RESOLUTION NO. 2007-910
Adopted by the Sacramento City Council

December 11, 2007

ADOPTING THE SACRAMENTO RAILYARDS
SPECIFIC PLAN PUBLIC FACILITIES FINANCING PLAN

BACKGROUND

A.

On September 11, 2007, October 2, 2007 and October 22, 2007, the City
Planning Commission participated in the public hearings on the Sacramento
Railyards Specific Plan at the joint meetings with the Design Commission and
Preservation Commission, which included a review of the proposed street
system, parks and open spaces, and other public facilities proposed as part of
the Specific Plan.

On November 13, 2007, the City Planning Commission held a noticed public
hearing on the Sacramento Railyards Specific Plan and the Specific Plan Public
Facilities Financing Plan in accordance with Government Code Sections 65353
and 65453, received and considered evidence, and forwarded to the City Council
a recommendation to adopt the Sacramento Railyards Specific Plan and the
Specific Plan Public Facilities Financing Plan.

On November 20, December 4, and December 11, 2007, the City Council
conducted noticed public hearings in accordance with Government Code
Sections 65355 and 65453 and received and considered evidence concerning
the Sacramento Railyards Specific Plan and Sacramento Railyards Specific Plan
Public Facilities 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 hearings on

the Sacramento Railyards Specific Plan and the Specific Plan Public
Facilities Financing Plan, the City Council finds that adoption of the
Sacramento Railyards Specific Plan Public Facilities Financing Plan would
achieve the following:

1.Implement the City's General Plan goal to provide infrastructure for
identified infill areas;
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2. 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 Railyards Specific Plan, inciuding identifying existing and
potential future development impact fees, public financing mechanisms,
and federal, state and local funding programs;

3. Identify the development timing for implementation of the Backbone
Infrastructure and Public Facilities improvements needed for the Initial
Phase and Buildout conditions consistent with the Sacramento Railyards
Specific Plan phasing plan; and

4. Establish the policy framework for future financing of the required
Backbone Infrastructure and Public Facilities improvements needed to
implement the Sacramento Railyards Specific Plan.

Section 2. The City Council hereby adopts the Sacramento Railyards Specific Plan
Public Facilities Financing Plan.

Table of Contents:

Exhibit A: Sacramento Railyards Public Facilities Financing Plan

Adopted by the City of Sacramento City Council on December 11, 2007 by the following
vote:

Ayes: Councilmembers Cohn, Fong, Hammond, McCarty, Pannell, Sheedy,
Tretheway, Waters, and Mayor Fargo.

Noes: None.

Abstain: None.

Absent: None. ,

Mayor Heath®y Fargo

Attest:

hirley Conéalino, City Clerk
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I.  EXECUTIVE SUMMARY

INTRODUCTION

The Sacramento Railyards Specific Plan (herein referred to as the “RSP,” “Railyards,” or
“Project”) is located in the City of Sacramento (City) on 244 acres of land immediately
north of downtown Sacramento, east of the Sacramento River, south of North B Street,
and north of the Federal Court House and Alkali Flat neighborhood. Map I-1 shows the
location of the Project within the context of downtown Sacramento. Many of the maps
in this report are copies of maps {rom the August 2007 Railyards Specific Plan Draft
Environmental Impact Report (EIR}. For example, Map I-1 is also EIR Figure 3-2.

The Project is located in the Richards Boulevard Redevelopment Area (RBRA), which
was established in 1990 to encourage revitalization and infill development adjacent to
Downtown. The City and the City Redevelopment Agency (Redevelopment Agency)
have proposed to revise the RBRA boundaries by removing the Project from the RBRA
and establishing a proposed new Railyards Redevelopment Project Area (RRPA) made
up of a portion of the RBRA that includes the Project.

The Public Facilities Financing Plan (Financing Plan} provides an overview of the
development strategy for the Railyards and provides the background for establishing
public policies that will govern the financing of backbone infrastructure and public
facilities (Facilities) necessary to serve the Project. The Financing Plan also identifies the
estimated cost of the Facilities and proposes a set of funding sources to pay for the
Facilities.

LAND USE SUMMARY

This Financing Plan is based on the Project land use designations described in the
August 20, 2007, Sacramento Railyards Public Review Draft Specific Plan (Specific Plan).
A majority of the Railyards is owned by Thomas Enterprises of Sacramento, LLC,
(herein referred to as the “Master Developer” or “Thomas Enterprises”). According to
the Specific Plan, the Project provides for high-density mixed-use development and a
maximum allowance of the following land uses:

¢ 12,100 residential units;
¢ 2.4 million square feet of office space;
¢ 1.4 million square feet of commercial space;

e 491,000 square feet of flexible mixed-use space;
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e 485,390 square feet of historic and cultural space; and
s 1,100 hotel rooms.

The RSP also includes open space, parks, and other community facilities.

LAND USE SUMMARY USED IN FINANCING PLAN

The RSP provides considerable flexibility in the land use program, such as permitting
either a maximum level of office or a maximum level of residential for a specific area.
The EIR evaluates the potential environmental impacts of the Railyards project using the
maximum allowable building program for each land use (Table 3-2 of the EIR). The
maximum levels of both land uses, however, cannot be constructed. The Financing Plan
uses a more conservative land use scenario to avoid overestimating the actual amount of
development. These land use differences are explained in greater detail in Chapter II.

Map I-2 (also EIR Figure 3-5) shows the proposed land use plan of the Project, and
Table I-1 summarizes the land use plan at buildout for the Project used in this Financing
Plan. For the purpose of this Financing Plan, development of the Project has been

organized into two phases:1
« Initial Phase includes Thomas Enterprises’ Phases 1A, 1B, and 2; and

¢ Remaining Phase includes Thomas Enterprises’ Phases 3 and 4.

Buildout of the Project represents Initial Phase and the Remaining Phase combined.

PUBLIC FACILITY REQUIREMENTS

The Specific Plan and EIR provide detailed descriptions of transportation, storm
drainage, water, and sanitary sewer systems needed to support the RSP and Richards
Boulevard Area Plan (herein referred to as the “River District”), except when used in the
name of an existing program. The Specific Plan also describes the Facilities required for
development of the Project including schools, parks, open space, fire station, landscape
corridors and other public amenities. These improvements are labeled “Backbone
Infrastructure” and “Public Facilities” throughout the Financing Plan. Chapter III
provides a precise definition of Backbone Infrastructure and Public Facilities.

11.and use phasing is based on Thomas Enterprises’ 4/5/07 and 7/14/07 Railyards Land Use Phasing
Scenarios and the City of Sacramento’s October 23, 2007 Open Space Summary.
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The Specific Plan provides an overview of the implementation strategy for the phasing
and financing of the identified improvements. The Financing Plan expands on the
implementation strategy presented in the Specific Plan. The development of the Project
is a long-term process (25+ years). Many details about development phasing, timing of
infrastructure requirements and available financing will not be known until the actual
development of each phase of the Project occurs.

PURPOSE OF THE FINANCING PLAN

Fconomic & Planning Systems, Tnc., (EPS) prepared this Financing Plan, whichis a
requirement of the Implementation Chapter of the Specific Plan. The Financing Plan is
based on the Specific Plan, the EIR, and numerots engineering studies for various major
infrastructure items. ‘

The purpose of the Financing Plan is to describe the financing strategy used to fund
Backbone Infrastructure and Public Facilities (as defined later in this report) needed to
serve new development in the Project. The Financing Plan accomplishes this strategy by
following these steps:

1. Specifying the major Backbone Infrastructure and Public Facilities to be
constructed or acquired in association with the development of the Project;

9. Tdentifying funding sources to pay for the Backbone Infrastructure and Public
Facilities, including any existing and potential future fee programs of financing
districts;

3. Providing information regarding the development timing of Backbone
Infrastructure and Public Facilities improvements; and

4. Establishing the policy framework for financing the required major Backbone
Tnfrastructure and Public Facilities improvements.

OVERVIEW OF FINANCING STRATEGY

This Financing Plan shows the estimated costs to construct identified Backbone
Infrastructure and Public Facilities and describes the proposed or identified financing
mechanisms to fund those costs.

EACTORS INFLUENCING THE FINANCING PLAN

The process of developing the Financing Plan for the RSP area includes several
important considerations:

PASTOIET hﬁéLé‘,ahzﬁ'ﬂTliI—Fs_ﬁm\Xqv‘J\Drgletﬁ;ra\ﬁleﬂPm nmzaTes
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As a major infill redevelopment project, the RSP proposes to create a new urban
environment within the context of an already established city and region.
Success or failure hinges on understanding the significant risks involved in
pioneering a new area and creating the appropriate implementation framework.

The project will require a long time frame to complete. Many market and

financing factors influencing development of the project will not be known for
many years.

The project is composed of a broad mix of land uses, including retail, office,
entertainment, hotel, housing, and public space.

The RSP requires a significant amount of major infrastructure in the early phases
of development.

Financing the Facilitics requires a combination of City, State, federal, and private
development funding sources.

A public/private parinership is required to advance the project through the
aumerous development hurdles that will be encountered. This public/private
partnership will function through the terms and conditions of the Railyards
Development Agreement (DA) as well as other agreements with the City and
Redevelopment Agency.

Tax Increment funding will not be available at the start of the Initial Phase.

Many of the specific development projects (retail, office, residential, mixed-use)
at the outset of development have financial feasibility challenges under current
market conditions. Project developers envision obtaining public subsidies to
assist with closing financial feasibility gaps. This will be accomplished mostly
through the public underwriting of a portion of backbone infrastructure and
public facility costs, typically paid for by new development.

GOALS OF THE FINAN CING PLAN

The elements of the Financing Plan must work together fo provide the optimal balance
of State of California (State) and federal funding, City funding, redevelopment tax
increment financing, development impact fees, land secured debt, and private financing.
Tt will be important not to burden the Project with too much public or private debt while
also assuring that necessary facilities are constructed when needed to meet the Project’s
service standards.

PRI IO Sy Eaberh 10 T 2-Foum At D ¥ 4 FE P RS TLILICT
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The goals of the Financing Plan are as follows:

e Secure funding from federal and State agencies to contribute to the financing of
major freeway, roadway, transit facilities, other transportation improvements,
utilities, and other infrastructure;

e Provide Tax Increment funding and other City funding for infrastructure and
public facilities to assist in creating a feasible project;

« Make appropriate use of municipal debt financing mechanisms to reimburse
developers for construction of facilities;

e Build in flexibility to allow for changing real estate market conditions and public
and private financing opportunities; and

o Assure that new development pays its proportionate share of backbone
infrastructure and public facility improvement costs without rendering the
development project infeasible.

NEW AND UPDATED FINANCING MECHANISMS

The Financing Plan proposes that the City update existing development impact fee
programs and create new special financing districts to provide equal participation in
financing the Facilities for all benefiting development projects, including these actions:

« Updating existing City and Special District fee programs to the extent possible;

« Updating the existing Railyards/Richards Boulevard (River District)/Downtown
Transportation Impact Fee and Railyards and Richards Boulevard (River District)
Public Facility Fee Programs (each of these programs are described in more detail
in Chapter IV);

o Establishing a Railyards Special Financing District (e.g., Mello-Roos Community
Facilities District [CFD]) to reimburse the master developer for construction of
major Backbone Infrastructure and Public Facilities using land secured debt.

To the extent that other funding is available from special local, State, and federal
sources, the costs funded through the aforementioned fee programs and special
financing districts may be reduced.

ITEMS EXCLUDED FROM THE RINANCING PLAN

The following items are specifically excluded from the Financing Plan:

e Costs and funding mechanisms associated with the Sacramento Intermodal
Transportation Facility (SITF), the relocation of the main-line railroad tracks, and

o1 E 0t 571 Saramey R 2R T 2 Finamcing Fim | Rgotst Dt Poamieg Fion\JSE T PEFF RIG {1 P12
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the associated construction of interim passenger facilities. Punding for these
projects is part of a separate development program currently underway by the
City.

« Costs associated with toxic remediation for Backbone Infrastructure and Public
Facilities as well as on-site private development are specifically excluded from
this analysis and are the full responsibility of Thomas Enterprises except to the
extent that they add an increment of cost to specific infrastructure projects.

« The cost of typical subdivision infrastructure, including both frontage and in-
tract improvements, which will be funded by private development.

BACKBONE INFRASTRUCTURE AND PUBLIC FACILITIES
COSTS AND FUNDING SOURCES

Reader’s Note: The Backbone Infrastructure and Public Facilities described in this section
continue to undergo review. All costs are in 2007 dollars and reflect cost estimates as of October
18, 2007. Cost estimates will be adjusted for inflation or revised, based on more detailed
engineering information as the development process is implemented.

Buildout of the RSP will require the construction of roadways, storm drainage, sewer,
water, and a variety of other public facilities. Cost estimates for required Backbone
Infrastructure and other Public Facilities have been derived from a combination of
available preliminary engineering data provided by Nolte Associates, Inc., Kimley-Horn
and Associates, Inc., Davis Langdon, Walker Parking Consultants, Thomas Enterprises,
and the City current as of October 18, 2007,

BACKBONE FACILITIES COSTS

Table I-2 summarizes the buildout costs of Backbone Infrastructure and other Public
Facilities required to serve the RSP. At buildout, Backbone Infrastructure and other
Public Facilities are estimated to cost approximately $745 million (2007%). These costs
are for Facilities located within the boundaries of the RSP, or beyond the boundaries of
the RSP but are designed to serve the RSP and are required to be funded in whole or in
part by the RSP developers. These costs do not include the costs of in-tract and other
project-specific improvements, which will be privately financed. The costs summarized
in Table I-2 also exclude the value of land on which the Backbone Infrastructure and
other Public Facilities will be constructed.

fa ATk 2 13 P\ Baparas\ g Fasmeg s\ BT FFER RO LLGT 2T
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Table |-2
Railyards Specific Plan
Public Facitities Financing Plan
Preliminary Infrastructure Improvement Costs at Buildout (2007$)
Item Buildout
Infrastructure Improvements (1]
Storm Drainage $45,403,450
Sanitary Sewer
On-Site Sanitary Sewer $30,101,000
Off-Site Sanitary Sewer $6,439,230
Total Sanitary Sewer $36,540,230
Water $21,603,217
Transportation [2]
On-Site Roadways [3] $158,412,000
Off-Site Roadways $14,122,000
Dry Utilities $14,853,000
Freeways $69,661,000
Total Transportation $257,048,000
Total Infrastructure Improvements $360,594,897
Public Facility Improvements
7th Street LRT Station (4] $5,000,000
Other Transit Facilities $10,000,000
Centra! Shops [5] $124,900,060
Community Center [6] $9,750,000
Parks and Open Space [7] $36,813,601
Surface and Structured Parking {8] $137,321,560
Schools [9] $39,527,436
Library [10] $500,000
Police Station [11] $10,000,000
Fire Station [11] $10,000,000
Total Public Facility Improvements $383,812,657
Subtotal Infra. and Public Facility Improvements $744,407,554
Special Financing District Formation and Updates $1,000,000
Total Infra. and Public Facility Improvements $745,407,554

“cost_summ_bldt"

Source: 7/14/07 Railyards Phasing Scenario; 7/17/07 & 10/17/07 Nolte cost estimates; 7/11/07& 5/2/07
Kimley-Horn and AssoC. cost estimates; 10/23/07 City of Sacramento cost eslimates; EPS.

Prepared by EPS 10 15574 Modsl12.xls 11/1/2007
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Table I-2

Railyards Specific Plan

Public Facilities Financing Plan

Preliminary infrastructure Improvement Costs at Buildout (2007%)

{1
[21
(3]
[4]
{3
(6]
i7]
(8}

9]

Costs include contingency, engineering and design, construction management, and
plan check permit costs.

Transportation improvements include full sidewalk but excludes landscaping, wet/dry
utilities, and demo (except where noted).

For some arterial roadways, excludes costs associated with right-of-way acquisition.
Placeholder estimate from the City of Sacramento as of 10/11/086.

Improvement cost estimates for Central Shops provided by Thomas Enterprises.
Estimate from the City of Sacramento as of 6/2007. Based on an estimate of $325/sq. t.
for a typical community center of 30,000 square feet.

Estimated costs and phasing provided by the City of Sacramento’s

Department of Parks and Recreation 10/23/07.

Based on a preliminary estimate prepared by Walker Parking Consultants on 6/29/07.
Includes public surface and structured parking per the City of Sacramento 8/30/07.
For this iteration of the analysis, total costs are assumed to equal fee revenue
generated by the project. Actual costs will be updated when they are available.

[10] Assumedtobea community reading room.
[11] Placeholder estimate provided by the City of Sacramento as of 5/17/07.
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SOURCES OF FUNDING

Figure I-1 provides a summary of the estimated funding sources for the infrastructure
program at buildout. The complexity of the Railyards project requires many funding
sources to construct the Backbone Infrastructure and Public Facilities required to serve
the Project. Because of the extent of infrastructure requirements and mix of funding
sources, the Master Developer and City will need to closely coordinate the use of public
and private funding. Over time it is anticipated that private development can shoulder

a larger portion of the infrastructure burden.

As shown, the main funding categories (and associated percentages which result from
the calculations in this document) consist of those listed here:

« Project-based funding which accounts for approximately 23 percent of ail
funding;

e City and Redevelopment Agency sources of funds, which account for 30 percent
of all funding; and

« Outside Sources of funds (regional, State, federal, and other), which account for
approximately 47 percent of all funding.

Table I-3 is the detailed listing of all Backbone Infrastructure and other Public Facility
requirements and associated estimated funding sources for buildout of the Project.

