Table E-7 Infrastructure Allocation

Table E-8 Construction Cost Assumption Back Up

Table E-9 Residential Price Estimates

Table E-10 Office Price Estimate
Table E-11 Retail Price Estimate

Table E-12 Valuation Assumptions
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Table E-1
Docks Area Specific Plan Financing Plan
Residual Land Value at Buildout

December 15, 2009

DRAFT

Scenario 1:
Full Structured Parking

Land Use Option B

Sales Residual Total Residual

Land Use Type Units/ Sq. Ft. Price Land Value Land Value
Residential [2] per unit

Townhouse 35 $600,000 $115,688 $4,049,072

Lowrise Flat (incl. 10 Loft Units) 443 $400,000 $17,019 $7,539,221

Highrise Flat 522 $500,000 $22,421 $11,703,549

Subtotal 1,000 $23,291,842
Nonresidential per bldg. sq. ft.

Office 200,000 $275 ($145) ($29,053,196)

Retail 43,300 $300 $92 $3,975,486

Subtotal 243,300 ($25,077,709)

Total Market Value

Total Residual Land Value
Residual Land Value as % of Market Value

$527,190,000

($1,785,868)
-0.34%

Source: WRT, SHRA, and EPS.

[1] Assumes all units are market rate.
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DRAFT

Full Structured Parking

Table E-2
Docks Area Specific Plan Financing Plan
Prototype Residual Land Value Calculations

Residential Nonresidential
Lowrise Flat (incl.
Item Townhouse 10 Loft Units) Highrise Flat Office Retalil
per unit per building sq. ft.
Development Program Assumptions
Average Net Unit Size (Sq. Ft.) [1] 1,600 1,200 1,200 n/a n/a
Assumed Sales Price (Market Value) $600,000 $400,000 $500,000 $275 $300
Cost Assumptions [2]
Construction Costs per Unit/per Sq. Ft. $240,000 $180,000 $240,000 $190 $130
Parking Cost per Unit/per Sq. Ft. $47,950 $47,950 $47,950 $88 $0
Site Improvements per Unit/Sq. Ft. $5,249 $3,937 $3,937 $3 $3
Indirect Costs per Unit/Sq. Ft. $90,729 $68,929 $86,729 $70 $37
Building Fees per Unit/Sq. Ft. $14,562 $14,464 $14,333 $5 $9
Financing Costs per Unit/Sq. Ft. $22,652 $17,748 $22,338 $9 $2
Subtotal Cost per Unit/Sq. Ft. (excl. profit) $421,141 $333,027 $415,286 $365 $181
Builder Profit per Unit/Sq. Ft. $63,171 $49,954 $62,293 $55 $27
Total Cost per Unit/Sq. Ft. $484,312 $382,981 $477,579 $420 $208
Residual Land Value $115,688 $17,019 $22,421 ($145) $92
Residual Land Value as % of Market Value 19.3% 4.3% 4.5% -52.8% 30.6%
"prototype_b"

Source: Gregory Group, Loopnet, EPS.

[1] EPS assumption.
[2] Detailed cost estimate explanations are provided in Table E-3.
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Table E-3
Docks Area Specific Plan Financing Plan Scenario 1: Full Structured Parking
Base Assumptions

Residential Nonresidential
Item Townhome Low Rise Flat High Rise Flat  Unit Office  Retail  Unit Notes
Cost Assumptions
Direct Costs
Site Preparation
Demolition $0 $0 $0  per unit $0 $0  persq. ft. Placeholder
On-Site Improvements $3 $3 $3  persq.ft. $3 $3  persq. ft. Includes utilities, infrastructure, and parks. See Table E-7.
Off-Site Improvements $0 $0 $0  per unit $0 $0  persq. ft. Placeholder
Subtotal Site Improvements $3 $3  persq. ft.
Vertical (Shell and Core) Construction $150 $150 $200 persq. ft. $165  $100 persq. ft. EPS Assumption. See Table E-8.
Tenant Improvements $0 $0 $0  persq. ft. $25 $30  persq. ft. EPS Assumption. See Table E-8.
Structured Parking Construction $47,950 $47,950 $47,950  per unit $88 $0  per sq. ft. (office only) City of Sacramento
Indirect Costs
Construction Defect Lit. Insurance 4.0% 4.0% 4.0%  of gross revenues n/a EPS Estimate
Architecture and Engineering 6.0% 6.0% 6.0%  of direct costs 6.0%  6.0% of direct costs EPS Estimate
Developer Project Management and Overhead 4.0% 4.0% 4.0%  of direct costs 4.0%  4.0% of direct costs EPS Estimate
Taxes, Insurance, Legal, and Accounting 3.0% 3.0% 3.0%  of direct costs 3.0% 3.0% of direct costs EPS Estimate
Marketing $500 $500 $500  allowance per unit 2.0% 2.0% of gross revenues EPS Estimate
Cost Contingency 10.0% 10.0% 10.0%  of direct costs 10.0% 10.0% of direct costs EPS Estimate
Building Fees (Permits, Impact Fees) $14,562 $14,464 $14,333  perunit $5 $9  per building sq. ft. EPS Estimate
Financing
Construction Loan Amount 80.0% 80.0% 80.0%  of Hard & Soft Costs 80.0% 80.0% of Hard & Soft Costs EPS Estimate
Interest Rate 6.5% 6.5% 6.5% annually 6.5% 6.5% annually EPS Estimate
Construction Period Interest (on 50% take-down) 18 18 18  months 18 18  months EPS Estimate
Points and Fees - Construction 1.0% 1.0% 1.0% ofloan 1.0% 1.0% ofloan EPS Estimate
Points, Fees, & Closing Costs - Permanent 1.5% 1.5% 1.5% ofloan 1.5% 1.5% of loan EPS Estimate
Builder Profit 15.0% 15.0% 15.0% of total costs 15.0% 15.0% of total costs EPS Estimate
Income Assumptions
Residential Pricing (Market) $600,000 $400,000 $500,000  per unit EPS Assumption. See Table E-9.
Nonresidential Pricing $275  $300  persq. ft. Sales data. See Table E-10 and Table E-11.

“assum_b"
Source: SHRA, EPS

Prepared by EPS 11/4/2009

PA118000118476 Sacramento Docks Public Facilies Financing PlaniModels\18476 FP 2.ds

390



Sacramento Docks Area Specific Plan December 15, 2009

DRAFT

Table E-4 Scenario 2:
Docks Area Specific Plan Financing Plan Reduced Office Structured
Residual Land Value at Buildout Parking

Land Use Option B

Sales Residual Total Residual
Land Use Type Units/ Sq. Ft. Price Land Value Land Value
Residential [1] per unit
Townhouse 35 $600,000 $115,688 $4,049,072
Lowrise Flat (incl. 10 Loft Units) 443 $400,000 $17,019 $7,539,221
Highrise Flat 522 $500,000 $22,421 $11,703,549
Subtotal 1,000 $23,291,842
Nonresidential per bldg. sq. ft.
Office 200,000 $275 ($80) ($15,946,085)
Retall 43,300 $300 $92 $3,975,486
Subtotal 243,300 ($11,970,599)
Total Market Value $527,190,000
Total Residual Land Value $11,321,243
Residual Land Value as % of Market Value 2.15%
"rlv_bprkg"
Source: WRT, SHRA, and EPS.
[1] Assumes all units are market rate.
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Table E-5 Scenario 2:
Docks Area Specific Plan Financing Plan Reduced Office Structured
Prototype Residual Land Value Calculations Parking
Residential Nonresidential
Lowrise Flat (incl.
Item Townhouse 10 Loft Units) Highrise Flat Office Retalil
per unit per building sq. ft.

Development Program Assumptions

Average Net Unit Size (Sq. Ft.) [1] 1,600 1,200 1,200 n/a n/a
Assumed Sales Price (Market Value) $600,000 $400,000 $500,000 $275 $300

Cost Assumptions [2]

Construction Costs per Unit/per Sq. Ft. $240,000 $180,000 $240,000 $190 $130
Parking Cost per Unit/per Sq. Ft. $47,950 $47,950 $47,950 $44 $0
Site Improvements per Unit/Sq. Ft. $5,249 $3,937 $3,937 $3 $3
Indirect Costs per Unit/Sq. Ft. $90,729 $68,929 $86,729 $60 $37
Building Fees per Unit/Sq. Ft. $14,562 $14,464 $14,333 $5 $9
Financing Costs per Unit/Sq. Ft. $22,652 $17,748 $22,338 $6 $2
Subtotal Cost per Unit/Sq. Ft. (excl. profit) $421,141 $333,027 $415,286 $308 $181
Builder Profit per Unit/Sq. Ft. $63,171 $49,954 $62,293 $46 $27
Total Cost per Unit/Sq. Ft. $484,312 $382,981 $477,579 $355 $208
Residual Land Value $115,688 $17,019 $22,421 ($80) $92
Residual Land Value as % of Market Value 19.3% 4.3% 4.5% -29.0% 30.6%

"prototype_bprkg"
Source: Gregory Group, Loopnet, EPS.