FINANCING STRATEGY AND DEVELOPMENT AGREEMENT
ISSUES

The factors described above are encapsulated in several issues that must be considered
while structuring the financing strategy, and requirements and conditions specified in
the DA. These considerations will provide guidance to the City, Redevelopment
Agency, and Master Developer as the financing strategy and DA process unfolds.

1. Because of the reliance on State, federal, and Regional Transit funding fora
substantial portion of the transportation and utility improvements, a phasing
strategy will be required that permits increments of development linked to
transportation improvements. The strategy should include subphases or
“fallback” positions should the transportation and transit funding be delayed.

2. The City and the Redevelopment Agency must participate in the Financing
Plan’s infrastructure program by providing tax increment, Measure A, Major
Street Construction Tax (MSCT), and other potenﬁal City revenues. These

S HET S et a3k MO Timh 2o Py Pl Rapos\ Dt Py Pt A FERP HEBTLOLIXNAY
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Figure [-1

Railyards Specific Plan

Pubfic Facilities Plan

Estimated Sources of Funding at Buildout (2007$)

Preliminary Estimated Backbone Infrastructure & Public Facliity Costs at Buildout:

DRAFT

$745.4 Nillion {2007%)

Prapared by EPS 13

Project-Based City of Sacramento/ Outside Sources
Funding Redevelopment Agency of Funding [2]
$168.8 Million $222.1 Million $354.4 Million
Proposed Railyards Regional, State, —‘
Plan Area Fees Tax Increment [1] and Federai
$36.6 Million $80.0 Million $73.8 Million
Proposed Railyards
Special Fin. District Measure A Proposition 1C
$57.9 Million $15.0 Million $150.0 Million
]
Park/School Major Street
Impact Fees Construction Tax Other Funding
$74.3 Million $9.1 Million $130.6 Million
1
Downtown/River
District Fees
$66.0 Million
L
Other City Funding
$52.0 Million
*funding_figure™
Source: EPS.

{11 The allocations shown in this figure are conceptual only and do not cbligate the Redevelopment Agency
of the City of Sacramento to spend tax increment in this mannet, Any lax increment spanding Is subject
to Redevelopment Agency's discretion, available tax increment, and legal findings allocating the funds.
Total tax increment revenue generated by the Project will be greater than the $80 million this analysis
estimates will be available to fund backbone infrastructure.

{2] The estimate of outside sources of funding is preliminary and subject to future decisions by the granting
agencies. Thomas Enterprises provided initial estimates for Prepasition 1C. However, the funding criteria
is not yet determined, and the funding allocations wilt not be decided untit approximately June 2008.

15574 Model12.xls 11/1/2007
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Table |-3 .
Raityards Specific Plan ‘ Buildout J
Public Facilities Financing Plan
Estimated Sources and Uses of Funds at Buitdout (20078}
Project-Based Funding B Redevelopment City Funding Sources Other Funding Sources
Estimated ” h "
Improvemant Proposed Park/ Major Street Subtotal Subtotal
Costs at Propased Railyards School Subtotal Construction Downtown/ City Regional, Other
Buildout Railyards Special Financing Impact Project-Based Tax Measure Tax River District Other Funding Slate, and Proposition Funding Total Surplus/
ltem (2007%) Plan Area tes District Feas Funding Increment A {M5CT) Fees City Sources Federal 1C Other [1} Sources Funding {Shortfall)
Infrastructure Improvements [2]
Storm Drainage $45,403,450 $0 $5,187,450 $0 $5,187 450 %0 30 $0 $0 &0 S0 0 $40,216,000 $0 $40,216,000 $45,403,450 %0
Sanitary Sewer
On-Site Sanitary Sewer 530,101,000 %0 $1,195,000 50 $1,195,000 50 $0 $0 $12,143,124 %0 $12,143,124 50 $16,762,876 50 $16,762,876 $30,101,000 50
Off-Site Sanitary Sewar 56,439,230 30 $0 0 50 S0 30 $3,275,126 $0 $3,275,128 S0 $3,164,104 30 3,164,104 6,439,230 %0
Total Sanitary Sewer £36,540,230 $0 £1,195,000 50 $1,195,000 $0 0 50 %15,418,249 50 $15,418,249 0 19,926,981 $0 $19,926,981 $36,540,230 30
Water $21,803,217 $0 $6,839,992 30 $6,639,992 $0 $0 30 50 %0 $0 $0 $14,763,225 $0 $14,763,225 $21,603,217 $0
Transportation [3}
On-Site Roadways [4] $158,412,000 %0 30,476,097 %0 $39,476,007 %21,631,310 0 9,135,280 30 50 49,135,280 $25,000,000 $63,269,314 $0 $88,269,314 $158,412,000 $0
OH-Site Avadways %14,122,600 50 %0 $0 $0 50 50 %0 $14,122,000 30 $14,122,000 $0 30 0 S0 $14,122,000 %0
Dry Utilitiss $14,853,000 $0 55,245,534 $0 $5,245,534 $468,690 50 50 50 %0 %0 50 $9,138,776 %0 $9,138,776 $14,853,000 %0
Fracways [6] $69,661,000 $3,169,820 %0 $0 $3,189,820 %0 515,000,000 0 $26,471,180 30 $41,471,180 $22,314,295 $2,685,705 $0 $26,000,000 $69,661,000 $0
Total Transportation %$257,048,000 43,189,820 644,721,631 %0 $47,911,451 $22,000,000 $15,000,000 $9,135,280 $40,583,180 $0 64,728,460 $47,314,295 $75,003,794 $0 $122,408,088 $257,048,000 50
Total Infrastructure Improvements $360,594,897 $3,189,820 $57,944,073 $0 $61,133,893 $22,000,000 %15,000,000 $9,135,280 $56,011,429 50 $80,146,709 $47,314,295 $150,000,000 $0 $197,314,205 $360,594,897 3¢
Public Facility Improvements
7ih Street LRT Station [6] $5,000,000 $5,000,000 £0 30 $5,000,000 $0 §0 $0 $0 $0 S0 $0 $0 %0 $0 $5,000,000 $0
Other Transit Facilities $10,000,000 $10,000,000 $0 $0 $10,000,000 $0 $0 $0 $0 $0 %0 %0 50 %0 $0 $10,000,000 $0
Ceniral Shops [7] $124,200,060 %0 $0 $0 50 $38,000,000 %0 50 50 0 $0 $26,500,000 50 $80,400,060 $66,900,060 $124,900,080 %0
Community Genter [8} $9,750,000 $4,875,000 80 %0 $4,875,000 $0 50 30 $0 %0 $0 %0 $0 $4,875,000 54,875,000 $9,750,000 50
Parks and Open Space [9] %36,813,601 42,028,594 0 34,785,008 $36,813,602 %0 %0 $0 $0 $0 $0 S0 30 %0 50 $36,813,502 £
Syrface and Structured Parking [10, 11} $137,321,560 %0 30 $0 30 $20,000,0C0 %0 %0 $0 $52,000,000 $52,000,000 $0 50 $65,321,560 $65,321,660 137,321,560 $0
Scheols (12} $38,527,436 $0 %0 $39,027,436 $39,627,436 0 50 %0 $0 50 30 0 S0 $0 %0 439,527,436 %0
Library [13] $500,000 $500,000 0 30 $500,000 S0 $0 30 50 $0 $0 50 $0 $0 50 $500,000 %0
Police Station [14] $10,000,000 $6,000,000 $0 30 $5,000,000 $0 50 30 56,000,000 $0 $5,000,000 $0 §0 $0 $0 $10,000,000 30
Fire Station [14] ) $10,000,000 $5,000,000 $0 %0 $5,000,000 $0 $0 30 $5,000,000 30 $5,000,000 $0 $0 $0 %0 $10,000,000 %0
Total Publie Facility Improvements $383,812,657 $32,403,594 %0 74,312,444 $106,716,038 $58,000,000 50 40 $10,006,000 $52,000,000 $62,000,000 $26,500,000 50 130,596,620 $157,096,620 $383,812,658 $0
Subtotal Infra. and Public Facility Improvements $744,407,5654 $35,593,414 $57,944,073 §74,312,444 $167,84%9,930 480,000,000 $15,000,000 $9,135,280 $66,011,420 $52,000,000 $142,146,709 $73,814,295 $150,000,000 $130,596,620 $354,410,915 4744 407,555 30
Special Financing District Formalion and Updates $1,000,000 $1,000,000 30 $0 $1,000,000 £0 $0 $0 %0 $0 $0 %0 %0 %0 $0 $1,000,000 $o
Totafl infra. and Public Facility improvements £745,407,554 $36,593,414 $57,944,073 $74,312,444 $168,849,230 £80,000,000 515,000,000 $9,135,280 $66,011,423 $52,000,000 $142,146,709 $73,814,285 150,000,000 $130,596,620 $354,410,915 $745,407,554 50

Source: 7/14/07

1
el
i3]
141
(5}
18]
7]
i8)
fa1

Railyards Phasing Scenanc; 7/17/07 & 10/17/07 Nofie cost estimates; 71 11078 52107

“Cither” funding may include grant or olher sources of ravani such as capital campaigns by uses groups.

Infrastructure improvement costs include contingency, engineering and design, conslruction management, and pan check penmit cosls.
Tl sidewalk but excludes landscaping, wet/dry utifities, and demo {except where noted).

Transportation improvemenis include

Estimated improvement costs for some arterial roadways, exclude costs associated with right-of-way acquisition.

Initial phase estimate of improvement
Piaceholder improvement cost estimal

costs based on the I-5 Richards Interchange Ultmate Sphit Diamond cost estimates. A porion has bean allocated to Phasa 1B.

te from the City of Sacramento as of 1071 1/06.

Improvernent costs estimales for the Central Shops provided by Thomas Entepises.

Community Center improverment cost

Estimated improvement costs and costs by phase provided by

estimate from the Gity of Sacramento as of 6/2007. Based on an estimate of $326/sq. ft.
the Gity of Sacramenlo’s Deparlment of Parks and Recreation 6/18/07.

[t0] Based on a preliminary improvement cost estimate prepared by Walker Parking Gonsultants on 6/28/07. Inciudas surface parking per Ihe City of Sacsamento §/30/07.

11} Cther City revenue anlich
[12] For this itsration of the ana!

pated to fund surface an:
tysis, total improvement cosls ara assumed to aqu

[13] Assumedtobea community reading room.
{14] improvement cost estimates provided by the City of Sacramento as of 5H7/07.

Prepared by EPS

d structured parking refers lo anticipated pariing revenuss,
al fas revenue generated by the

project. Actual costs will be updated when they are available.

Kirley-Hom and Assoc, cost estimates; 10/23/07 City of Sacramento cost estimates; EPS.

for a typlcal community center of 30,000 square feet.

sotrces_uses bufdout”

15574 Modeli 2 xis 10728/2007
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funding mechanisms are vital to the ability of the project area to fund Backbone
Infrastructure and Public Facilities and address the financial feasibility gaps that
exist for the specific development projects under current market conditions.

3. There may be periods when backbone infrastructure and public facility costs
exceed the fair share cost burdens available from the Project, and exceed the
ability of the City and the Redevelopment Agency to provide public funds to the
Project. A variety of solutions are available to resolve these short-term cash flow
problems, including an infusion of private capital (with potential future
reimbursement), modification to the infrastructure phasing program, and a
development impact fee surcharge on development projects (with potential
future reimbursement), These cash flow issues will be lessened to the extent

‘| federal and State funding is obtained for the public and other improvements and
as the value of private development appreciates over time.

| ORGANIZATION OF THIS REPORT

] In addition to this introductory chapter, the Financing Plan contains the following
chapters:

\ o Chapter II describes the Railyards Land Use Plan and the potential phasing of
the development.

« Chapter III describes the Backbone Infrastructure and Public Facilities
‘ requirements of the RSP.

o Chapter IV provides a summary of potentially available funding sources to pay
‘ for the Backbone Infrastructure and Public Facilities.

« Chapter V provides a detailed discussion of the financing strategy used to fund
l' : the construction of the required facilities.

o Chapter VI describes changes to the existing Railyards/Richards (River
: District)/Downtown development impact fee programs resulting from the
' l ! adoption of the new RSP

e Chapter VII provides a comparison of infrastructure cost burdens in the
] Railyards and comparable project areas.

« Chapter VIII identifies typical funding mechanisms for services and ongoing
I operations and maintenance of Facilities in the Railyards.

« Chapter IX reviews the implementation procedures of the Financing Plan.

\ : The Financing Plan also contains three appendices, which provide backup information
used to develop the Financing Plan. The following appendices are provided:

FABOH IS Baiderds PNk TN e
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« Appendix A: Bonding Capacity Estimates. This appendix provides an estimate

of the Mello-Roos CED bonding capacity of the Railyards for the Initial Phase,
Remaining Phase, and Buildout.

Appendix B: Existing Fee Revenue Estimates. This appendix provides estimated
revenues generated by the existing City Park Fee, Master Street Construction Tax
and School District Fee program.

Appendix C: Detailed Estimated Infrastructure Cost Burden Comparison
contains the assumptions and estimated development impact fees, plan area fees,
and estimated bond debt of special taxes and assessments for the Railyards and
comparable projects in the Sacramento Region (Region).

ek - Foixieg Flis oris i) Fasmcing Fioa 1557 HFP 208 11120 ke
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1. DEVELOPMENT PROGRAM AND PHASING

PLAN OVERVIEW

The Railyards comprises 244 acres of land immediately north of downtown Sacramento.
For the purpose of this Financing Plan, the Project envisions over 1.5 million square feet
of new office space, approximately 1.4 million square feet of new retail space, nearly
500,000 square feet of historic/cultural space, and neatly 11,000 residential units on
approximately 100 acres. An additional 77 acres are anticipated to comprise other land
uses including parks and open space, transportation, public parking, and a proposed
Railroad Technology Museum. The remainder will be dedicated for public rights-of-

way.

Table II-1 summarizes the proposed land uses evaluated for the purpose of this
Financing Plan and divides the uses into an initial phase and remaining phase similar to
the Specific Plan and Environmental Impact Report (EIR). Map 11-1 (also EIR Figure 3-5)
provides an overview of the Project land use plan.

The Project is located in the Richards Boulevard Redevelopment Area (RBRA), which
was established in 1990 to encourage revitalization and infill development adjacent to
Downtown. The City and Redevelopment Agency have proposed to revise the RBRA
boundaries by removing the Project from the RBRA and establishing a new Railyards
Redevelopment Project Area (RRPA) comprising a portion of the RBRA that includes the
Project area.

The Railyards, if realized, would achieve several planning objectives including these:

e Transforming the Railyards from an underutilized and contaminated industrial
site into an attractive and vibrant transit-oriented, mixed use urban environment
and regional destination.

o+ Integrating the Railyards into the fabric of the existing Downtown and other
surrounding districts.

« Connecting the Railyards area with Sacramento’s downtown office, retail and
government centers, as well as Old Sacramento, the River District, and the Alkali
Flat neighborhood.

e Preserving the historical and cultural resources of the area, notably, the historic
Central Shops buildings.

« Providing a mix of uses that complement and support the City’s planned
Sacramento Intermodal Transportation Facility (SITF), which connects the
Central City to the Region, the State and beyond.

o\ (ST ST e 2306 o Flon\ B ¥t Fos g 06 1213250 e
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The RSP describes the land use designations and the maximum allowable development
program (T able 5-2 of the Specific Plan). The EIR evaluates the potential environmental
impacts of the Railyards project using the maximum allowable building program for
each land use (Table 3-2 of the EIR). The Railyards Specific Plan (RSP) provides
considerable flexibility in the Jand use program, such as permitting either a maximun
level of office or a maximum level of residential for a specific area. However, the
maximum levels of both land uses cannot be constructed. The Financing Plan uses a set
of land uses that is less than the maximum allowable building program to be
conservative from a financing standpoint so that fee programs and other financing
mechanisms do not overstate development potential and consequently end up under-
funded.

Table I1-2 provides a comparison of land uses at buildout used in the EIR, Specific Plan,
and EPS analyses.? Table 11-2 also includes a land use summary prepared by Thomas
Enterprises that was used to develop the Backbone Infrastructure and Public Facilities
requirements.

The Specific Plan classifies residential and nonresidential development into three land
use designations:

o Office Residential Mixed Use (ORMU);

o Residential Commercial Mixed Use (RCMUY); and

o Residential Mixed Use (RMU).

EPS, in consultation with the City, has made the following assumptions regarding the
anticipated land uses that will be developed in each land use designation.

Office Residential Mixed Use

For ORMU land uses, the Specific Plan permits either a maximum level of office or a
maximum level of residential for a specific site. However, the maximum levels of both
cannot be constructed. This Financing Plan uses a set of land uses that is less than the
maximum allowable building program to be conservative from a financing standpoint.
Specifically, the Financing Plan assumes:

« ORMU parcels located south of the Union Pacific tracks are 100 percent
nonresidential and those located north of the Union Pacific tracks are 100 percent
residential; and

o The composition of nonresidential ORMU parcels is 75 percent office and
25 percent neighborhood-serving retail.

2 EPS analyses comprise this Financing Plan and the forthcoming Fiscal Impact Analysis and Economic
Impact Analysis.
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Residential Commercial Mixed Use

For RCMU land uses, retail square footage is considered regional-serving retail. Flexible
mixed use square footage is assumed to be 100 percent office. In addition,
approximately 154,000 square feet of RCMU Cultural/Historic land uses are assumed to

consist of regional-serving retail.3

Regional Mixed Use

Retail proposed for RMU parcels is assumed to be neighborhood-serving,.