[1] EPS assumption.
[2] Detailed cost estimate explanations are provided in Table E-6.
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Table E-6
Docks Area Specific Plan Financing Plan
Base Assumptions

December 15, 2009

DRAFT

Scenario 2:
Reduced Office Structured Parking

Residential Nonresidential
Item Townhome Low Rise Flat High Rise Flat  Unit Office  Retail  Unit Notes
Cost Assumptions
Direct Costs
Site Preparation
Demolition $0 $0 $0  per unit $0 $0  persq. ft. Placeholder
On-Site Improvements $3 $3 $3  persq.ft. $3 $3  persq. ft. Includes utilities, infrastructure, and parks. See Table E-7.
Off-Site Improvements $0 $0 $0  per unit $0 $0  persq. ft. Placeholder
Subtotal Site Improvements $3 $3  persq. ft.
Vertical (Shell and Core) Construction $150 $150 $200 persq. ft. $165  $100 persq. ft. EPS Assumption. See Table E-8.
Tenant Improvements $0 $0 $0  persq. ft. $25 $30  persq. ft. EPS Assumption. See Table E-8.
Structured Parking Construction $47,950 $47,950 $47,950  per unit $44 $0  per sq. ft. (office only) City of Sacramento
Indirect Costs
Construction Defect Lit. Insurance 4.0% 4.0% 4.0%  of gross revenues n/a EPS Estimate
Architecture and Engineering 6.0% 6.0% 6.0%  of direct costs 6.0%  6.0% of direct costs EPS Estimate
Developer Project Management and Overhead 4.0% 4.0% 4.0%  of direct costs 4.0%  4.0% of direct costs EPS Estimate
Taxes, Insurance, Legal, and Accounting 3.0% 3.0% 3.0%  of direct costs 3.0% 3.0% of direct costs EPS Estimate
Marketing $500 $500 $500  allowance per unit 2.0% 2.0% of gross revenues EPS Estimate
Cost Contingency 10.0% 10.0% 10.0%  of direct costs 10.0% 10.0% of direct costs EPS Estimate
Building Fees (Permits, Impact Fees) $14,562 $14,464 $14,333  perunit $5 $9  per building sq. ft. EPS Estimate
Financing
Construction Loan Amount 80.0% 80.0% 80.0%  of Hard & Soft Costs 80.0% 80.0% of Hard & Soft Costs EPS Estimate
Interest Rate 6.5% 6.5% 6.5% annually 6.5% 6.5% annually EPS Estimate
Construction Period Interest (on 50% take-down) 18 18 18  months 18 18  months EPS Estimate
Points and Fees - Construction 1.0% 1.0% 1.0% ofloan 1.0% 1.0% ofloan EPS Estimate
Points, Fees, & Closing Costs - Permanent 1.5% 1.5% 1.5% ofloan 1.5% 1.5% of loan EPS Estimate
Builder Profit 15.0% 15.0% 15.0% of total costs 15.0% 15.0% of total costs EPS Estimate
Income Assumptions
Residential Pricing (Market) $600,000 $400,000 $500,000  per unit EPS Assumption. See Table E-9.
Nonresidential Pricing $275  $300  persq. ft. Sales data. See Table E-10 and Table E-11.

Source: SHRA, EPS
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Table E-7

Docks Area Specific Plan Financing Plan

Infrastructure Allocation

December 15, 2009

DRAFT

Utility and
Infrastructure
Item Costs
formula
Total Infrastructure Costs a $13,620,967 $13,620,967
Tax Increment Financing [1] b $8,840,000 $8,840,000
Cost Net of Tax Increment c=a-b $4,780,967 $4,780,967
Total Sq. Ft. at Buildout d 1,457,300 1,457,300
Cost per Building Sq. Ft. e=c/d $3.28 $3.28

Source: Docks Area Draft Specific Plan (Jan. 08), EPS.