LAND USE PHASING

It is likely that the actual pace of development will vary significantly from any
development assumptions that can be presented at this time. The infrastructure
improvement program is linked to the development occurring in the Plan Areas rather
than a timeline, except where the Railyards remediation requirement may dictate
otherwise. Thus, if the development pace is slower or faster than anticipated, the timing
of the infrastructure construction can be adjusted.

For the purpose of this Financing Plan, the development of the project has been
organized into two major phases:

s Initial Phase includes Thomas Enterprises’ Phases 1A, 1B, and 2; and

« Remaining Phase includes Thomas Enterprises’ Phases 3 and 4.

Map I1-2 (also EIR Figure 3-6) shows the parcels anticipated to be included in the Initial
Phase of development; the undesignated parcels are anticipated to be included in the
Remaining Phase of the Project. The land use phasing information is based on Thomas
Enterprises 4/5/07 and 7/14/07 Railyards land use phasing.

Table II-1 shows the amount of development included in the Initial Phase and the
Remaining Phase. It is likely that development in the Remaining Phase areas could
begin before the development planned for the Initial Phase is completely built out.
Infrastructure improvements for the two Phases were identified primarily by Nolte
Associates, Inc. and Kimley-Horn and Associates, Inc.

3 Based on retail assumptions for the Cultural/Historic land nses identified in Keyser Marston Associates’
8/14/07 Urban Decay Analysis.
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11I. INFRASTRUCTURE PHASING AND IMPLEMENTATION
STRATEGY

Reader’s Note: The Backbone Infrastructure and Public Facilities described in this section
continue to undergo review. All costs are in 2007 dollars. The list of improvements and
associated cost estimates will be adjusted for inflation or revised based on more detailed
engineering information as the development process is implemented.

The Specific Plan represents a broad vision for approximately 244 acres of land adjacent
to downtown Sacramento. The Plan recognizes that full buildout of the Project will take
many years, and that for it to be fully realized, many phases of development will occur.
The success of the development hinges in great part on the orderly phasing of the Project
in manageable and fundable increments.

The phasing and implementation strategy describes the anticipated sequence of public
and private actions that will lead to full buildout of the Project. The strategy provides a
general framework of priorities for infrastructure construction and development.

Depending on market conditions and available funding, the sequence of public
jmprovements and private development could vary significantly from those described
as the Initial Phase and Remaining Phase. For example, should funding become
available earlier for a major component planned for a later phase of the project (e.g.,
funding for the Richards Boulevard Interchange), its implementation could be
accelerated, thereby affecting other components of the development program.
Conversely, if funding is not available for key infrastructure, the pace of development
will be limited.

The cost of the major improvements necessary for the Initial Phase and the Remaining
Phase of development are identified in Table 1NI-1. The Initial Phase requires

$223 million in Backbone Infrastructure costs and $299 million in Public Facility costs.
The Initial Phase costs are estimated to be $523 million, approximately 70 percent, of the
$745 million total costs for Backbone Infrastructure and Public Facilities.

The conditions of approval associated with the tentative maps for the specific
development projects will identify the specific infrastructure-development linkages
whereby specific portions of the development cannot proceed until required Facilities
are constructed. These linkages will control the phasing of the capital improvement

program.

Tt is important to recognize that the development process will be a continuum. Each
Project phase can be lengthened, shortened, or developed in a different sequence

P £ 2OV Tk = 4 FFFR RDS L1M7 4
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Table 1111
Railyards Specific Plan
Public Faciiities Financing Plan

Preliminary infrastructure improvement Costs by Phase {2007%)

DRAFT

Initial Phase

Remaining Phase

ftem (1A, 1B & 2) (384) Buitdout
Infrastracture improvements i1
Storm Drainage 440,216,000 $5,187,450 $45,403,450
Sanitary Sewer
On-Site Sanitary Sewer $28,906,000 $1,195,000 $30,101,000
Off-Site Sanitary Sewer $6,439,230 $0 46,439,230
Total Sanitary Sewer $35,345,230 $1,195,000 $36,540,230
Water $14,763,225 $6,839,982 $21,603,217
Transportation [2]
On-Site Roadways 31 $109,521,000 $46,891,000 $158,412,000
Off-Site Roadways $6,995,000 $7,127,000 $14,122,000
Dry Utilities $9,461,000 $5,392,000 $14,853,000
Freeways [4] $6,231,000 $63,430,000 $60,661,000
Total Transportation $132,208,000 $124,840,000 $257,048,000
Total Infrastructure Improvements $222 532,455 $138,062,442 $360,594,897
Public Facllity Improvements
7th Street LRT Station [5] $5,000,000 $0 $5,000,000
Other Transit Facilities %0 $10,000,000 $10,000,000
Gentral Shops [6] $124,900,060 $0 $124,900,060
Community Center {7} $0 $9,750,000 $9,750,000
Parks and Open Space 81 $22,638,132 $14,175,469 $36,813,601
Surface and Structured Parking [9] $137,321,560 $0 $137,321,560
Schools [10 $9,541,836 $29,985,600 £309,627,436
Library {11} $0 $500,000 $500,000
Police Station (12} $0 $10,000,000 $10,000,000
Fire Station [12] $0 $10,000,000 $10,000,000
Total Public Facility |mprovements $200,401,588 $84,411,069 $383,812,657
Subtotal Infra. and Public Facility Improvements $521,934,043 $222,473,511 $744,407,554
Special Financing Dislrict Formation and Updates $600,000 $400,000 $1,000,000
Total Infra. and Public Facility improvements $522,534,043 $922,873,511 $745,407,554
“cost_sUmm”

Source: 7/14/07 Rallyards Phasing Scenario; 7/17/07 & 10/17/07 Nolte cost esti

cost estimates; 10/23/07 City of Sacramento Cost Estimates; EPS.

[11 Cosls include contingency. engineering and design,
(2] Transportation improvements include full sidewalk b
[3] Forsome arigrial roadways, excludes costs associa
141 Initial phase estimate based on the 1-5 Richards interchange Ultima

allocated to Phase 1B.

construction mana
ut excludes landscaping,

51 Ptaceholder astimate from the City of sacramento as of 10/11/06.

6] Improvement costs estimates for the Central Shops provide

d by Thomas Enterprises.

gement, and plan che
wel/dry utitities,
ted with right-of-way acquisition.
te Split Diamond

ck perrmit costs.
and demo (except where noted).

mates; 7/11/078 5/2/07 Kimley-Horn and Assoc.

cost estimates. A portion has been

i7] Estmate from the City of Sacramenlo as of 6/2007. Based onan estimate of $325/sq. ft. for a typleal community center of 30,000

square feet.

[8] Estmated costs and phasing provided by the City of Sacramento's Department of Parks and Hecreation 10/23/07.

(91 Basedona prefiminary ostimate prepared by Walker Parking Consultants on 6/29/07. Includes surface parking

per the Gity of Sacramento 8/30/07.

110} Forthis itoration of the analysis, total costs are assumad 10 equal fee revenue generated by the project.

Actual costs will be updated when they are available.

[11] Assumed o be a community reading room.
[12] Provided by the City of Sacramento as of 5/17/07.

Prepared by EPS

27
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depending on the availability of funding for infrastructure improvements and general
market conditions.

DEFINITIONS OF BACKBONE INFRASTRUCTURE AND PUBLIC FACILITIES

The term “backbone infrastructure” is often used to describe all publicly owned
facilities. This Financing Plan will use the following definitions o more precisely define
these iterms:

Backbone Infrastructure: This term includes most of the essential public service-based
infrastructure inclusive of roadways and improvements underneath roadways. These
items include storm drainage, sanitary sewer, water, major roadways (including
frontage improvements), and dry utilities. Backbone Infrastructure is sized to serve
aumerous individual development projects in the Project and in some cases serves
adjacent development areas—Downtown and River District. The specific items of
Backbone Infrastructure have been identified in supporting infrastructure master plan
documents.

Public Facilities: This term includes these public facilities:
¢ Transit;
« Historic central shops (rehabilitation);
« Open space and parks;
o Public parking (surface and structures);
e Schools;
o Library facilities; and
« Public Safety facilities (Police and Fire).

This group of items provides amenities to the Project (e.g., park facilities and libraries) or
houses employees providing services to the area (e.g., fire station).

Facilities: This term is used generically in the Financing Plan to include a combination
of Backbone Infrastructure and Public Facilities when a precise breakdown is not
required.

Project Infrastructure: This group of improvements includes specific onsite project

improvements, including storm drainage, SCWel water, roads, and dry utilities in an
individual development project, commercial, or multifamily project.

28



(. ( Final Draft Report
Railyards Specific Plan Public Facilities Financing Plan
November 2007

INFRASTRUCTURE AND FACILITY PHASING

The development phasing for the Railyards must be based on a market-driven approach
coordinated with a phased infrastructure program. Development will respond to
imarket demand and the installation of Eacilities will be phased to correspond with the
pace of development and the requirements of the City. The infrastructure phasing
sirategy will be adjusted to make sure that adequate traffic/transit, sewer, water, storm
drainage, and community facility capacity is in place to serve each increment of
development.

The City and Thomas Enterprises likely will develop a subphase of the Initial Phase to
allow some development to occur before the expenditure of the bulk of the Initial Phase
infrastructure costs. The DA and project conditions of approval will specify the
conditions for these initial development projects. Beyond these first projects, major
infrastructure improvements will be required.

The Facilities program for the Railyards includes rail/transit, freeway, arterial roadway,
collector roadway, storm drainage, sanitary sewer, open space/parks, and community
facility improvements. The total identified cost of these facilities is $745 million as
shown in Table ITI-1. Roadway jmprovements account for approximately $257 million
of the $745 million total Backbone Infrastructure and Public Facilities cost, or 34 percent
of the total Facilities program.

Initial Phase infrastructure costs are estimated at $523 million and represent 70 percent
of the total Backbone Infrastructure and Public Facilities costs. Approximately

25 percent of the Initial Phase costs relate to transportation improvements such as
collector and arterial roadways, freeways, rail lines, passenger facilities, and structures.
Table III-1 summarizes the major Initial Phase improvements.

"The DA and project conditions of approval establish methodology, Himing, and linkage
requirements to ensure {hat hazardous materials remediation, private development, and
development of infrastructure, parks and community facilities progress as necessary to
carry out the Railyards objectives and meet service standards for the new development.

INITIAL PHASE

The emphasis of the Initial Phase will be on the establishment of a comprehensive local
traffic distribution system that provides additional linkages between Downtown and the
River District through the Railyards and the completion of major transportation facilities
fhat will have a major regional, as well as local, role. In addition, the Initial Phase will

ALK Saes By 20Tk 7 - P n -ing P\ TS5 PEF P ED 16T 2007
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provide much of the sewer, water, drainage, and dry utility improvements that will

.

serve the entire Railyards project, as well as portions of the River District.

Facilities envisioned for the Initial Phase include:

A majority of the storm drainage, sanitary scwer, and water facilities required for
development of the Project;

Improvements to the following backbone roadways:*

. Extension of 5t Street from H Sireet to North B Street;

_  TExtension of Bercut Drive from south of Bannon to Camille Lane; and
Construction of South Park Street from Bercut Drive to bt Street;
Construction of Railyards Boulevard from Jibboom Street to 7% Street;
Construction of Camille Lane from west of Bercut Drive to 6t Street;

Construction of Huntington, Crocker, and Stanford Streets from Camille Lane to
South Park Sireet;

A portion of the expansion of the north ramps at the Interstate 5 (I-5)/Richards
interchange;

Construction of the 7% Street Light Rail Transit (LRT) station;
Rehabilitation of the Central Shops;

Development of a portion of the parks and open space proposed for the Project;
and

Construction of all public structured and surface parking facilities.

The implementation of the 2007 RSP benefits from several improvements that were
identified in the 1997 Railyards Specific Plan Facility Flement and have already been
constructed. The major transportation improvements include:

Seventh Street construction from Downtown to Richards Boulevard;
Extension of LRT to the existing Sacramento Valley Station; and

Reconstruction of Richards Boulevard to a 4 lane arterial with signalized
intersection at Richards Boulevard/State Route 160.

4 Includes dry utility improvements.
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REMAINING PHASE

By the end of the Initial Phase, much of the major infrastructure, including roadways
transit facilities, and utilities, is anticipated to be in place. The Remaining Phase will
primarily include the completion of Facilities that will have mostly a local role with a
few exceptions.

Facilities envisioned for the Remaining Phase include:

e The completion of projectwide storm drajnage, sanitary sewetr, and water
improvements;

+ Improvements to the following backbone roadways 5

_  Extension of Judah, 6%, 8%, ot and 100 Streets from Railyards Boulevard
to North B Street;

_  Extension of South and North Park from 50 Street to North 10% Street;
_  1Street Connector from 1 Street Bridge to Bercut Drive;
— Expansion of North B Street from Bannon Street to North 10 Sireet;
_ xtension of Railyards Boulevard from 7 Street to North 12th Street; and
_—  TExtension of 5t Street from North B Street to Richards Boulevard;
« The majority of the I-5/Richards interchange improvements;
« Ofther transit facilities (to be defined later in the implementation process);
e A 30,000-sq.-ft. community center;

¢ Remaining park and open space improvements, including the approximately 10-
acre Vista Park located in the northern portion of the Project and park blocks in
the pﬂmarily—residential, eastern portion of the Project;

o« Police and fire facilities to serve the Railyards and the River District; and
o School and library facilities.

5 [ncludes dry utility improvements.
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IV. FUNDING SOURCES

A wide variety of financing techniques are available to fund the public infrastructure
improvements for the Railyards Specific Plan (RSP). Because of the long
implementation period of the Railyards, it is possible that some of the funding sources
described below will no longer exist when some of the programmed Facilities are
constructed. It is also likely, however, that some new funding sources will be created
through new State and federal legislation and can be used to fund Facilities. Below are
the currently available financing sources used in the Financing Plan.

The following sections discuss the funding sources identified to finance Facilities
required for the Project:

 Project Area Funding. Funding sources derived from fees, special taxes, private
capital derived from the private development projects.

e City/Redevelopment Agency Funding. Funding sources that are under the
control of the City or the Redevelopment Agency.

e Outside Sources of Funding (Regional, State, and federal). Funding sources,
such as grants or loans, from State, federal, or other agencies or institutions that
the City would have to apply for funding.

PROJECT AREA FUNDING

Project-based funding is generated by the development projects in the Railyards. These
sources include development impact fees, private capital, one or more special financing
districts, and City/Redevelopment Agency funding.

DEVELOPMENT IMPACT FEES

Specific building projects will be subject to all applicable City and other agency
development impact fees in place at the time of building permit issuance. The Financing
Plan only computes estimates of revenue generated by specific fee programs that will be
used to directly fund backbone infrastructure and public facilities identified in the
Financing Plan. Therefore, Appendix B of the Financing Plan calculates the fee revenues
generated by the Major Street Construction Tax, Park Development Impact Fee, and the
Sacramento City Unified School District School Mitigation Fee programs, as these
revenues are expected to partially fund facility improvements required for project
development and therefore included in the Financing Plan.

The City’s Combined Sewer Development Fee will be collected and used for offsite
improvements to the combined stormwater/sewer system. Because these offsite
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improvements are not required for the project to develop, the improvements are not
included in the Financing Plan and the Combined Sewer Development fee revenues
generated by the Project are not calculated herein.

Revenues from existing plan area fees (Richards/Railyards/Downtown Transportation
Fee and Richards/Railyards Public Facilities Fee) are not calculated this Financing Plan
because actual fee amounts will be updated following approval of the City’s Specific
Plan. In place of estimating plan area fee revenue (in Appendix B), this Financing Plan
approximates the total amount of revenue that may be generated by the Project (shown
in the estimated Sources and Uses tables in Chapter V) after accounting for other
potential funding sources. However, in comparing the infrastructure burdens of
development projects in the Railyards, Richards, Downtown, and the Triangle Specific
Plan in West Sacramento (Chapter VII), this Financing Plan uses a placeholder fee
amount for the Railyards Plan Area as calculated in Table VI-1 and Table VI-2
(Chapter VI).

Appendix C of the Financing Plan identifies the estimated fee amounts for each City,
County and Public Agency fee program that are anticipated to apply to office, retail, and
multifamily residential development within the Project.

For certain backbone infrastructure and public facility improvements included in the
Financing Plan, the Financing Plan recommends that “pay-as-you-go” financing, such as
development impact fees or area of benefit fees fund these improvements. A nexus
study will be prepared to determine the appropriate proportional cost allocation and
impact fees for facilities that can be charged to new development in the Railyards Area.

Existing Fee Programs

The Project is included in the following development impact fee districts:
» Richards/Railyards/Downtown Transportation Impact Fee Program (TIF); and
e Richards/Railyards Public Facilities Fee Program.

Map IV-1 shows the boundaries of each of the benefit districts in the
Richards/Railyards/Downtown TIF program. Each of these City fee programs were
adopted in 1997 based on the 1997 Facility Element of the Railyards Specific Plan and
Richards Boulevard Area Plan (1997 Facility Element). The fee programs included
multiple development areas because many of the on- and off-site improvements
proposed as part of the 1997 Facility Element were anticipated to have direct benefit to
future development in each of the respective development areas, such as the extension
and improvement of 5 Street and 7™ Street through the Railyards.

Moving forward, the existing fee programs are likely the most appropriate fee programs
to use for the “pay-as-you-go” development impact fee financing. These programs will
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need to be updated following approval of the Specific Plan. The update also should
depend on the approval of the City’s General Plan Update that will refine land uses and
circulation in the River District and Downtown. This issue is discussed in more detail in
Chapter VL

The majority of the Project is located in the Sacramento City Unified School District
(SCUSD); a small portion of the Project resides in the Grant Joint Unton High School
District and North Sacramento Elementary School District (GJUHSD and NSESD). Each
of the school districts sexrving the Project levy development impact fees authorized by
the State. These fees, in combination with the Redevelopment Area pass through
agreements, are assumed to provide adequate funding to construct all of the schools
required to serve the development projects.

PRIVATE CAPITAL

Private capital will be used for Tacilities that serve only specific development projects in
the Railyards such as onsite private roadways, landscaping and open space, local water
distribution lines, sewer laterals, and local storm drains. The Master Developer will be
conditioned to construct facilities needed to serve development through the subdivision
map process. Commercial and multifamily projects will be conditioned through the
subdivision map process or other necessary entitlement processes.

Because of the scale of Facilities required for the Initial Phase, private capital will
initially be one of the primary sources of funding for these public improvements. The
developer will have to privately fund Facilities necessary to serve the Project and then
receive reimbursement when other funding becomes available. To the extent that fee
revenues are available, the developers will receive fee credits or reimbursements for
advance-funding eligible projects included in fee programs, based on the City, County,
and Special District’s reimbursement policies. A more complete description of
reimbursements and credits is included in the Finance Program Administration Chapter
section titled “Reimbursements and Fee Credits.”

PROPOSED RAILYARDS SPECIAL FINANCING DISTRICT

The Financing Plan proposes that certain Facilities will be funded through a RSP Special
Financing District program. The Special Financing District could be represented by one
or more of the following mechanisms:

e Mello-Roos CFD; or

e Assessment district.
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The special financing district will provide funding through land-secured municipal debt
and the debt will be repaid through special taxes or assessments. The following
provides additional detail on potential types of special financing districts.

Mello-Roos CFD

The 1982 Melio-Roos Community Facilities District Act enables cities, counties, special
districts, and school districts to establish CFDs and to levy special taxes to fund a wide
variety of facilities and services. The proceeds of the Mello-Roos special tax can be used
for direct funding or to pay off bonds. A Mello-Roos special taxisnot a special
assessment; therefore, there is no requirement that the tax be apportioned on the basis of
benefit. Mello-Roos special taxes, however, typically are structured on the general
principle of benefit.

Assessment District

California statutes give local governments the authority to levy several special
assessments for specific public improvements such as streets, storm drains, sewers,
streetlights, curbs, gutters, and sidewalks. The City creates a special assessment district
that defines both the area to benefit from the improvements and the properties that will
pay for the improvements. Thereafter, each property in the district will be assessed a
share of the cost of improvements that is proportional to the benefit it receives from
those improvements. The Financing Plan only assumes the current special benefit
assessment district which funds a portion of the Richards Boulevard improvement costs.
Other districts could be formed during the course of development.

There ate a variety of assessment district acts available to finance public facilities. The
most likely act to fund these improvements for the Plan Area would be the
Improvement Bond Act of 1915 that provides a vehicle for issuing assessment bonds for
assessments authorized under the 1911 and 1913 Benefit Assessment Acts.

CITY/REDEVELOPMENT AGENCY FUNDING

City and Redevelopment Agency funding sources include tax increment revenues,
Measure A, Major Street Construction Tax (MSCT), and other City funding.

TAX INCREMENT

Tax increment revenue is the additional property tax generated from increases in
assessed value of the property from the time a Redevelopment Area is established until
the Agency’s ability to receive tax increment ceases at the termination of the
redevelopment project area. Twenty percent of the tax increment is required to be set
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aside for low- and moderate-income housing. Other portions of the tax increment must
be passed through to other agencies or typically set aside for administrative or financial
expenses. The remaining uncommitted increment is available for redevelopment
projects consistent with the Redevelopment Plan and five-year Implementation Plan.

Such projects may include housing, developer project assistance and qualifying public
improvements.

In evaluating all proposed redevelopment projects, the Agency will, as a significant
priority, consider the funding of infrastructure improvements (through direct funding or
potentially through retirement of debt that was used to cash flow infrastructure projects)
particularly if the private developer or City cannot provide adequate funding. This
investment will assist private developments, which will lead to the generation of
additional tax increment revenues. Tax increment revenue may be needed to fund a
share of the large Initial Phase infrastructure projects to assist the cash flow problems
that are likely to exist during this development stage and to assist in keeping the
infrastructure burden for the developer and city ata feasible level. However, tax
increment revenue is very limited in the early years of the Initial Phase of development
because of the low level of new development—generated property taxes.

The use of tax increment revenues by the Redevelopment Agency is subject to their
availability, the policy decisions of the Redevelopment Agency, and the restrictions of
the California Community Redevelopment Law (CRL), the Redevelopment Plan, and the
Implementation Plan.

The use of tax increment for public improvements is strictly limited by the CRL, among
other considerations; the Redevelopment Agency must make the following findings
before considering an allocation of tax increment revenue to any proposed Public

Facility:6
1. That the public improvements are of benefit to the project area;

5. That no other reasonable means of financing such public improvements are
available to the community; and

3. That the agency’s contribution to the cost of the public improvement OF facility
will assist in elimination of one ox MOre blighting conditions in the project area.

The use of tax increment for any purpose will also be limited by the various time limits
applicable to the proposed RRPA.

6 A Legal Guide fo California Redevelopment; 1994 Edition, Law Offices of Goldfarb & Lipman.
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Because the Financing Plan assumes the long-term development of the Railyards and
much uncertainty exists regarding the timeframe of Project buildout, the time limits for
Redevelopment activities and incurring indebtedness may limit the amount of
infrastructure improvements that can be ultimately funded from tax increment
revenues. If the development pace occurs more quickly than anticipated, a greater
aumber of infrastructure improvements can be funded through tax increment.
Conversely, if the pace of development occurs more slowly than anticipated, tax
increment revenue will be slowed and fewer Facilities can be funded through this
revenue source. In addition the agency may choose to use a portion of the tax increment
to fund other worthy projects in the Railyards Project Area.

MEASURE A

Measure A is a half-cent sales tax approved by the voters of Sacramento County in the
November 2006 general election to fund transportation projects in the County. The
measure will go into effect in 2008 following the expiration of the original 1988 Measure
A. The 2006 Measure A is effective for 30 years. The City receives a portion of Measure
A revenue to fund new construction and maintain freeway and street projects and
another portion goes to the Sacramento Regional Transit District (RT).

The Measure A election ballot project list includes: The SITE, the LRT extension to the
Airport, the I-5/Richards Interchange, and funding for transit-oriented development
projects. The City CIP currently includes $15 million in Measure A funding for the I-
5/Richards Interchange.

MAJOR STREET CONSTRUCTION TAX

The MSCT is a tax collected at the time of building permit issuance for new buildings
throughout the City. MSCT funds may be used to fund the over-sizing of a portion of a
local roadway. MSCT funds have been identified as funding a portion of several of the
arterial and collector roadways identified in the Railyards.

OTHER CITY FUNDING

The City may provide other discretionary funding sources to assist in developing
Railyards’ Facilities. Examples of the funding sources include: sales tax increment
revenues, parking revenues from the City Parking Fund, and gas tax revenucs. This
Financing Plan assumes that the City may issue revenue bonds to fund a portion of the
public structured or surface parking facilities. The parking revenue bond will be repaid
with revenues gencrated by parking facility customers. As another example, the City
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previously used a portion of the bond proceeds from the Sacramento City Financing
Authority Gas Tax Revenue Bonds Series 1995A to fund a portion of the Richards
Boulevard improvements between I-5 and 7th Street.

OUTSIDE SOURCES OF FUNDING (REGIONAL, STATE, AND
FEDERAL FUNDING)

Future federal transportation funding sources will likely be available although precise
| funding sources are uncertain. Numerous State funding sources are available including
L funding for transportation and infrastructure projects through the STIP and RTIP
process, and Propositions 1B, 1C, and 84 bond proceeds. Other sources of funding
i include the SACOG Community Design Prograi, and funding from sp ecial interest
groups related to the rehabilitation of the historic Central Shops.

} The financing strategy in Chapter V relies heavily on State funding from the recently-

approved bond measures. In particular, the Financing Plan assumes that $150 million
| will be available from Proposition 1C—Housing Bonds t¢ assist in constructing a large
\ portion of the packbone infrastructure (roads, sewer, water, drainage) to begin

development of the Initial Phase project. The Pinancing Plan also assumes that

\ approximately $74 million in other Re gional, State, or federal funding will be available
to fund the backbone infrastructure. I this funding is not available, other funding will
need to be secured or development of the Railyards will be delayed.

One of the major issues associated with securing State and federal transportation
funding is the potential competition between the funding needs of the Railyards project

| \ and the funding requirements of the SITE. Although these projects are complementary,
there could a competition for the scarce financial resources. The City and Master

‘--: Developer will have to carefully coordinate the efforis to secure the necessary State and
federal funding.
| \ ‘. There are a considerable number of other potential federal, State, regional, and private

sources of grants or loans, such as the Sacramento Area Council of Governuments
(SACOG) Community Design Program, for which the project could qualify. The City
_____________ : \ and Master Developer should aggress'wely pursue all available funding sources from
' federal, State, Regional, and other funding sources, some of which are described in more

\ detail below.
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FEDERAL FUNDING

There is the possibility of substantial federal funding for freeway and transit projects.
These funding sources are competitive and go through the Regional Transportation
Improvement Program (RTIP) and State Transp ortation Improvement Program (STIP)
programming process.

Although there will be future federal transportation funds available, the exact sources of
funding are uncertain. TEA 21, the “Transportation Equity Act for the 21¢ Century,”
expired on October 1, 2005. New authorizing legislation has not yet been passed.
Federal transportation funds continue to flow, however, through a series of continuing
resolutions. Over the long term development of the Project, there will be several cycles
of federal legislation authorizing funding for transportation improvements that could be
used to fund improvements serving the Railyards.

STATE FUNDING

State funding for transportation projects is funded through the STIP and RTIP process.
The primary source of funding is the State Highway Account. The State fransportation
program has recently been augmented by Propositions 1A and 1B passed by the voters
in November 2006. These bond measures provided both more secure transportation
funding (Proposition 1A) and a funding augmentation through general obligation bonds
(Proposition 1B).

Other bonds measures approved on the November 2006 ballot included the two listed
here:
e Proposition 1C, the Housing Bond, which could provide funding for the

Railyards through the authorization to fund housing related infrastructure for
infill and transit —oriented development projects; and

« Proposition 84 could provide funding for the rehabilitation of the Central Shops
as well as the proposed riverfront park.

Over the buildout of the Railyards, there could be additional statewide bond measures
passed for which the City could compete to gain funding for Facilities needed to serve
the Railyards.

OTHER SOURCES OF FUNDING

The historic Central Shops provide a unique opportunity to draw in funding from both
public and private sources. The source and type of funding and whether the funding
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would be available for Backbone Infrastructure and Public Facilities will depend on the
potential users of the facilities. For example, State Parks is proposing to complete a
Railroad Technology Museum in the historic Central Shops area. State Parks will use
funding from yoter-approved bond measures for parks to construct the museum as well
as other funding sources. Other user groups, such as other museums, could bring
additional funding raised by the supporters of those museums to construct the facilities.

The ultimate funding source for public parking structures has not been determined. The
funding for these structures has been identified under the City sources for parking
sevenue bonds and the remainder of the costs under the “other” category. Actual
funding for public parking structures will be determined at the time each garage is
planned for construction.
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V. FINANCING STRATEGY

This chapter outlines an overall financing strategy by providing workable solutions to
the complex problem of financing the Backbone Infrastructure and Public Facilities
necessary to support the development proposed for the Railyards Specific Plan (RSP).
The chapter outlines the financing strategy by the two major development phases: Initial
Phase and Remaining Phase.

The major funding sources used by the financing strategy are shown in summary form
in Figure I-1 in Chapter I As shown in Figure I-1, projected funding sources for the
Public Facility costs estimated during the initial phase include the following primary
funding categories:

e Project-based funding;
. City[Redevelopment Agency funding; and
« Outside sources of funding (Regional, State, and federal).

The estimate of specific development infrastructure costs, which are normally funded by
private development, and standard City impact fees are notincluded in the estimated
¢745 million of improvement costs. Although not calculated in the Financing Plan, the
development projecis are obligated to pay these fees to the appropriate jurisdiction.

FACTORS INFLUENCING THE FINANCING STRATEGY

The financing strategy for the Railyards takes into account the following factors that will
influence the buildout of development and the financial hurdles that must be resolved.

o Asamajor infill redevelopment project, the RSP proposes to create a new
urban environment within the context of an already established city and
region. Success OF failure hinges on understanding the significant risks involved
in pioneering a new area and creating the appropriate implementation
framework.

« The projectis composed of broad mix of land uses, including retail, office,
entertainment, hotel, housing, and public space. Market demand for each land
use will vary because of the cyclical nature of demand, supply, and funding
availability for each type of land use. The Railyards include a significant amount
of mixed use development which adds to the complexity and cost of
implementing specific development projects.

« The project will require a long time (rame to complete. Many market and
financing factors influencing development of the project will not be known
for many years. Development in the Railyards will occur in response to
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changing market conditions. The financing strategy must be market driven and
anticipate fluctuating demand cycles. Many of the Facilities are linked to the
level of development so if the development pace is slower or faster than
anticipated, the timing of Facility construction can be adjusted. Some limited
initial development in the Railyards can be initiated with only minor Facilities to
serve the developing parcels. The development of these parcels will generate tax
increment revenue and development impact fees that will be available to fund
Facility costs anticipated to be incurred in the latter portion of Initial Phase
development.

The RSP requires a significant amount of major infrastructure in the early
phases of development. Since the Railyards does not contain many Facilities, a
substantial amount of improvements will be required early in the Project and
before much development can occur. Thus, the ability of Project development to
fund Facilities with “pay-as-you-go” programs, such as fees, will be limited. Itis
likely that a portion of the Project may require Mello-Roos CED bond funding ox
cash advances from the Master Developer or outside sources.

The RSP requires a significant amount of private investment to remediate
toxics from the property. Up front private costs and toxic remediation influence
the financing strategy for Backbone Infrastructure and Public Facilities.

Financing the Facilities requires a combination of City, State, federal and
private development funding sources. Itis also anticipated that Regional, State,
and federal funding will provide a significant portion of the overall $745 million
of Facility costs. Most of the Regional, State, and federal funds are for major
regional projects such as Backbone Infrastructure to serve local, as well as
regional, needs including: utilities, on-site roadways, freeway improvements,
and Central Shops rehabilitation. If the required outside funding is not available,
the development program may be slowed subject to the linkage requirements in
the tentative map conditions of approval until this funding becomes available or
alternatives to the Facilities’ requirements are available.

A significant public/private partnership is required to advance the project
through the numerous development hurdles that will be encountered. This
public/private partership will function through the terms and conditions of the
Railyards DA with the City and other agreements with the Redevelopment
Agency.

Tax Increment funding will be very limited at the start of the Initial Phase.
Tax increment funding generated throughout the initial phase will be needed
primarily for Central Shops rehabilitation, major on-site roadways and public
surface and structured parking facilities.
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o Many of the specific development projects (retail, office, residential, mixed-
use) at the outset of development face financial and market feasibility
challenges because the projects are not feasible under current market
conditions. Presently, nearly all types of development planned for the Railyards
are unlikely to support the full Project cost burden in the early phases of
development. Therefore, the Project cost burden (development impact fee
burden) must be subsidized with public revenue or other private capital.

These factors will be reviewed over time along with the development program, capital
improvement program, and funding programs, Ongoing review of these factors will
determine if they remain pertinent to creating a feasible project.

FINANCING PLAN PRINCIPLES

The following set of principles for City and Redevelopment Agency actions related to
the financing of Backbone Infrastructure and Public Facilities are set out in the Financing
Plan:

1. The City and Master Developer will seek to maximize federal and State funding
for Backbone Infrastructure, Public Facilities and other regional infrastructure
improvements that are required to serve the Project. The City’s priority for
federal and State transportation funding, however, is the Sacramento Intermodal
Transportation Facility (SITE), track relocation, and associated improvements.

5. All essential Backbone Infrastructure and Public Facilities necessary for public
health, safety, and welfare are constructed to serve each phase of the Project.

3. The City will identify the Railyards’ and the other development areas’
proportional financial contribution for the required Facilities. For example, the
City will update the Railyards/Richards (River District)/Downtown
Transportation Impact Fee to provide a mechanism for each development area to
pay its proportionate share of transportation improvements. In addition, the
City will update the Railyards/Richards (River District)/Downtown Public
Facilities Fee program to provide a mechanism for each development area to pay
its proportionate share of shared Public Facilities (e.g., fire station).

4. Existing development in the River District and Downtown and the public portion
of the historic/cultural land uses in the Railyards will nof be required to fund a
share of the Project cost burden. Other revenue Sources will be needed to fund
the cost burden assigned to existing development and also to public uses.

5. The City and Redevelopment Agency, in accordance with prudent fiscal
judgment, will provide tax-exempt municipal financing to keep financing costs
for Facilities to a minimum. Any public debt issued by the City must meet all
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debt policies and not adversely affect the City’s or Redevelopment Agency's
credit rating.

The Master Developer will advance fund or construct significant portions of the
Backbone Infrastructure and Public Facilities. The Master Developer will seek
private financing necessary to fund such improvements to the extent public
financing is not available.

The City may provide funding to advance the development of the Railyards and
offset the cost of Backbone Infrastructure and Public Facilities from other
funding sources. The DA will specify the conditions for City funding
contributions to the Project.

The Redevelopment Agency will work with the developer to identify legitimate
redevelopment activities for use of tax increment funds. The Redevelopment
Agency may use tax increment revenues to reimburse the developer for
extraordinary infrastructure costs and public improvements and amenities not
typically found in development projects. These extraordinary costs may include
such items as partial funding of major roadways and utilities lines,
environmental mitigation measures, historic preservation projects, structured
parking facilities, and civic amenities.