[1] Tax increment financing assumed to offset a portion of the utility and
infrastructure costs. Mello Roos CFD funding is also assumed to fund

"infrast_cost_b"

a portion of infrastructure costs, but is not assumed to offset the infrastructure

burden as the special tax levy may result in lower achievable sale prices.
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Table £ DRAFT

Docks Area Specific Plan Financing Plan
Construction Cost Assumption Back Up

Item Cost Notes
per Sq. Ft.
Townhome Shell and Core
Case Study #1 $110 Developer Pro Forma
Case Study #2 $135 Developer Pro Forma
Case Study #3 $220 Developer Pro Forma
R.S. Means $100 Luxury, 3 Story, 1800 sq. ft., Brick Veneer/Wood Frame, p. 54 of 2008 Guide.
EPS Assumption $150 Docks townhomes are 3-story not attached to condos.

Low Rise Shell and Core

Case Study #1 $128 Developer Pro Forma - Low rise.

Case Study #2 $225 Developer Pro Forma - 10-story building with ground floor retail
R.S. Means $121 4-7 Story Apartment Building, p. 80 of 2008 Guide

EPS Assumption $150 Docks low rise buildings are 5 stories.

High Rise Shell and Core

Case Study #1 $270 Developer Pro Forma - 15-Story
Case Study #2 $290 Developer Pro Forma
R.S. Means $153 8-24 Story Apartment Building, p. 82 of 2008 Guide.
EPS Assumption $200 Docks high rise buildings are 28 stories.
Office Shell and Core
Case Study #1 $95 Developer Pro Forma - $30 tenant improvement not included. Low rise building.
Case Study #2 $130 Developer Pro Forma - $25 tenant improvement not included.
Case Study #3 $162 Natomas 12 Story Office Building, Bid 2007.
R.S. Means $109
EPS Assumption $165 Additional $25 tenant improvements, Docks offices are 14 stories.

Retail Shell and Core

Developer Pro Forma Estimate $130 $25 tenant improvement not included. Ground floor/mixed use.

Developer Pro Forma Estimate $200 Stand alone retail, no. tenant improvement assumption.

Developer Pro Forma Estimate $85 Stand alone, no tenant improvement estimate

Developer Pro Forma Estimate $75 $30 tenant improvement not included.

R.S. Means $82 Retail store, p. 212 of 2008 Guide.

EPS Assumption $100 Additional $30 tenant improvement.

"cost_backup"

Source: EPS.
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Table E-9
Docks Area Specific Plan Financing Plan
Residential Price Estimates

December 15, 2009

DRAFT

Gregory Group Data

EPS Assumptions

Unit Sq. Price per 10% 20%

Development Sq. Ft. Range Avg. Sales Price.  SHRA Estimate [1] Base Value Ft. Sq. Ft. Increase Reduction
Townhouse

9onF 1,300 - 1,550 $485,000

SoCap Lofts 1,185- 1,224 $429,995

Pavilions 2,006 - 2,537 $584,725

Tapestri Square 1,320 - 2,600 $631,000

Average Townhouse $532,680 $612,500 $600,000 1,600 $375 $660,000  $480,000
Low Rise Flat

L Street Lofts 676 - 1,264 $518,657

Average Low Rise Flat $518,657 $308,700 - $443,940 $400,000 1,200 $333 $440,000  $320,000
High Rise Flat

500 N Street 832 - 2,499 $721,360

Average High Rise Flat $721,360 $295,960 - $431,200 $500,000 1,200 $417 $550,000  $400,000

"res_price"

Source: Gregory Group, SHRA, EPS.

[1] Figures provided to SHRA by developer.

Prepared by EPS 11/4/2009
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Table E-10 D RA FT

Docks Area Specific Plan Financing Plan
Office Price Estimate

Building Address Building Name Total Sq. Ft. Price Price per
Sq. Ft.
Sacramento
2003
980 9th Street US Bank Plaza 453,901 $112,500,000 $248
915 L Street Capitol Place 151,440 $39,000,000 $258
2004
1415 L Street Meridian Plaza 230,000 $75,000,000 $326
801 K Street Renaissance Tower 301,000 $65,500,000 $218
906 G Street 126,000 $13,700,000 $109
2005
980 9th Street US Bank Plaza 453,901 $159,000,000 $350
1515 S Street Benvenuti Plaza 350,000 $69,000,000 $197
1325 J Street 326,306 $66,000,000 $202
801 K Street Renaissance Tower 336,104 $79,350,000 $236
400 R Street 215,000 $44,000,000 $205
2007
Bulk Portfolio Sale n/a 2,432,356 $760,000,000 $312
300 Capitol Mall Emerald Tower 383,238 $130,000,000 $339
801 K Street Renaissance Tower 336,104 $87,500,000 $260
Average Price per Sq. Ft. $251
SHRA Assumption [1] $190
EPS Assumption $275
"office_sales"

Source: Colliers International: 4th Quarter 2003, 2004, and 3rd Quarter 2007 Office Market Reports.
NAIBT Commercial: 4th Quarter 2005, 2006; 1st, 2nd, and 3rd Quarters 2007; and 1st
Quarter 2008 Office Market Reports.

[1] Figures provided to SHRA by developer.
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Table E-11
Docks Area Specific Plan Financing Plan
Retail Price Estimate

December 15, 2009

DRAFT

Square Sales Price per
Building Address Year Built [1] Footage Price Sq. Ft. Description
Sacramento
2006
4110 Norwood Ave. 2005 5,400 $2,932,276 $543 4-tenant, strip mall
5020 Madison Ave. 2003 14,490 $7,622,500 $526 Free standing, Walgreens
2005
1401-1429 Broadway 2001 17,390 $8,200,000 $472 Free standing, Jamba Juice/Walgreens
4495 Mack Road 2004 14,490 $5,147,500 $355 Free standing, Walgreens
7385 Greenhaven Dr. 2005 12,002 $5,317,500 $443 New construction at time of sale.
2007
2115 J St. 1986 17,503 $4,250,000 $243 Tapa the World bldg. w/2nd floor office
4830 J St. 2007 16,863  $10,575,000 $627 Free standing, Rite Aid
2008
3800 Northgate Blvd. 2001 4,075 $3,025,000 $742 Free standing, IHOP
8230 Calvine Rd. 2002 2,300 $2,038,000 $886 Free standing, Del Taco
Average Price per Sq. Ft. $537
SHRA Assumption [1] $210
EPS Assumption $300 Retail part of mixed use, not stand alone.

Source: Loopnet and EPS.

[1] Figures provided to SHRA by developer.

Prepared by EPS 11/4/2009

"retail"
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DRAFT

Table E-12
Docks Area Specific Plan Financing Plan
Valuation Assumptions [1]

Valuation Value Source/Notes

Residential Market Value

Townhouse $600,000 per unit EPS Assumption.
Lowrise Flat $400,000 per unit EPS Assumption.
Highrise Flat $500,000 per unit EPS Assumption.
Residential Assessed Value (AV) [2]
Townhouse $593,000 per unit
Lowrise Flat $393,000 per unit
Highrise Flat $493,000 per unit
Commercial Market Value/AV
Retall $275 per sq. ft. EPS Assumption.
Office $300 per sq. ft. EPS Assumption.
Base Valuation $0 Current use is public.
"assum”
[1] Valuation assumptions based on projected values in a stabilized housing market.
[2] Per unit AV accounts for homeowner's exemption ($7,000).
Prepared by EPS 11/4/2009 P:\18000118476 Sacramento Docks Public Facilties Financing Plan\Models\18476 FP 2.xis
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Attachment 7 Option B Land Use Map
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Attachment 8 Vicinity Map
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Attachment 9 Errata to the Final EIR and Comment Letter from State Park
ERRATA TO THE FINAL EIR FOR THE DOCKS SPECIFIC PLAN

Introduction

On November 12, 2009, the State Department of Parks and Recreation, Capital District
State Museums and Historic Parks submitted a letter regarding the Docks Area Specific
Plan Final EIR (attached). The City’s responses to the comments are outlined below.