The Redevelopment Agency may reimburse the developer with tax increment
revenues for extraordinary infrastructure costs and public improvements and
amenities only to the extent that such revenues actually are realized from
development in the Railyards and the designated project area. Separate
financing agreements will be used to implement this principle as phases of the
project are built out.

The Redevelopment Agency will allocate tax increment revenues to fund
Facilities if the Redevelopment Agency can make the necessary findings that no
other funding sources are available to pay for that portion of those public
improvements.

The Redevelopment Agency may provide tax increment funding to subsidize
specific private development-projects demonstrating a financial feasibility gap
on an individual-project basis and if such projects qualify as redevelopment
projects.

The actions contemplated in the Financing Plan by the City and the
Redevelopment Agency are subject to the legislative discretion of each body at
the time of approval and will be in compliance with all applicable laws and
regulations.
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PROJECT PHASING

The timing of the receipt of project revenues available to fund infrastructure costs is
important because it provides an indication of the feasibility of the Project. Ifa
significant portion of the Facilities are completed before development occurs, there may
be large funding shortfalls which will make the development of the Project difficult. In
an attempt to minimize large funding gaps, development of the Facilities will be phased
to correspond with the pace of development, available financing capacity, and the
service requirements of the City. If development occurs at a slower or faster pace than
expected, the infrastructure development will be correspondingly adjusted. The Initial
Phase and Remaining Phase development described in the Financing Plan will likely be
divided into numerous smaller subphases.

FUNDING SUMMARY

The funding of Facilities will be obtained through a wide array of sources as previously
discussed in the Funding Sources chapter. Table III-1 (in Chapter III) shows the
Facilities requiring funding and the preliminary cost estimates. This section discusses
the probable sources of funding for each of the Facility improvements included in the
Financing Plan for the Initial Phase and the Remaining Phase of development.

As mentioned earlier in the Financing Plan, there is significant uncertainty concerning
the buildout of the development projects including the ultimate amount of development
that will occur, the sequencing of development, and the ultimate Facilities that will be
constructed, and the availability of many of the funding sources. As a result, the capital
facilities program and nexus studies will be updated on an as-needed basis based on
updated infrastructure cost estimates, funding, and development information.

Table V-1 describes a preliminary set of assumptions used to fund Facilities in the
Railyards at buildout. As shown, this table describes the rationale behind the amount of
funding allocated by funding amount and Facility. Please note this table, in addition to
the estimated sources and uses of funds discussed in the subsequent section, reflect a
preliminary method for allocated sources of funding to Facilities. As the Project
progresses and additional or different sources or amounts of funding become available,
there is a significant degree of flexibility in the allocation of funding sources to various
Backbone Infrastructure items and some Public Facilities. For example, tax increment
and CED funding could be reallocated easily between roads, sewer, water, and drainage
improvements.
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November 2007

Table V-1 includes several key assumptions that are important to note. These key
assumptions are detailed in the list below:

Project-based funding is estimated at approximately $169 million after
accounting for other potential funding souxces. Project-based funding, which
includes a proposed Railyards Plan Area Fee, Proposed Railyards Special
Financing District, and citywide Development Impact Fees (Park and School
development impact fees). Development based funding was estimated after
assumptions where developed for all other funding sources. Project based
funding may need to be increased if the other funding is not realized and
alternative sources are not available.

Approximately $80 million of tax increment revenue is preliminarily aliocated
to fund specific Facilities identified by the Redevelopment Agency as
extraordinary costs. The availability of tax increment for the Financing Plan has
been conservatively estimated by the Redevelopment Agency. Additional
Facilities may be funded by tax increment revenue should additional tax
increment revenue become available. Further, if other funding sources are
identified to fund Facilities specified in this table, tax increment could be used to
fund other Facilities with extraordinary costs or to assist with private
development.

Approximately $52 million in funding for public parking structures is
assumed to be derived from parking revenue bonds supported by revenues
generated from the parking facility users. Thomas Enterprises provide the
assumption for parking revenue bonds. The amount of parking facilities funded
by parking revenues will ultimately be determined by the actual cost of the
parking facilities, market demand, and the market for setting parking rates.

Approximately $150 million in Proposition 1C funding has been estimated for
the Initial Phase Backbone Infrastructure. Thomas Enterprises has estimated
that the Railyards could receive up to $150 million for Proposition 1C as a result
of the in-fill transit oriented nature of the Railyards project.

DETAILED SOURCES AND USES OF FUNDS

Table V-2, Table V-3, and Table V-4 show the proposed funding sources by Public
Facility for the Initial Phase, the Remaining Phase, and Buildout of the Project,
respectively. Atbuildout under the proposed funding strategy, approximately
$168.8 million is estimated to be funded with Project-based funding, $222.1 million
funded through City/Redevelopment Agency funding sources, and $354.4 million
funded through outside sources of funding.
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Table V-2
Railyards Specific Plan initial Phase
Public Facilities Financing Plan (1A, 1B, & 2)

Estimated Sources and Uses for Initial Phase {20075}

Potential Funding Sovrces [1]

I _Praject-Based Funding __ _Redevelopment . GilyFunding Sources Other Funding Sources
U __ CtherFundingSources .
Estimated :
Improvement Prqposed Park/ Major Sireet Subtotal Subtotal
| Cci:sll: for Pro%os[eid . Fla;tyards Schoo! Sublotal Construction Dowmtowa) City Regional Other
nitial Phase Railtyards pecial Financing Impact Project-Based Tax Measure Tax River District Other Fundin y 15 il
| Fif : 1] Slate, and Proposition Fundin Tatal
Hem {20078} Plan Area Fee District Fees Funding Increment A {MSCT Fees City Sources Federl p1C Other 11 So:rcegs* Fund?ng (gr‘:ﬂr:;)
Infrastructure Improvements [2]
Storm Drainage $40,216,000 50 50 50 50 50 50 $0 50 $0 50 %0 $40,216,000 $0 $40,216,000 $40,218,000 %0
Sanitary Sewer
On-Site Sanilary Sewer $28,908,000 50 S0 30 S0 30 30 50 $12,143,124 $0 $12,143,124 %0 [
i 143, 143, 16,762,876 0 762,68 28,208,
Olf-Site S:?nilary Sewer 56,439,230 S0 50 50 $0 50 50 S0 53,275,126 30 3,275,126 50 $3,164,104 20 $;g 164 1(7)3 552 4: ggto) $$g
Total Sanitary Sewer $35,345,230 £0 §0 $0 L1 30 $0 50 $15,418,249 $0 515,418,249 50 $19,926,981 $0 519:9261931 535.345’230 50
i Water 514,763,225 50 50 50 50 0 50 50 $0 50 50 50 $14,763,226 50 514,763,225 $14,763,225 50
Transportation [3]
On-Site Roadways [4) $109,521,000 $0 $28,856,757 $0 $28,856,757 514,802,776 %0 $2,602,164 0 $0 52,502,154 $0 $63.269,314 50 $63,269,314 5109,521,000 S0
r Olf-Site Roadways $6,995,000 $0 50 $0 $0 50 50 S0 $6,995,000 $0 6,995,000 o o 995,
| :F 3 ,595, $0 $0 50 50 $6,995,000 $0
‘ Dry Utilities $9,461,000 L] $0 30 $0 $322,204 50 $0 $0 50 50 %0 $0,138,776 50 $9,138,776 $9,461,000 $0
\ Freeways [5] $6,231,000 $1,177.515 50 50 $1,177.515 50 $0 $0 $2,367,760 50 $2,367,780 50 $2,685,705 40 52,685,705 36,231,000 50
Total Transportation $132,208,000 $1,177,5156 §28,856,757 0 $30,034,272 515,125,000 50 $2,592,154 49,362,760 $0 $11,954,934 $0 £75,093,794 $0 $75'093.794 5132‘208'000 $0
‘ Total infrastructure Improvements $222,532,455 $1,177,515 $28,856,757 $0 £30,034,272 $45,125,000 50 $2,592,154 $24,781,029 50 $27,373,183 $0 $150,000,000 %0 $150,000,060 $222,532,455 50
| Public Facility Improvements
7ih Sigeet LAT Station [6] 55,000,000 $5,000,000 50 50 $5,000,000 50 50 s0 50 $0 $0
Other Trangit Facilities 50 50 50 $0 30 $0 50 $0 50 50 30 gg ig 33 gg ss,ooo,ogg gg
Central Shops (7] 124,800,080 50 50 50 30 $26,125,000 $0 30 $0 50 $0 $26,50
! 123, ,530,000 0 72,275,06 775,
l Community Center [8] 50 $1,799,506 $0 50 $1,799.596 $0 50 $0 50 50 S0 $0 io ’ sg SRS Dgg $1§‘t1'$gg‘ggg 51,789, 5?2
parks and Open Space [9] $22,538,132 748,851 50 $8.781,136 $0.529,987 50 $0 $0 50 $0 50 $0 $0 0 0 50,500,967 413,108,145
Surface and Structured Parking [1 0} $137,321,560 %0 50 50 50 $13,750,000 50 $0 50 552,000,000 $52,000,000 50 $0 S0 $0 365'750'000 ($71'5?1 '580)
Schaos [11] 50,541,836 50 s $9541836 59,541,836 $0 50 $0 $0 50 $0 50 50 $0 $0 59,541,836 ST
Liorary [12] 50 $184,574 s0 50 $184.574 $0 50 $0 $0 50 $0 50 $0 $0 $0 184574 $184,574
Police Station [13] 50 $1,845,739 50 $0 $1.845,739 50 50 30 50 50 $0 50 50 50 50 $1,845,739 §1,845,739
fire Station [13] 50 54,845,739 $0 50 51,845,759 50 $0 50 $0 $0 50 $0 " 50 $0 50 §1545,730 $1:845.730
Total Pubtic Facility Improvements $299,401,538 5§11,424,428 $0 $48,322,072 529,747,470 $30,875,000 $0 &0 $0 $52,000,600 $52,000,000 526,500,000 £0 $72,275,060 $98,775,080 5220.397'530 (579'004‘058)
\ Subtotal Infra. and Public Facility Improvements 521,934,043 $12,602,013 $28,356,767 $18,322,972 $59,781,742 $55,000,000 $0 52,592,454 $24,781,020 $52,000,000 $79,373,183 $26,500,000 $150,000,000 $72,275,060 §248,775,060 $442,925,985 579,004,058}
Spacial Financiag Distiict Formation and Updates $600,000 $600,000 $0 30 $600,000 $0 30 $0 50 $0 $0 $0 %0 30 $0 $600,000 $0
Total Infra. and Public Facility improvements $622,534,043 $13,202,613 $28,856,757 418,322,972 $£60,381,742 $55,000,000 50 $2,592,154 $24,781,029 $52,000,000 $79,373,183 £26,500,000 $150,000,000 $72,275,060 §248,775,060 5443,529,085 (574,004,058}
5tz indial”

Source: 7H4/7 Railyards Phasing Scenario; 7H7/07 & 10117107 Nolie cost estimates; 7/11/07& 5/2/07 Kimley-Hom and Assec, cost estimates; 10/23/07 City of Sacramento cost estimates; EPS.

[#1 Other” funding may include grant or other sources of revenua such as capital campaigns by user groups.
5 [#] Infrastuciure improvement cosls Include contingency, engineering and design, constiuction managesnent, and plan check pemit costs.
! {3} Transporation improvements inctude full sidewalk but excludes landscaping, wel/dry utilities, and demo (except where noted).
] 14} Estimated improvement costs for some arterial roadways, exchide cosls associated with right-of-way acquisition.
[5] !nial phase estimate of improvement cosls based on the |5 Richards Interchangs Ultimate Spfit Diamond cost estimates. A portion has been allocated 10 Phase 1B.
[6] Placeholder tmprovement cost esimate from the Gty of Sacramenio as of 1611406,
) {7] improvement costs astimates for the Central Shops provided by Thomas Enterprises. .
8] Community Center fmprovement cost estimate from the City of Sacramentc as of 6/2007. Based on an estimale of $325/sq. ft. for a typical community center of 30,000 square feet.
[e] Estimated improvement costs and costs by phase provided by the Gity of Sacramento's Depariment of Parks and Recreation 1(/23/07.
! [10} Based on a prefiminary improvement cost estimate prepared by Watker Parking Consuftanis on 6/29/07, Includes surtace parking per the City of Sacramento 8/30/07,
1111 For this iteration of the analysis, total improvement costs are assumed to equat fee revenue generated by the preject. Actual cosls will be updated when they are available.
\ [#2] Assumediobea community reading roornt.
[ [43] Improvement cost estimates provided by the City of Sacramento 45 of 5/17/07.

Prepared by EPS
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Table V-4 Buildout J
Railyards Specific Plan

Public Facilities Financing Plan

Estimated Sources and Uses of Funds at Buildout (2007$)

Project-Based Funding Redevelopment City Funding Sources Other Funding Sources
Estimated - i " Subtotal
Improvement Proposed Park/ Major Streat Subtotal . glho :
Costs at Proposed Railyards School Subtotal Construction Downtown/ c'hf Regloaal, . er Total Surplust
Buildout Railyards Spacial Financng Impact Project-Based TFax Measure Tax River District Other Funding State, and Pioposilicn Funding . ode_| Sh”:t et
Item (2007%) Pian Area Fee District Fees Funding Increment A (MSCT) Fees City Sources Federal 1G Other [1] Sources unding {Shortfatl}
Infrastructure Improvements [2]
Storm Drainage $45,403,450 0 45,187,450 $0 5,187,450 0 $0 $0 %0 $0 $0 $0 $40,216,000 30 $40,216,000 $45,403450 $0
Sanitary Sewer
On-Slle Sanitary Sewer $30,101,000 $0 $1,195,000 $0 $1,195,000 %0 50 $0 $12,143,124 %0 $12,143,124 30 $16,762,676 30 $16,72‘2;.?32 $gg.1g; .2303 g
OFF-Site: Sanftary Sewer 6,439,030 $0 50 0 $0 %0 $0 50 $3,075,128 $0 $3,275,126 $0 $3,164,104 50 531 oo $36.540.230 @
Total Sanitary Sewer 36,540,230 $0 $4,195,000 $0 $1,195,000 50 $0 s6 $15418,249 50 $15,418,249 $0 15,926,981 %0 $19,826,881 540,
Water $21,803,217 $0 $6,839,002 50 $6,839,002 $0 0 %0 $0 $0 %0 $0 $14,763,225 $o $14,763,226 $21,803,.217 $0
Transportation [3]
On-Site Roadhways [4] $158,412,000 80 $39,476,007 50 $39,476,097 521,531,310 $0  $9,195,280 30 §0 $9,135,280 $25,000,000 963,269,314 s0 533'269-3;; %fz":;:'ggg ::g
Oii-Sile Roadways $14,122,000 S0 30 $0 0 $0 %0 $0 $14,122,000 $0 $14,122,000 $0 50 $0 49,198,778 $14s853|000 20
Dry Utitities $14,853,000 %0 $5,245,534 $0 $5,245,534 $468,690 50 $0 $0 $0 $0 $0 $0,138,776 0 oadeey 209,501 000 $0
Fresways [5] $60,661,000 $3,189,820 $0 $0 $3,189,820 $0 $15,000,000 50 $26,471,180 $0 $41,471,180 $22,314,295 $2,685,705 $0 $25,000,000 Sppiione o
Total Transportation $257,048,000 $3,189,820 $44,721,631 $0 $47,911,451 $22,000,000 $15,000,000  $9,135280  $40,593,180 30 $64,728,460 $47,314,295 $75,093,794 0 $122,408,088 $257,048,
Total infrastructure Improvements $360,504,897 $3,189,820 $57,944,073 30 $61,133,893 $22,000,000 $15,000,000  $9,135280  $56,011,429 $0 $80,146,70% $47,314,205  $150,000,000 $0 $197,314,295 $360,594,897 0
Public Facility Improvements
7th Street LRT Station [6] $5,000,000 $5,000,000 $0 $0 $5,000,000 $0 %0 $0 $0 50 $0 50 $0 g 23 $?g-g£rg$ gg
Other Transit Faciliies $10,000,000 $10,000,000 $0 $0 $10,000,000 30 50 %0 $0 $0 $0 30 $0 o 24- 9{)0‘060 50
Cenlral Shops [7} $124,900,060 $0 $0 %0 $0 $38,000,000 $0 $0 $0 $0 $0 $26,500,000 50 $60.330,060 Sgi.ggg.goﬁg 70000 pas
Community Genter [8] $9,750,000 $4,875,000 &0 %0 $4,875,000 30 50 $0 $0 50 $0 $0 $0 $4, 5,023 e $36IB13,602 %0
Parks and Open Space [9] $36,813,601 $2,028,604 50 $34,785,008 $36,813,602 $0 $0 50 $0 $0 $0 0 50 s a0 56 565,221,560 $137.321 560 40
Surface and Structured Parking [0, ] $137,321,560 $0 $0 0 50 $20,000,000 50 $0 $0 $52,000,000  $52,000,000 %0 pos 95, 'Sso ™ ea $39,507,436 50
Schools [+2] $39,527,436 $0 S0 $39,627,436 $39,507 436 50 $0 $0 $0 $0 $0 30 50 o % %500,000 50
Library {13) $500,000 $500,000 $0 $0 $500,000 $0 $0 %0 0 30 $0 $0 $0 o 9 ste oroo0 o
Polica Station [14] 410,000,000 $5,000,000 50 $0 $5,600,000 0 $0 0 $5,000,000 $0 $5,000,060 $0 pod 0 $0 $10.000,000 $0
Fite Stalion [14] $10,000,000 $5,000,000 0 50 55,000,000 50 $0 $0 $5000,000 0 35,000,000 b o 130,596,620  $157.096,620 $383,312,658 $0
Total Public Facility Improvements $383,812,657 $32,403,594 50 $74,312,444 106,716,038 $58,000,000 0 $0  $10,000,000 $52,000,000 $62,000,000 $26,500,000 o $130,596, A099, s
Subfotal Infra. and Public Facility Improvements $744,407,554 $35,593,414 $67,944,073  $74,312,444  $167,840,930 $80,000,000 $15,000,000  $9,135280  $66,011,429 $52,000,000  $142,146,709 $73,814,295  $150,000,000 $130,596,620 $354,410,915 $744,407,555 0
Speacial Financing District Formation and Updates $1,000,000 $1,000,000 50 $0 41,000,000 $0 50 $0 $0 $0 $0 $0 150 §¢ 0 $1,000,600 0
Total Infra. and Public Facility Improvements $745,407,554 $36,593,414 557,944,073  $74,312,444  $165,849,930 $80,000,000 $15,000,000  $9,135280  $66,011,429 $52,000,000  $142,146,709 $73,814,295  $150,000,000 $930,596,620 $354,410,915 $745,407,554 $0

"sources wses buidout”

Source: 7/14/07 Rallyards Phasing Scenario; 7/17/07 & 10/17/07 Nolte cost estimates; 7/11/078 5/2/07 Kimley-Hom and Assoc. cost estimates; 10/23/07 City of Sacramenta cost estimates; EPS.