Response to Comment Regarding Comment Letter F

The FEIR comment submitted an update on current train operations for the public
record. It was anticipated in the EIR that train operations would vary over time,
depending on excursion train and freight requirements. Freight operations were
analyzed and there is no change in analysis required if freight operations continue or
discontinue. The EIR based its noise analysis on a lack of nighttime trains, which occur
after 10 pm, and not evening trains. There is no evidence that the tracks are currently
used for freight or Excursion Train operations after 10 pm.

The EIR described the track safety features that are incorporated in the Docks Parkway
Promenade, a separate project, the first phase of which is under construction.
Currently, bike and pedestrian users along the existing levee trail have unprotected
access to train operations on the existing tracks. The new safety features were
developed in consultation with the Public Utilities Commission with full understanding of
the potential development that may occur in the Docks Specific Plan Area and the
increased number of pedestrians and cyclists in the area. These features restrict
access across the tracks to clearly defined crossings with warning gongs and train horn
warnings. While “very low speeds” may not be an accurate description from a railroad’s
operations context, 20 miles per hour is slow enough for a pedestrian approaching a
clearly defined rail crossing with warning signs and sounds to be aware of a train’s
approach and stay off the tracks.

Response to Comment Regarding Comment Letter G

The noise analysis prepared by j.c. brennan acoustical consultants determined that
residential and transient lodging uses and the Docks Park would be periodically affected
by railroad noise from the Excursion Train and freight operations. Noise exposure
adjacent to the railroad tracks was determined to vary depending on the level of activity
on a given day and on the proximity to areas of warning horn usage. Because of the
intensity of the warning horns, rather than the trains themselves, exterior noise levels
were predicted to be in the conditionally acceptable range for residential and park uses
(60-70 dB Ldn) at a distance of 120-550 ft from the railroad tracks. Residential and park
uses within 120 ft of grade crossings were predicted to be exposed to noise levels in the
normally unacceptable range for residential uses (70-75 dB Ldn).

As noted in the Draft EIR (page 5.7-13), the State Building Code, Title 24, Part 2
(effective January 1, 2008) of the State of California Code of Regulations (CCR)
establishes uniform minimum noise insulation performance standards to protect persons
within new buildings which house people, including hotels, motels, dormitories,
apartment houses, and dwellings other than single-family dwellings. Title 24 mandates
that interior noise levels attributable to exterior sources shall not exceed 45 dB Ldn or
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Community Noise Equivalent Level (CNEL) in any habitable room. Title 24 also
mandates that for structures containing noise-sensitive uses to be located where the
Ldn or CNEL exceeds 60 dB, an acoustical analysis must be prepared to identify
mechanisms for limiting exterior noise to the prescribed allowable interior levels. If the
interior allowable noise levels are met by requiring that windows be kept closed, the
design for the structure must also specify a ventilation or air conditioning system to
provide a habitable interior environment.

Therefore, the significant physical environmental effect that the CEQA document
addresses will be mitigated on a case by case basis by law. From a programmatic level
of analysis, the acoustical analysis determined that using Sound Transmission Class
(STC) 35 rated window assemblies would feasibly mitigate this physical impact for
habitable units within line-of-site of the tracks, which would be most impacted by train
operations. There is no change in this determination based on a change in the number
of trains or evening usage, since this impact was based on noise levels resulting from
train horns, and no nighttime operations after 10 pm.

Although interior noise levels can be mitigated to levels defined as less than significant
with windows closed, exterior noise levels will be conditionally unacceptable within line-
of-sight of the rail line. Therefore, Mitigation Measure 5.7-6b was provided to notify
prospective buyers of units impacted by significant exterior noise levels. CEQA does
not identify nuisance factors of living in an urban environment as significant physical
environmental impacts, thus no mitigation is required for such effects.

Reference to a Docks Area Specific Plan Draft MEIR/EA, Impact 6.3-7 is an error, since
no such statement is in the Docks Area Specific Plan EIR. The letter is apparently
referring to a 2006 administrative draft version that was completely rewritten based on
changes in the project description; a new acoustical analysis was conducted in 2008
based on the proposed project. The comment does not apply to the Draft and Final EIR
that has circulated for public review and comment.