[1] "Otker funding may include grant or other sources of revanus such as capital campaigns by user groups.

{21 Infrastructure improvement costs inclixde contingancy, engineering and design, construction management, and plan check parmit costs.

[3] Transportation improvements include full sidewalk but excludes landscaping, wet/dry ulililies, and demo {except where noted),

[4] Estimated improvemant costs for some arterial roadways, exclude costs asscciated with right-of-way acquisition.

[5] Initial phase estimata of improvement costs based on the -5 Richards Interchange Ulimate Split Diamond cost estimales. A portion has been allocated to Phase 1B.

[6] Placeholder improvement cost estimata from the City of Sacramento as of 10/11/06.

[71 Improvement costs estmates for the Central Shops provided by Thomas Enterprises.

[8] Community Center improvement cost estimate from the City of Sacramento as of 6/2007. Based on an aslimate of $325/5q. 1. for a typical community center of 30,000 square fest.
[¢] Estimated improvement costs and cosls by phasa provided by the City of Sacramento's Department of Parks and Recreation 10/23/07.

[16] Based on a preliminary improvement cost estimate prapared by Watker Parking Consultants on 6/29/07. Includes surface parking per the City of Sacramento 8/30/07.

[11] Other City revenue anticipated to fund surface and structured parking refers to anticipated parking revenues.

[12] For this iteration of the anaiysis, total improvemen! costs are assumed to equal fee revenue generated by the project. Actual costs witl b updated when they are available.
[13] Assumed to be a community reading room.

[14] Improvement cost estimates provided by the City of Sacramento a$ of 5A7/07.

15574 Modalt 2xis 13/172007
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In the Initial Phase, approximately $60.4 million is estimated to be funded with Project-
based funding, $134.4 million through City/Redevelopment Agency funding sources,
and $248.8 million funded through outside sources of funding. Initial Phase funding is
limited by the amount of development envisioned to be constructed in that phase.

The sources of funds for the Remaining Phase reflect the difference between funding
assumptions in the Initial Phase and at Buildout. In the Remaining Phase,
approximately $108.5 million is estimated to be funded with Project-based funding,
$97.8 million funded through City/Redevelopment Agency funding sources, and $105.6
miltion funded through outside sources of funding.

Funding Shortfall in Initial Phase and at Buildout

The Initial Phase of development and associated Facilities cost shows an un-funded
deficit of nearly $80 million. At buildout, no funding shortfall is estimated, however the
many assumptions about the funding sources will have to be realized or alternative
funding sources found.

The Financing Plan assumes the Initial Phase shortfall funding for parks may be funded
through one or more of the following ways:

e Private development;

o Temporary transfer from existing fee programs (e.g., other fee components that
may have surpluses); or

e Other City sources.

The Financing Plan assumes the Initial Phase shortfall funding for surface and
structured parking may be funded through one or more of the following ways:

¢ Private development; or

e Other City sources.

Because the Financing Plan heavily relies on funding from sources beyond the control of
the City and Master Developer, the implementation of the Railyards will require a
subphasing approach which matches levels of development with available funding to
meet Backbone Infrastructure and Public Facility requirements.
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V1. PROJECT AREA FUNDING AND DEVELOPMENT FEE
PROGRAMS

The Project is located within the following existing development fee programs:
¢ Richards/Railyards/Downtown Transportation Impact Fee Program (TIF); and
» Richards/Railyards Public Facilities Fee Program.

Each of the City fee programs were adopted in 1997 based on the 1997 Facility Element
and the anticipated project area land uses at that time. All three development project
areas were included in the Transportation Impact Fee program and only the Railyards
and River District were included in the Public Facilities Fee program. For reference,
Map IV-1in Chapter IV shows the boundaries of each of the benefit districts in the
Richards/Railyards/Downtown TIF program.

An updated allocation of costs between the Railyards, River District, and Downtown is
complicated at this time because of the new Project land uses and the status of the City’s
General Plan Update that is underway and scheduled for adoption in 2008. Because the
land uses, and consequently, the corresponding capital improvement programs, may be
subject to change as a result of the General Plan process, there is an incomplete
foundation on which to base the updated allocations of area infrastructure costs to the
three major development areas (Railyards, River District, and Downtown).
Consequently, the Financing Plan recommends the following interim cost allocation
methodology.

When the Transportation Impact and Public Facilities Fee programs are updated,
appropriate credits and cost adjustments will be provided to each planning area
(Railyards, River District, and Downtown) based on the types of Public Facility projects
funded by outside sources of funding. These outside sources of funding will not be
decided upon until approximately June 2008.

INTERIM COST ALLOCATION METHODOLOGY

To prepare the Railyards Financing Plan, the following methodology was used to assign
infrastructure cost burdens to the Railyards project. The basic premise for the interim
cost allocation methodology is that the major off-site regional facilities are still assumed
to be funded on a proportional basis by the benefiting plan areas (Railyards, River
District, and Downtown) but that all other facilities in the fee programs are assigned to
the geographic area in which the improvements are planned.

PATEIIETE sttt BN Tesk 1 ot  Foarh B4 FEFF IS T1LA100C e
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As described below, the interim cost allocation methodology is anticipated to be
implemented until such time as the City’s General Plan is updated.

BEFORE THE CITY’S GENERAL PLAN APPROVAL

1. Railyards and River District infrastructure financing obligations will be
established assuming these:

« 100-percent funding of each projects’ respective on-site improvements;

» Funding of fair share costs associated with major off-site shared
improvements (e.g., I-5/Richards Interchange); and

s Capped infrastructure development impact fees for a limited period of
time for the Railyards based on these cost estimates. This will include a
provision, described below, for the Railyards to receive reimbursements if
the allocation of infrastructure costs is reduced.

« During this period, Downtown and River District projects will pay the
Railyards/Richards/Downtown Fee in place at the time of building permit
issuance.

AFTER THE CITY’S GENERAL PLAN APPROVAL

1. Using the new General Plan land uses described for the River District and
Downtown, the respective facility plans will be updated and new fair share cost
allocations will be determined for all relevant infrastructure in the Railyards,
River District and Downtown.

2. A new Railyards/River District/Downtown fee nexus study will be prepared to
implement any changes to development fees resulting from the revised fair share
allocation of costs.

3. The fee program will allow Railyards development to receive reimbursements if
fees during initial years were higher than the allocation of infrastructure costs
determined before General Plan approval.

Depending on the timing of the General Plan Update relative to adoption of the
Railyards Specific Plan, a comprehensive update to the fee programs may be completed
at the same or at different times. Following adoption of both the Specific Plan and City
General Plan Update, the technical work can be completed for a comprehensive update
to the infrastructure programs and the development impact fee programs.
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METHODOLOGY FOR DETERMINING RAILYARDS AREA
FUNDING

Since a complete cost allocation approach cannot be completed at this time, this
Financing Plan uses building square footage as the allocation factor to preliminarily
estimate the costs by land use assigned to the Railyards Plan Area Fee.

The cost allocation per square foot of developed space for each land use to fund the
infrastructure included in this Financing Plan is summarized for the Railyards area in
Table VI-1 and Table VI-2. The development impacts for all Facilities serving the
Railyards are estimated based on the buildout land uses since these improvements serve
the entire development project.

The standard citywide fees or school impact fees are not included in either of these
figures. The standard citywide fees include such items as citywide development impact
fees (versus project specific fee discussed in this chapter), building permit fees, and plan
check fees. Current existing citywide fees are shown in Appendix B,

DEVELOPMENT IMPACT FEE PROGRAMS

The cost allocation methodology provides the basis for establishing the updated
development impact fee programs identified earlier in this chapter. Updated nexus
studies will finalize the cost allocation formulas and provide the necessary findings to
update the fee programs. Both the Financing Plan and the Nexus Studies will be
periodically updated as more updated costs, funding, and land use data are available.
The cost allocation in the Financing Plan and Nexus Study will establish a cost burden to
each developable parcel by land use. Owners of developing parcels will be required to
fund their share of facility costs through the fee program or through alternative funding

sources.

Map VI-1 (not included in the EIR) shows the boundaries of the
Richards/Railyards/Downtown fee program.

PTENGA 15T Sarmmcms: Eaerh S0UENTeh b Foetncieg Phon gyt D Fivemring Flen VIS5 PFF .00 1T £ 200 7ub

57



LO0Z/BE/0L S{XTLIBRON pLSE}

ST Aq paivdeld

'Sd3 {01UBWRIOES 40 AND (SOIEWNSE 1500 "00SSY PUE WIOH-ABIUNY L0/2/S B20/L1/2 'SSIRWISS 100 SUON Z0/LL/0K § LO/LL/L 'oURUSDS Buiseyd spredlied 20/ 1/. 100in05

LS40138{ NPs,

028'p95'res 0$ ¥65920'23 VIY265'9CS spuaLiaAoidw) Ajpoeg 21jgnd pue e [0l
000'000'1% 0% 0% 000°000° LS sarepdn pue uonewic 1oMsIq Buoueury epadg
028'v95°ceS 0% $65'820°'24 pLy'eee‘ees sjuswaaodu) Auoeg olgngd pue “eyu| [ejo)qns
poo'sie‘0es 0% ¥65'820'24% Pese0rTeS sjuawasoadw] Aijoe4 1iqnd (2301
000'000'63 0% 0% 000'000's$ [¥1] uonelg o
000'000'5$ 0% 0% 000°000's$ [¥1] uopeig @oq
000'005%$ 0% 0$ 000'005$ [e1] Areagn
0% 0% 0$ 0% {21] sjoouog
03 0% o$ 0$ [} ‘0] Bupiied painlonig pue asepng
03 0% ¥55'820'2% ¥65'820'2S [6] @0edg Uado pue syIey
000°6.8'vS 0% 0% 000°'6/8'v% fg} tejuen Ayunwwoen
03 0% 0% 0$ [£] sdous [enus)
000°000'01% 0% 0% 000°000'0L% Sanoe ISUBI] JSWRO
000'000'5%$ 0% 0% 000000's$ [o] uonelg Ly ieeis UL
sjuawaaoadw Aoe sqnd
0zZ8'e8L'es 0% 0% 0zg'saL'es sjuswaaocad] anjongseyu; (2104
028°681'c$ 0% o$ 022'68L'cS uoneodsues] [gjoL
0Z8'681'eS 0$ 0% 028'68L'6$ shemas.d
0% 0$ 0$ 0$ semun Ag
0% 0% 0% 0$ sAempeoyY SHS-HO
03 0% 0% 0% shempeoy elig-uo
uonepodsue, |,
0% 0% 0% 0$ ISIBA
0% 0% 0% 03 Jamag Aejues [ejo)
o] 03$ o 0% lemeg AIBIUES elS-10
0% 0% 0$ 0% 1ames ABUBS OIIS-UOD
lamog Amjues
0% 0$ 0% 0% abeulesg uuog
SjuBWaACIdW] BINJONIISELU]
|ERUSPISDIUON [ERUApISSIUON |enuapisey Buipung eaay ueld juawaacidu)

2 [eNuopisay

S10)983 UONEIO[|Y 1505

spJedpey
pasodoly

14Vid

{$2002Z) Buipuny 303fotd splekfrey 103 SI010E UORRIO|[Y }SO J0 Aeununsg

ueld Buroueuly sagifiaey aland
uejg opoads spaghyey
LA 3lge ],

58



£002/L/L1L SIXZLI8pop /GG L Sd3 Aq pesedaid

|8} aienbs 00/ J0 921s wool [9loy abeiaAe pue jo8) asenbs 05’ | JO
2|s Jun [enuepisss efiesene ue sswnssy “nopjing 1e oweusdg Buiseyd asn pue 20/FL/2 sesudisiug sewoy ) uo peseq [z]

LA BlgeL U peaueq [1]

"Sd3 puE osweloeg jo Ay 'Aleuwung eoedg ued £0/c2/01 'sesudislug sewoy | ‘soueuedg Buiseud esn pueT spreAlieY L0/F1L/L PUE J0/S/b (20IN0S
J0jje " ybs,

1618 16°1$ 00°0$ VYN [eRUapPISAIUON [elo]

90°¢$ L6°L$ N GL0% [enuapisay [ejoL

16°1$ 00°0% SL0% ‘14 "bg Jad Buipung eairy ue|d [ejo)

06€'820'8) 06£°899'Y 000°0LY‘SL [2] 1e34 aJenbg Buip|ing ssoig

028795 ved 0$ 764'820°2$ rLy'£65'98% [1] Buipung easy ued j230],

14 bsg [BIIUSPISBIUON [enuapIsaluoN jenuapisey Buipung ealy uejy way

Buipjing Jod % [EluBpIsey spiefjey
Buipung pasodoud

Ealy Ueld 201 $10)08 UOIIRIO||Y 1509

SIS pueT [epuapIsaIUCN pue [enuapisay 1o} 14 'bg Jad Buipung ealy ueld pesodoid
ueld Buoueury sepijioed 21qnd

d
inoppng uejd oyioadg spaehjey

14Vdd

59






VII. FEASIBILITY ANALYSIS

This chapter provides a preliminary analysis of financial feasibility of the Project. The
feasibility analyses presented in this chapter evaluate the feasibility of the Project in light
of current and proposed fees, estimated preliminary infrastructure burden, and taxes
and assessments and a series of other assumptions. The actual costs, unit mix, Mello-
Roos bond proceeds, fees, and other factors may vary according to the market conditions
at the time of development. The actual sales prices of the units and major Backbone
Infrastructure and Public Facilities costs at the time of development will significantly
impact the actual feasibility.

INFRASTRUCTURE BURDEN COMPARISON

One method of evaluating the financial feasibility of the Railyards is to compare Public
Facility costs to competitive projects in the Region. This analysis compares the standard
development impact fees and the present value of special fees and special taxes per
developable square foot for the following land uses:

e Class I high-rise office;
s Retail; and

¢ Multifamily development.

The most likely competitive projects include development in the Richards are,
Downtown, and the Triangle Specific Plan in West Sacramento. Development in these
areas will be the major competitors for the Railyards.

Caution should be exercised in using these comparisons because the infrastructure items
paid for by these fees and special taxes may be different for the various projects.
Moreover, these costs represent estimates only meant to be used for general planning
and comparison purposes. Actual fees and assessments are likely to be ditferent for
specific parcels.

In some projects, a portion of the infrastructure costs are privately-funded, rather than
being funded through fees and assessments. The amount of privately-funded
infrastructure is not included in any of these comparisons. Land prices will be affected
not only by the amount of fees and assessments on a parcel, but also the amount of
privately-funded infrastructure required. These cost comparisons are current as of
October 2007. Fees are constantly being changed which will affect the comparison
results over time.
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CLASS I HIGH-RISE OFFICE

A comparison of facility costs for Class I high-rise office development is shown in
Figure VII-1. The competitive developments’ facility costs have been estimated by EPS.
The only areas comparable to proposed development in the Project is the Richards area,
Downtown, and the Triangle Specific Plan in West Sacramento; other areas in the Region
are not competitors for high-rise office development.

The infrastructure burden for Downtown high-rise office development includes the
development impact fee estimate included in this analysis. However, it does not include
any additional infrastructure or community facilities that might be required as
mitigation for those projects. Itis likely that additional infrastructure iterns will be
required by future Downtown development as part of its environmental review. The

total cost burden would probably be determined at the time of approval of the project.

The infrastructure burden for the Railyards includes a preliminary estimated Railyards
Plan Area Fee approximately $1.91 per building square foot for office development.
Further, in addition to all of the fees included in the infrastructure burden for the
Railyards, the analysis also includes preliminary estimated bond debt (Mello-Roos CFD)
of approximately $6.20 per building square foot for office development. This estimated
bond debt amount is based on a preliminary estimated annual Mello-Ross special tax
rate of $0.50 per building square foot for office development.

As shown in Figure VII-1, the downtown CBD has the lowest fee cost per square foot
followed by the Railyards area, Richards area, and Triangle Specific Plan. However, the
downtown CBD also has the highest land cost per square foot of any of these regions.

Detailed infrastructure burden estimated are included in Appendix C.

RETAIL

A comparison of facility costs for retail development is shown in Figure VII-2. The
competitive developments’ facility costs have been estimated by EPS. The only area
comparable to proposed development in the Project is the Richards area, Downtown,
and the Triangle Specific Plan in West Sacramento; other areas in the Region are not
competitors for high-rise office development.

The infrastructure burden for Downtown retail development includes the development
impact fee estimate included in this analysis. However, it does not include any
additional infrastracture or community facilities beyond those provided in this
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Financing Plan. Itis likely that additional infrastructure items will be required by future
Downtown development as part of its environmental review. The total cost burden
would probably be determined at the time of approval of the project.

The infrastructure burden for the Railyards includes a preliminary estimated Railyards
Plan Area Fee approximately $1.91 per building square foot for retail development.
Further, in addition to all of the fees included in the infrastructure burden for the
Railyards, this analysis also includes preliminary estimated bond debt (Mello-Roos
CFD) of approximately $6.20 per building square foot for retail development. This
estimated bond debt amount is based on a preliminary estimated annual Mello-Ross
special tax rate of $0.50 building per square foot for retail development.

As shown in Figure VII-2, the downtown CBD has the lowest fee cost per building
square foot followed by the Railyards area, Richards area, and Triangle Specific Plan.
However, the downtown CBD also has the highest land cost per square foot of any of
these regions.

HIGH-DENSITY MULTIFAMILY RESIDENTIAL

A comparison of facility costs for Class I high-density multifamily development is
shown in Figure VII-3. The competitive developments’ facility costs have been
estimated by EPS. The only area comparable to proposed development in the Project is
the Richards area, Downtown, and the Triangle Specific Plan in West Sacramento; other
areas in the Region are not competitors for high-density multifamily development.

The infrastructure burden for Downtown high-density muitifamily development
includes the development impact fee estimate included in this analysis. However, it
does not include any additional infrastructure or community facilities beyond those
provided in this Financing Plan. Itis likely that additional infrastructure items will be
required by future Downtown development as part of its environmental review. The
total cost burden would probably be determined at the time of approval of the project.

The infrastructure burden for the Railyards includes a preliminary estimated Railyards
Plan Area Fee approximately $2,300 per unit for high-density multifamily development.
Further, in addition to all of the fees included in the infrastructure burden for the
Railyards, this analysis also includes preliminary estimated bond debt (Mello-Roos
CED) of approximately $12,400 per unit for high-density multifamily development. This
estimated bond debt amount is based on a preliminary estimated Mello-Ross special tax
rate of $1,000 per unit for high-density multifamily development.
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As shown in Bigure VII-3, the downtown CBD has the lowest fee cost per unit followed
by the Richards area, Railyards area, and Triangle Specific Plan. However, the
downtown CBD also has the highest land cost per square foot of any of these regions.
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VIIL.FINANCING SOURCES FOR SERVICES AND ONGOING
OPERATION AND MAINTENANCE

This draft Financing Plan primarily addresses funding for construction of Backbone
Infrastructure and Public Facilities. The Railyards will also require a source of ongoing
services, and operations and maintenance funding. A separate analysis of ongoing
services, and operations and maintenance funding has been prepared in the Railyards
Specific Plan Fiscal Impact Analysis dated October 26, 2007, which provides a detailed
discussion of the costs and potential funding sources for operations and maintenance of
Railyards facilities, as well as public services (e.8., parks programming).

#Gervices” costs refers to the cost of general government ox other services, such as law
enforcement protection, that will be provided by public agencies. “Operation and
maintenance” costs refer to the costs to operate and maintain Backbone Infrastructure
and other Public Facilities. After the Facilities in the Project are completed, they will be
dedicated to or acquired by public agencies. These public agencies will be responsible
for operating and maintaining the Facilities.

Railyards development projects may be required to participate in a series of special
financing districts to fund public services and the maintenance and operation of the
public improvements. Participation in these districts will be determined by the City or
the special districts no later than the filing of final maps. Table VIII-1 lists each facility
type and the corresponding potential service-provider responsibility. If 2 funding
shortfall is deemed to exist, however, a Mello Roos CFD, Community Services District,
Lighting and Landscaping District, or some other funding mechanism will be
established.
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IX. FINANCE PROGRAM ADMINISTRATION

This chapter describes the current infrastructure-financing program for the Railyards. It
is anticipated that the Infrastructure Financing Plan and related Nexus Study will need
to be periodically updated as new information becomes available.

CHANGES IN THE CAPITAL IMPROVEMENT AND
FINANCING PROGRAMS

It is anticipated that as the Financing Plan is implemented, infrastructure costs and
available funding sources will change as development occurs. Asa result, the Financing
Plan must be flexible enough to appropriately accommodate these changes. Changesin
the actual or assumed Facilities cost estimates or funding should be re-evaluated in the
context of the overall financing strategy to ensure required funding is available when
needed.

Possible refinements are listed below:
¢ New or revised infrastructure projects;

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

e New funding source data;
e Inflation adjustments to cost and funding date; and

e Land use changes to the Project.

Changes in the financing program could include higher or lower cost estimates, as well
as changes in funding sources. Costs and funding sources will also need to be adjusted
annually to reflect inflation costs, as information contained in the Financing Plan is
shown in year 2007 dollars. Changing market conditions may also permit an increased
funding burden on private development.

REIMBURSEMENTS AND FEE CREDITS

Under the City’s capital improvement policy, the City and Master Developer may agree
to have developers build or advance-fund certain facilities contained in the capital
improvement program. The Facilities advance-funded or built may be part of the fee
program or funded by non-fee revenues. In the case of such an agreement, developers
should receive a reimbursement or fee credit based on the terms of the agreement.
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Infrastructure projects that are the financial responsibility of the developer (i.e,
designated as private capital) are not subject to reimbursement or fee credits.

For instance, if a developer constructs and funds the extension of a roadway contained
in the fee program, then the developer would be eligible for a reimbursement or fee
credit up to the amount of funding that was to be included in the fee program. Insuch
an instance, the City and developer would come to agreement before the improvement
construction to determine the amount, timing, and manner of repayment of the advance
funding - fee credit or reimbursement. The City will establish a set of procedures to
manage reimbursement/credit agreements. The procedures could include forms of any
agreement, and accounting procedures to manage the reimbursement/credit program.
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Economic ¢
Planning Systems

Pullic Finance

Real Estate Economics
Regional Economics
APPENDIX B Land Use Policy

EXISTING FEE REVENUE ESTIMATES

Table B-1 City, County, and Other Fee Revenue per Unit, Sq. Ft., and Room.........B-1

Table B-2 City, County, and Other Fee Revenue at Initial Phase........ccocccoivverininennn. B-2
Table B-3 City, County, and Other Fee Revenue at Remaining Phase........ccouuirveen. B-3
Table B-4 City, County, and Other Fee Revenue at Buildout.......oeeniineenriarnansns B-4
READER’S NOTE

Specific building projects will be subject to all applicable City and other agency
development impact fees in place at the time of building permit issuance. Appendix B
only computes estimates of revenue generated by specific fee programs that will be used
directly to fund backbone infrastructure and public facilities identified in the Financing
Plan. Therefore, Appendix B calculates the fee revenues generated by the Major Street
Construction Tax, Park Development Impact Fee, and the Sacramento City Unified
School District (USD) School Mitigation Fee programs because these revenues are
expected partially to fund facility improvements required for project development and
are therefore included in the Financing Plan.

The City’s Combined Sewer Development Fee will be collected and used for offsite
improvements to the combined stormwater/sewer system. Because these offsite
improvements are not required for development of the project, the improvements are
not included in the Financing Plan, and the Combined Sewer Development fee revenues
generated by the Project are not calculated herein.

Current plan area fees (Transportation Fee and Public Facilities Fee) are excluded from
this analysis because actual fee amounts will be updated following approval of the
City’s Specific Plan. In place of estimating plan area fee revenue in this appendix, this
Financing Plan approximates the total amount of revenue that may be generated by the
Project (shown in Estimated Sources and Uses tables in Chapter V) after accounting for
other potential funding sources.

Appendix C identifies the estimated fee amounts for each City, County, and Public
Agency fee program that are anticipated to apply to office, retail, and multifamily
residential development in the Project.
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Table C-1

OFFICE BUILDING

Summary of Infrastructure Gost per Acre

Basedona 243,680-Sq.-Ft. Buiiding, 1-Acre Site {0.859 acres)
Building Value: $17,922,664

DRAFT

Class |
High-Rise
Office Building

Sacramento County Yolo County
Clty of West
City of Sacramento Sacramento
Railyards Area Triangie
Summary of Infrastructure Costs Per Acre Specific Plan Richards Area Downtown Specific Plan
Current as of Aug-07 Aug-07 Aug-07 Oct-07
Total City/County Development Impact Fees
fees - Table G-2
Per Acre $1,890,675 $1,800,675  $t ,890,675 $6,082,130
Per Gross Square Foot of Land $43.40 $43.40 $43.40 $139.63
Per Square Foot of Building $6.66 $6.66 $6.86 $21.44
Plan Area Fees - Table c-3
Per Acre $542,378 $2,170,144 $436,866 $199,595
Per Gross Square Foot of Land $12.45 $49.82 $10.03 $4.58
Per Square Foot of Building $1.91 $7.65 $1.54 $0.70
Estimated Bond Debt of Special Taxes
and Assessments - Table C-4
Per Acre $1,760,092 $0 %0 $185,860
Per Gross Square Foot of Land $40.41 $0.00 $0.00 $4.27
Per Square Foot of Building $6.20 $0.00 $0.00 $0.66
Total Infrastructure Cost Per Acre $4,193,145 $4,060,320 $2,327,541 $6,467,584
per Gross Square Foot of Land $96.26 $93.22 $53.43 $148.48
Per Square Foot of Buiiding $14.78 $14.31 $8.20 $22.80
Floor Area Ratio 6.51 6.51 6.51 6.51
“summary”

Source: Varlous citles and counties; various plan ared fee programs; and EPS.

Prepared by EPS
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Table C-2

OFFICE BUILDING

City/County Fees per Acre Class |
Based on a 243,680-Sq.-Ft. Building, 1-Acre Site {0.859 acres) . High-Rise
Building Value: $17,922,664 Office Buildin

Sacramento County Yolo County
City of West
City/County Development Impact Fees per City of Sacramento Sacramento
Acre: These are fess charged by the City or County Railyards Area Triangle
and do not inciude fees for a special pian area. Specific Plan Richards Area [1] Downtown [f]  Specific Plan
Current as of Aug-07 Aug-07 Aug-07 Oct-07
CITY/COUNTY FEES PER ACRE
Processing Fees per Acre [2]
: Building Permit $113,340 $113,340 $113,340 $97,214
o Plan Check $92,718 $92,719 $92,719 $79,539
Energy - - - $80
Technology Surcharge $8,242 $8,242 $8,242 $4,861
Seismic/Strong Motion $4,382 $4,382 $4,382 $4,382
Fire Review Fee $10,780 $10,780 $10,780 -
Total Processing Fees per Acre $229.462 $229,462 $229,462 $186,075
Development Impact Fees per Acre
Sewer [3) $308,528 $308,528 $308,528 $781,067
Water {4} $28,973 $28,973 $28,973 $97,163
Traffic $166,917 $166,917 $166,917 $3,202,100
Sacramento Transportation Authority (STA) [5] $340,415 $340,415 $340,415 -
Drainage - - - -
Schoot $119,145 $119,145 $119,145 $119,145
Parks/Open Space 6] $130,492 $130,492 $130,492 $454,454
Fire/Police - - - $509,204
Habitat / Greenbelt Preservation - - - $8,660
Affordable Housing $561,743 $661,743 $561,743 -
In-Lieu Flood Protection Fees - - - $85,387
Other General Fees $5,000 $5,000 $5,000 $463,815
Countywide Fee - - - $175,058
Total Development Impact Fees per Acre $1,661,213 $1,661,213  $1,661,213 $5,896,054
TOTAL CITY/COUNTY FEES PER ACRE $1,890,675 $1,890,675 $1,890,675 $6,082,130
’ : Fees per Gross Square Foot of Land $43.40 $43.40 $43.40 $139.63
: Fees per Square Foot of Building $6.66 $6.66 $6.66 $21.44
Floor Area Ratio 6.51 6.51 6.51 6.51
“eity county”

Source: Various cities and counties; various plan area fee programs; and EPS.

[1} Depending on the location of the development, Richards could be subject to the new SAFCA development impact fees. The ¢
proposed fee for office building Is $4.00 per sq. ft. for building footprint.

[21 Processing fees exclude mechanical, electrical, plumbing, and other similar review fess.

[3] Sewer fees include the Combined Sewer Development Fee and Regional Sanitation Fee {SRCSD}.

[4] Assumes two 2-inch water meters.

[5] The Sacramento Transportation Authority fee does not take effect until April 2009; included here as itis expected that
project development will correspond with the implementation of the fee.

[6] For Downtown this analysis assumed $0.46 for park impact fee for Central City Office = 20,001 sq. fi.

Prepared by EPS 15574 Office railyards-triangle comparison.XLS 11/1/2007
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Table C-3
OFFICE BUILDING
Pian Area Fees per Acre

DRAFT

Class 1

Based on a 243,680-Sq.-Fi. Building, 1-Acre Site (0.859 acres) High-Rise
Building Value: $17,922,664 { Office Buildin
Sacramento County Yolo County
City of West
Plan Area Fees: These fees are charged only City of Sacramento Sacramento
within a certain area of a County or City to fund Railyards Area Triangle
facilities io serve a specific development project, Specific Plan Richards Area Downtown Specific Plan
Current as of Aug-07 Aug-07 Aug-07 Qct-07
PLAN AREA FEES PER ACRE
Existing Infrastructure Fee - $53,899 - -
Existing Transportation Impact Fee - $2,116,245 $436,866 -
Preliminary Estimated Railyards Plan Area Fee [1] $542,378 - - -
Triangle Specific Plan Fee - - - $28,123
Triangle Specific Plan Administrative Fee - - - $281
Triangle Infrastructure Fee [2] - - - $171,191
TOTAL PLAN AREA FEES PER ACRE $542,378 $2,170,144 $436,866 $199,595
Fees per Gross Square Foot of Land $12.45 $49.82 $10.03 $4.58
Fees per Gross Sguare Foot of Building $1.91 $7.65 $1.54 $0.70
Floor Area Ratio 6.51 6.51 6.51 6.51
"plan area”

Source: Various cities and countles; various plan area fee programs; and EPS.

[1] Preliminary estimated Railyards Plan Area Fee is assumed to fund freeways, transit facilities, community center, parks
and open space, library, and police and fire station facilities. This analysis assumes that the infrastructure burden will be
funded partially by plan area fees and partially by bond debt. The Financing Plan anticipates flexibility in the types
of facilities funded by the CFD and Plan Area Fee. Placeholder fee amount calculated in Table VI-1 and Table VI-2.

[2] Estimated rate of $3.93 per land sq. fi. from the Updated Analysis Summary Report for the Triangle Area in West Sacramento
prepared by Keyser Marston Associates, Inc. in August 2001. The rate has been inflated to 2006 dollars from the base rate
of $3.25, based on the change In the 20-City Construction Cost index as repoited by the Engineering News Record .

Prepared by EPS
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DRAFT

Tabhle C-4
OFFICE BUILDING
Special Taxes and Assessments per Acre Class|
Based on a 243,680-Sq.-Ft. Building, 1-Acre Site (0.859 acres) High-Rise
Building Value: $17,922,664 Office Building
Sacramento County Yolo County
City of West
City of Sacramento Sacramenio
Special Taxes and Assessments per Acre for Railyards Area Triangle
Infrastructure Specific Plan [1] Richards Area Downtown Specific Plan [2]
Current as of Aug-07 Aug-07 Aug-07 Qct-07
Annual Special Taxes and Assessments per Acre
Infrastructure CFD $141,839 - - $11,900
Infrastructure Assessment District - - - $638
Total Annua! Special Taxes and Assessments $141,839 $0 $0 $12,538
L Annual Special Taxes and Assessments
Per Gross Square Foot of Land $3.256 $0.00 $0.00 $0.015
, Per Square Foot of Building $0.500 $0.00 $0.00 $0.002

‘ Floor Area Ratio 6.51 6.51 6.51 6.51

1 Estimated Bond Debt of Special Taxes and Assessments per Acre

Lo infrastructure CFD - - - $176,839

! Infrastructure Assessment District $1,760,092 - - $9,020
Total Estimated Bond Debt $1,760,092 $0 $0 $185,860

|

i : *hond deht”

Source: Various cities and counties; various plan area fee programs; and EPS.

{ [1] This analysis assumes that debt will be issued to partially fund infrastructure costs storm drainage, on-site sanitary
‘ sewer, water, on-site roadway, and dry utilities. The Financing Plan anticipates flexibility in the types of facilities
funded by the infrastructure CFD and Plan Area Fee.
[21 The infrastructure assessment for the Triangle is for the West Sacramento Area Flood Contrel Agency. The assessment
l> district will fund levee improvements and operation and maintenance costs. The assessment amount shown above,
reflects the improvement portion only. Since the current assessment will be used to fund project costs on a cash basis until
bonds wilt be issued in 2010, this analysis used the current assessment with a present value of 30 years and an interest rate
\ of 5.75% as a placeholder.