Conclusion

The attached comment letter and this Errata provide an update on current rail
operations within the project area. There is no new information presented that changes
the analysis in the Draft and Final EIR for the Docks Area Specific Plan. The EIR
provides an adequate analysis of rail operations and noise impacts on new uses near
the rail line, and no change in mitigation measures is required.
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DEPARTMENT OF PARKS AND RECREATION Ruth Coleman, Director

November 12, 2009

Ms. Beth Tincher

City ot Sacramento, Economic Development Department
Downtown Development Group

915 I Street, 3rd Floor

Sacramento, California 95814

RE: Docks Area Specific Plan Final EIR
Dear Ms. Tincher:

We have reviewed the Final Environmental Impact Report for the above-referenced
project, and are writing to note several remaining areas of concern.

As you know, California State Parks owns and operates the Sacramento Southern
Railroad (SSRR) as an interpretive program of the California State Railroad Museum.
The railroad tracks that define the western boundary of the Docks Area Specific Plan are
part of the SSRR.

As I stated in our September 25, 2008 comment letter relative the Draft EIR for this
project, we do not object to the proposed plan, and continue to actively work in
cooperation with the City towards a successful planned development in the Docks Area.

However, after reviewing the Final EIR, we believe that several of the Responses to
Comments received during the Draft EIR timeline are inadequate or inaccurate. Our
specific concerns are as follows.

Comment Letter F — California Public Utilities Commission

On page 55, the Response to Comment F-3 states that “This rail line is used at very low
speeds by the Excursion Train and occasional freight traffic that is anticipated to be
discontinued.” These statements are not accurate. Steam and diesel powered Excursion
Trains regularly operate through the project area at 20 miles per hour. These speeds,
while appropriate for the Excursion Trains as an interpretive program, cannot be
characterized as “very low speed” in a railroad operations context. Please see the
comments below relative to the statement that “occasional freight traffic is anticipated to
be discontinued.”

On page 55, the Response to Comment F-4 states that “The excursion train runs...11 a.m.
to 4 p.m. over Thanksgiving weekend, December 11-12, and Tuesdays and Thursdays
...from April 6 to June 11 for school tours.” Scheduling of School Trains typically
encompasses weekdays in March and also weekdays in October and November, in
addition to the times noted above. Excursion trains themed for Halloween (not
mentioned) also operate a minimum of three weekends in October. In addition, since the
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Ms. Beth Tincher
November 12, 2009
Page 2

Draft EIR was prepared, holiday-themed Polar Express Train Rides have been added in
December. Currently, four afternoon and evening departures are scheduled over a total of
12 days.

On page 55, the Response to Comment F-4 goes on to state that “Freight [train]
movement to and from the Setzer Forest Products factory currently takes place once per
week because the line does not have a hard line connection to the Union Pacific Railroad
(UPRR) tracks north of Old Sacramento....When the permanent connection is installed
[as part of the Track Relocation Project in the Downtown Railyards], more frequent
freight trips may occur. However, Setzer Forest Products has announced the relocation of
its factory, so it is anticipated the freight deliveries will cease completely in the future,
although the timing of this relocation is unknown at this time.” Although some time ago
Setzer did announce that it was seeking “proposals™ for the future redevelopment of its
property, we are unaware of any recent developments in this regard and thus this
statement is at best highly speculative. In addition, such a statement is actually untrue
because it does not take into account the fact that the Sacramento Southern Railroad has
Federally prescribed trackage rights with a corresponding obligation to provide freight
service to customers along its line. This obligation continues in perpetuity, whether the
customers currently exist (as in the case of Setzer) or whether potential customers may
request such service in the future.

Finally, the Response to Comment F-4 states “Based upon the existing freight and
passenger train usage it was assumed that two freight train passages could occur on a
weekday during daytime hours and 14 excursion train passages could occur on a weekend
day during the hours of 11 a.m. and 5 p.m. No nighttime train usage was observed, nor
are they expected in the future.”” As noted in the previous paragraph, it appears that
certain train operations were not included in the original analysis, and thus the total
number of trains is somewhat under-counted herein. In addition, as part of a partnership
program with Sacramento City College, the SSRR does operate special evening weekday
trains occasionally throughout the year. These trains are part of a Railroad Operations
vocational education program which provides students with hands-on safety training in a
railroad environment.