Frepared by EPS 15574 Office railyards-triangfe comparison.XLS 11/1/2007
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Table C-5

RETAIL CENTER BUILDING

Summary of infrastructure Costs Per Acre
1 Acre Site, 130,950 Sq. Ft. Project
Building Value: $8,650,164

Retail
Sacramento County Yolo County
City of West
City of Sacramento Sacramento
Rallyards Trangle
Summary of Infrastructure Costs Per Acre Specific Plan Richards Area  Downtown Specific Plan
Current as of Oct-07 Qct-07 Oct-07 Oct-07
Tota! City/County Development Impact
Fees - Table C-6
Per Acre $1,101,319 $1,101,319  $1,101,319 $2,765,935
Per Gross Square Foot of Land $25.28 $25.28 $25.28 $63.50
Per Square Foot of Building $8.41 $8.41 $8.41 $21.12
Plan Area Fees - Table C-7
Per Acre $250,369 $1,009,880 $222.615 $199,595
Per Gross Square Foot of Land $5.75 $25.25 $5.11 $4.58
Per Square Foot of Building $1.91 $8.40 $1.70 $1.52
Estimated Bond Debt of Special Taxes
and Assessments - Table C-8
Per Acre $812,482 $0 $0 $219,802
Per Gross Square Foot of Land $18.65 $0.00 $0.00 $5.05
Per Square Foot of Building $6.20 $0.00 $0.00 $1.68
Total Infrastructure Cost Per Acre $2,164,170 $2,201,289  $1,323,934 $3,185,332
Per Gross Square Foot of Land $49.68 $50.53 $30.39 $73.13
Per Square Foot of Building $16.56 $16.84 $10.13 $24.38
B Floor Area Ratio 3.00 3.00 3.00 3.00
“retail summary™
Source: Various cities and counties; various plan area fee programs; and EPS.
Prepared by EPS 15574 Office railyards-triangle comparison.XLS 11/1/2007
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Table C-6

RETAIL CENTER BUILDING

City/County Development Impact Fees Per Acre
1 Acre Site, 130,950 54. Ft. Project

Building Value: $8,650,164

DRAFT

Sacramento County Yolo County
City of West
CityiCounty Development Impact Fees Per City of Sacramento Sacramento
Acre: These are fees charged by the City or County Railyards Triangle
and do not include fees for a spectal pian area. Specific Plan Richards Area {11 Downtown I} Specific Plan
Current as of Qct-07 Oct-07 Oct-07 Oct-07
CITY/COUNTY FEES PER ACRE
Processing Fees Per Acre [23
Building Permit $49,763 $49,763 $49,763 $41,688
Plan Check $39,684 $39,684 $30,684 $34,108
Energy - - - $80
Technology Surcharge $3,578 $3,578 $3,578 $3,790
Seismic/Strong Motion $1,817 $1,817 $1.817 $1,817
Fire Review Fee $4,976 $4,976 $4,976 -
Total Processing Fees Per Acre $99,817 $99,817 $99,817 $81,483
Development impact Fees Per Acre
Sewer [3] $112,310 $112,310 $112,310 $267,616
Water [4] $24,588 $24,888 $24,888 $83,463
Traffic $69,201 $69,201 $69,201 $1,729,114
Sacramento Transportation Authority (STA) [5] $485,170 $485,170 $485,170 -
Drainage - - - -
School $54,999 $54,999 $54,009 $54,999
parksfOpen Space {6] $44,523 $44,523 $44,523 $129,771
Fire/Police - - - $141,164
Habitat / Greenbelt Preservation - - - $8,660
Affordable Housing $206,951 $206,951 $206,951 -
in-Lieu Fiood Protection Fees - - - $60,892
Other General Fees $3,460 $3,460 $3,460 $137,759
County-Wide Fee - - - $71,014
Total Deveiopment Impact Fees Per Acre $1,001,502 $1,001,502 $1,001,502 $2,684,452
TOTAL CITY/COUNTY FEES PER ACRE $1,101,319 $1,101,319 $1,101,319 $2,765,935
Fees Per Gross Square Foot of Land $25.28 $25.28 $25.28 $63.50
Fees Per Gross Square Foot of Building $8.41 $8.41 $8.41 $21.12
Floor Area Ralio 3.00 3.00 3.00 3.00
ratail cfty county”
Source: Various cities and counties; various plan area fee programs; and EPS3.
{11 Depending on the location of the development, it could be subject to the new SAFCA development impact fees, The

current proposed fee for retail building is $4.00p
2} Processing fees exclude mechanical, electrical, p

[3] Sewer fees include the Combined Sewer Development Fee and Regl

[3] Assumes two 2-inch water meters.

er sq. ft. for buflding
jumbing and other

footprint.
similar review fees.
iona! Sanitation Fee (SRCSD).

{41 The Sacramento Transporiation Authority fee does not take effect untii April 2009; included here as it is expecied that
project development will correspond with the implementation of the fee.

Praparsd by EPS

[5] For Downtown this analysis assumed $0.34 for park impact feg for

Ceniral City commerciatz 20,

001 sq. ft.
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Table C-7

RETAIL CENTER BUILDING

Pian Area Fees Per Acre

1 Acre Site, 130,950 Sq. Ft. Project
Building Value: $8,650,164

o DRAFT

1 Retail l

Sacramento County Yolo County
City of West
Plan Area Fees: These fees are charged only City of Sacramento Sacramento
within a certain area of a County of City to fund Raityards Triangle
facilities to serve a specilic development project. Specific Plan Richards Area  Downtown Specific Plan
Current as of Oct-07 Oct-07 Qct-07 Oct-07
PLAN AREA FEES PER ACRE
Existing Infrastructure Fee - $24,881 - -
Existing Transportation Impact Fee - $1,075,100 $222,615 -
Preliminary Estimated Railyards Plan Area Fee[1] $250,369 - - -
Triangle Specific Plan Fee - - - $28,123
Triangle Specific Plan Administrative Fee - - - $281
Triangle Infrastructure Fee [2j - - - $171,191
TOTAL PLAN AREA FEES PER ACRE $250,369 $1,099,980 $222,615 $199,595
Fees Per Gross Square Foot of Land $5.75 $25.25 $6.11 $4.58
Fees Per Gross Square Foot of Building $1.91 $8.40 $1.70 $1.52
Floor Area Ratio 3.00 3.00 3.00 3.00

Source: Various cities and counties; various plan area fee programs; and EPS.

[1] Preliminary estimated Railyards Plan Area Fee is assumed to fund freeways,
and open space, library, and police and fire stations facilities. This analysis
funded partially by plan area fees and partially by bond debt. The Financi
of facilities funded by the GFD and Plan Area Fee. Pla

2} Estimated rate of $3.93 per land sq. {t. from the Update
prepared by Keyser Marston Associates, Inc. in August
of $3.25, based on the change in the 20-City Construstion Cost inv

Prepared by EPS

ceholder fee amou

-7

ng

“retail plan area”

transit facifiiies, community center, parks

umes that the infrastructure burden will be
Plan anticipates flexibility in the types

nt calculated in Table VI-1 and Table Vi-2.

d Analysis Surnmary Report for the Triangie Area in West Sacramento
2001. The rate has been
dex as reported

inflated to 2006 dollars from the base rate
by theEngineering News Record.

15574 Office rallyards-tizngle comparison.XL5 1 17172067
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Table C-8

RETAIL CENTER BUILDING

Special Taxes and Assessments Per Acre
1 Acre Site, 130,950 Sq. Ft. Project

Building Value: §8,650,1 64 Retail
Sacramento County Yolo County
City of West
City of Sacramento Sacramento
Special Taxes and Assessments Per Acre for Railyards Triangle
Infrastruciure Specific Plan [1] Richards Area  Downtown Specific Plan
E Current as of Oct-07 Oct-07 Oct-07 Oct-07

: Annual Special Taxes and Assessments Per Acre
! infrastructure CFD $65,475 - - $11,900

b Infrastructure Assessment District [2] - - $3,038
\ : Total Annual Taxes and Assessments $65,475 %0 $0 $14,938
Annual Speclal Taxes and Assessments
| Per Gross Square Foot of Land $1.50 $0.00 $0.00 $0.34
| Per Square Foot of Building $0.50 $0.00 $0.00 $0.11
| Floor Area Ratio 3.00 3.00 3.00 3.00
l Estimated Bond Debt of Special Taxes and Assessments
Infrastructure CFD $812,482 - - $176,839
Infrastructure Assessment District - - - $42,963
‘I Total Estimated Bond Debt $812,482 $0 $0 $219,802
"retail faxes”

’ Source: Various cities and counties; various plan area feo programs; and £PS.

{1} This analysis assumes that debt will be issued to partially fund infrastruciure costs storm drainage, on-site sanitary
sewer, water, on-sire roadway, and dry utilities. The Financing Plan anticipates flexibility in the types of facilittes funded by
; fhe infrastructure CFD and Plan Area Fee.
l [2] The infrastructure assessment for the Triangle is for the West Sacramento Area Flood Control Agency. The assessment
district will fund leves Improvements and operation and maintenance costs. The assessment amount shown above,
reflects the improvement portion only. Since the current assessment will be used to fund project costs on a cash basis untit

bonds wilt be issued in 2010, this analysis used the current assessment with a present value of 30 years and an interest rate
of 5.75% as a placeholder.
Prepared by EPS 15574 Office rallyards-friangle compatison.XLS 117172007
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Table C-9
MULTIFAMILY DEVELOPMENT
Summary of Infrastructure Costs Per Unit Multifamii
5 Acres, 100 Unit Complex, 1,100 Sq. Ft. Per Unit Hamily
Sacramento County Yolo County
City of West
City of Sacramento Sacramento
Rallyards Triangle
Summary of Infrastructure Costs Per Unit Specific Plan Richards Area Downtown Specific Plan
Current as of Cot-07 Oct-07 Qct-07 Oct-07
Total City/Countywide Development $10,133 $10,133 $8,609 $38,5638
lmpact Fees {from Table C-10)
Plan Area Fees (from Table C-11) $2,270 $5,374 $811 $9,980
Total School Mitigation
{from Table C-12} $2,803 $4,508 $2,893 $4,004
Estimated Bond Debt Of Special
Taxes and Assessments (from Table C-13) $12,409 30 $0 $9,09%
Total Infrastructure Cost Per Unit $27,705 $20,105 $12,313 $61,620
Total Fees (Clty, County, Schools and Plan Area) $15,206 $20,105 $12,313 $52,521
Total Annual Taxes $1,000 $0 $0 $613
"MF surmmary”

Source: Various cities and counties; various plan area fee programs; and EPS.

Prepared by EPS
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Table C-10
MULTIFAMILY DEVELOPMENT
City/County Development Impact Fees per Unit Multifamil
5 Acres, 100 Unit Complex, 1,100 Sqg. Ft. Per Unit y
Sacramento County Yolo County
City of West
City/County Development Impact Fees per City of Sacramento Sacramento
Unit: These are fees charged by the City or County Railyards Triangle
and do not include fees for a special plan area. Specific Plan  Richards Area [1}] Downtown [i]  Specific Plan
Current as of Oct-07 Oct-07 Oct-07 Oct-07
CITY/COUNTY FEES PER UNIT
Processing Fees per Unit [2]
Building Permit $523 $523 $523 $439
Plan Check $428 $428 $428 $359
Energy Fee - - - $80
Technology Surcharge $38 $38 $38 $40
Sefsmic /Strong Motion $9 $9 $9 $9
Fire Review Fee $42 $42 $42 -
Total Processing Fees per Unit $1,039 $1,039 $1,039 $927
Development Impact Fees per Unif
Sewer [3] $3,387 $3,387 $3,387 $4,577
Water [4] $1,387 $1,387 $1,387 $9,204
Traffic $731 $731 $731 $8,138
Sacramento Transperiaiion Authority (STA) [5] $700 $700 $700 -
Drainage - - - -
Parks/Open Space [6] $2,853 $2,853 $1,329 $9,412
Fire/Police - - . $1,779
Habitat / Greenbelt Preservation - - - $433
In-Lieu Flood Protection Fees - - - $115
Other General Fees/One-Time Taxes $37 $37 $37 $1,452
Countywide Fess - - - $2,500
Total Development Impact Fees per Unit $9,084 $9,084 $7,570 $37,610
TOTAL CITY/COUNTY FEES PER UNIT $10,133 $10,133 $8,609 $38,538
“mf city county™

Source: Various cities and counties; various plan area fee programs; and EPS.

[1] Depending on the location of the development, it could be subject to the new SAFCA development impact fees. The
current proposed fee for multifamily is $2.25 per sq. ft. for building footprint.

[2] Processing fees exclude mechanical, electrical, plumbing, and other similar review fees.

31 Sewer fees include the Combined Sewer Development Fee and Regional Sanitation Fee (SRCSD).

[3] Assumes one 4-inch water meter for domestic use and one for irrigation use and 8-inch tap for fire for City of Sacramento.
For the Cily of West Sacramento assumes three bedrooms per unit one 4-inch meter for irrigation and a private

fire protection tap.

4} The Sacramento Transportation Authority fee does not take effect until April 2009; included here as it is expected that
project development will correspond with the implementation of the fee.
{6] This analysis assumes Downtown Park Impact Fees for Central City at $1,329 per unit.
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Table C-1i1
MULTIFAMILY DEVELOPMENT
Plan Area Fees per Unit Multifamit
5 Acres, 100 Unit Complex, 1,100 Sq. Ft. Per Unit ultifamily
Sacramento County Yolo County
City of West
Pian Area Fees: These fees are charged only City of Sacramento Sacramento
within a certain area of a County or City to fund Railyards Triangle
facilities to serve a specific development project. Specific Plan Richards Area Downtown Specific Plan
Current as of Oct-07 Qct-07 Oct-07 Ccet-07
1 PLAN AREA FEES PER UNIT
! Existing Infrastructure Fee - $1,449 -
Existing Transportation Impact Fee - $3,925 $811
Preliminary Estimated Railyards Plan Area Fee [1] $2,270 - -
; Triangle Specific Plan Fee - - - $1,406
1 Triangle Specific Plan Administrative Fee - - - $14
| Triangle Infrastructure Fee [2] - - - $8,560
\ TOTAL PLAN AREA FEES PER UNIT $2,270 $5,374 $811 $9,980
*mf plan area”
Source: Varlous cities and counties; various plan area fee programs; and EPS.
\ [1] Preliminary estimated Railyards Plan Area Fee is assumed to fund freeways, transit facilities, community center, parks
and open space, library, and police and fire station facilities, This analysis assumes that the infrastructure burden will be

funded partially by pian area fees and pariially by bond debt. The Financing Plan anticipates fiexibility in the types

of facilities funded by the
& [2] Estimated rate of $3.93 per fand sq. ft. from the Updated Analysis Summary Report for the Triangle

Sacramento prepared by Keyser Marston Assoclates, Inc. in August 2001.

able VI-2,

The rate has been inflated io 2006 dollars from

the base rate of $3.25, based on the change in the 20-City Construction Cost index as reported by the Engineering News
\ ' Record.
|
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Table C-12
MULTIFAMILY DEVELOPMENT

Estimated School Mitigation Per Unit Multifamil
5 Acres, 100 Unit Complex, 1,100 Sq. Ft. Per Unit y
Sacramento County Yolo County
City of West
City of Sacramento Sacramento
Railyards Triangle
Estimated School Mitigation Per Unit Specific Plan Richards Area Downtown Specific Plan
Current as of Qct-07 Qct-07 Oct-07 Qct-07
School District Sacramento Natomas Sacramenio Washington
City USD usD City USD uso
A. Annual School Mello-Roos CFD Taxes - - -
B. Present Value of School Taxes $0 $0 $0 $0
C. School Fee Per Sq. Fi.:
Stirling Fee $2.63 - $2.63 -
Leve! 2 (or 3) SB50 Fee - $4.18 - $3.64
Mitigation Agreement - - - -
D. Total School Fee:
Stirling Fee $2,893 - $2,803 -
Level 2 (or 3) SB50 Fee - $4,598 - $4,004
Mitigation Agreement - - - -
Total School Mitigation (B + D) $2,893 $4,598 $2,893 $4,004
"mf school”™
Source: Various cities and counties; various plan area fee programs; and EPS.
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Table C-13
MULTIFAMILY DEVELOPMENT

Special Taxes and Assessments Per Unit Multitamil
5 Acres, 100 Unit Complex, 1,100 Sq. Ft. Per Unit Y
Sacramento County Yolo County
City of West
City of Sacramento Sacramento
Special Taxes and Assessments Per Unit for Railyards Triangle
Infrastructure [1] Specific Plan [2]  Richards Area Downtown Specific Plan
Current as of Oct-07 Oct-07 Qct-07 Qct-07
Annual Special Taxes and Assessments
Per Unit
Infrastructure CFD 1,000 - - $595
Infrastructure Assesstent District [3] - - - $18
Total Annual Taxes and Assessments $1,000 $0 $0 $613
Estimated Bond Debt of Special Taxes
and Assessments
Infrastructure CFD $12,409 - - $8,842
infrastructure Assessment District - - - $257
Total Estimated Bond Debt $12,409 $0 $0 $9,099
“mf taxes”

Source: Various cities and counties; various plan area fee programs; and EPS.

[1] Taxes and Assessments for schools can be found in Figure M-4.

[2] This analysis assumoes that debt will be issued to partially fund infrastructure costs siorm drainage, on-site sanitary
sewer, water, on-site roadway, and dry utilities. The Financing Plan anticipates flexibility in the types of facilities
funded by the infrastructure CFD and Plan Area Fee.

[3] The infrastructure assessment for the Triangle is for the West Sacramento Area Flood Control Agency. The assessment
district will fund feves improvements and operation and maintenance costs. The assessment amount shown above,
reflects the improvement portion only. Since the current assessment will be used to fund project costs on a cash basis
until bonds will be issued in 2010, this analysis used the current assessment with a present value of 30 years and an
interest rate of 5,75% as a placeholder.
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