Occasionally, special evening charter trains are run in connection with tourism,
conference, and corporate events hosted in Old Sacramento and at the California State
Railroad Museum. Also, as noted in the previous paragraph, Polar Express Train Rides
now operate evenings in December. Therefore, the statement regarding “existing freight
and excursion train usage” does not accurately reflect the total number of trains currently
in operation. Also, the statement regarding “No nighttime train usage” is incorrect.
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Comment Letter G — Capital District State Museums and Historic Parks

On page 59, the Response to Comment G-4 states that “Draft EIR Chapter 5.7, Noise,
recognizes potential conflicts between rail operations and adjacent users as significant,
and identifies Mitigation Measure 5.7-6b on page 5.7-28: “The development shall
implement a buyer or renter notification requirement to inform potential buyers and
renters of periodically elevated exterior noise levels at their property, and attach a noise
easement to the title of all property sold adjacent to the train tracks.” This response goes
on to state that “Significant environmental effects have been identified and mitigated.
although it is recognized that some potential nuisance and annoyance issues for future
users may remain and will be disclosed to future buyers.” How will these future
annoyance issues be identified, and how will related disclosure be done?

Attaching a noise easement only to “all property sold adjacent to the train tracks”™ does
not adequately address our original comment in this regard. In our letter of September 25.
2008 [comment letter G], I noted under the subheading Required Disclosures that “The
presence of an operating railroad line along the riverfront must be disclosed to all future
owners, residents, and tenants who may purchase or locate within the project area™
[emphasis added]. While the above Response to Comment G-4 appears to broadly
address this comment, we are concerned that a noise easement is specifically noted only
as being attached “to the title of all property sold adjacent to the train tracks.”

In Section 5.7, Noise and Vibration, an incorrect assumption (as noted earlier in the
section Comment Letter F) is stated, namely that “Because the majority of all train
activity occurs during the hours of 11 am to 5 pm on weekends, this impact [railroad
noise] is not likely to adversely impact the sleep of most residents.” Although this is
generally a true statement, evening train operations do occur and presently are quite
frequent during the month of December. In addition, and as noted in my September 23,
2008 letter, “Trains operate frequently upon this line, and the frequency of trains is
anticipated to rise further in future years as State Parks’ museum programs are
expanded.”

The Docks Area Specific Plan Draft MEIR/EA, as part of Impact 6.3-7 discussion on
page 6.3-32, noted that “maximum noise levels associated with [locomotive] warning
horn usage may cause interior noise disturbances to residences located in the vicinity of
the railroad tracks....Because the majority of all train activity occurs during the hours of
11 a.m. to 5 p.m. on weekends, this impact is not likely to impact most residents.
However, window upgrades and buyer-renter notification should be implemented for all
residential uses with a direct line of sight to the railroad tracks.”
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Please also note that on page 5.7-27 ot the Docks Area Specific Plan Draft EIR, under
discussion related to Impact 5.7-6, the following statement is made: “In order to
accommodate the pedestrian access to the [Riverfront] Promenade, additional controlled
crossings will be constructed at the lettered streets. These additional crossings could
result in additional intermittent noise impacts to nearby residential and park areas due to
increased warning horn usage.” The first two of six total crossings is already being
installed; each includes warning gongs which will sound continuously, and locomotive
horns will be sounded as trains approach each crossing, as mandated by Federal law.

Given the foregoing, we believe the impacts as they relate to noise and vibration caused
by railroad activities have been understated and thus not fully addressed in the final EIR.
Accordingly, we request that at the very minimum, noise easements be attached to a//
property sold within the project area.

Summary of Concerns

In summary, we disagree with several statements and conclusions contained in the Final
EIR as they relate to train frequency and speeds through the project area, and also to
current and future rail freight service. These should be corrected before the Final EIR is
formally adopted. We also believe that impacts relating to noise and vibration caused by
railroad activities have been understated and not fully addressed, and therefore we are
requesting that noise easements be attached to all property sold within the project area.
This condition should be added as part of the required mitigations.

Thank you for this opportunity to comment on the Final EIR for this project. We look
forward to working with the City to ensure a safe and appropriately designed project that

has a minimal impact on our railroad operation. If there are any questions concerning the
above comments, please contact me at (916) 324-7815.
Catherine A. Taylor

) A 7
I ALO4
(
N
District Superintendent

Capital District State Museums and Historic Parks

Sincerely,

ko

WAL AN

cc: John Dangberg, Assistant City Manager, City of Sacramento
Paul Hammond. Museum Director
Robert Baxter. District Environmental Coordinator
Pati Brown, District Services Manager
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