MAGKAY & SOMPS

ENGINEERS PLANNERS SURVEYORS

April 11,2011

Mr. Kenneth Payne, Chief Environmental and Water Resources Development
Mr. David Miller, Community Development Director

City of Folsom

50 Natoma Street

Folsom, California 95630

Re: Folsom Specific Plan
Dear Mr. Payne,

This letter summarizes my opinion regarding the economic feasibility of the Proposed
Project and the Land Use Alternatives contained in the Draft Environmental Impact
Report/Statement dated June 2010 (State Clearing House #2008092051). In comparing
each of the four Alternative Land Use Plans to the Proposed Project, I concluded that for
numerous reasons explained in the body of this letter that none of the Alternatives are
feasible.

I am a registered civil engineer in the State of California and specialize in the planning,
design and construction of large scale land development projects. I have 34 years of
experience in the land development profession as a design engineer and planner, all with
the firm of MacKay & Somps Civil Engineers, Inc. I have served as the President of the
firm since 2006. The firm has been involved in land developments throughout Northern
California for over 57 years. .

I have been involved in land development projects in the Sacramento region since 1984.
In addition to my duties in planning, entitling, designing and constructing land
development projects I have experience in financing of infrastructure. I have been
instrumental in the preparation of Infrastructure Financing Plans for numerous projects in
the greater Sacramento Region including the Antelope Community Plan, the Elk Grove-
West Vineyard Community Plan, the East Elk Grove Specific Plan, the North Vineyard
Specific Plan which are all located in Sacramento County, the Del Webb Roseville
Specific Plan and the Highland Reserve Specific Plan both in Roseville, the Twelve
Bridges Specific Plan in Lincoln and the Placer Vineyards Specific Plan in Placer
County.

Proposed Project

The Proposed Project has been designed to meet the anticipated housing, commercial,
recreational, office and employment needs which will occur in the City of Folsom over
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the next few decades. The plan contains 10,210 residential dwelling units and
approximately 5.2 million square feet of space for uses other than residential dwellings.
The specific plan is designed as a self-sufficient and pedestrian-oriented community with
transportation choices to respond to the changing demographics of the future population
anticipated for the City of Folsom. The diversity of housing and product types proposed
would provide development at densities which are consistent with smart growth
principles. The proposed mix of housing in the plan is different from the current mix in
the region, which is dominated by low density, single family homes. The Proposed
Project would shift the City’s mix to about a 50/50 mix of single-family and multi-family
housing types, which is responsive to the changing demographics of the region. The mix
continues to include a sufficient amount of traditional single-family residential dwellings
to meet the ongoing expected market desires, but also includes a substantial number of
medium-density dwellings (7-12 du/acre), as well as a healthy component of higher
density dwellings. These medium-density products are neither traditional apartments nor
condominiums, but rather, smaller, less expensive products designed to satisfy the needs
of a changing demographic which include an aging population, many single parents,
working couples and a growing interest in a housing type more accessible to nearby
walkable services.

The infrastructure burden that a project must absorb can be used as a test to determine the
financial viability of the development. Generally infrastructure burdens that fall within a
range of 15-20% of the expected sales price are considered feasible. Projects required to
bear an infrastructure burden in excess of 20% tend to be outside the acceptable range.
Based upon the infrastructure burden analysis prepared by Kosmont Companies dated
April 4, 2011 (attached), overall, the Proposed Project has infrastructure burdens
averaging 19.1%, which satisfies this test of economic feasibility. The infrastructure
burdens on the residential land uses range from 17.9% to 19.9%. These clearly fall
within the normally acceptable range. While the non-residential land uses exceed this
test, they only exceed it by a small margin. The non-residential land uses were assessed
valuation only, which represents a quarter of the total for the Proposed Project. Overall,
the average project burden is considered acceptable.

Conclusion: The Proposed Project is economically feasible.

No USA Corps of Engineers Permit Alternative

This Alternative contains approximately 3,800 fewer dwellings units and over 700,000
square feet less of non-residential building space than the Proposed Project. The
infrastructure burden on this Alternative as compared to the Proposed Project increases
by over $400,000,000. The significant additional costs involved in developing this
Alternative result from the need to construct numerous roadway bridge crossings to span
all of the biological resources. Additional costs would be incurred due to the irregular
shape of parcels, the need to fence off the preserved wetland resources, and additional
grading and retaining walls to match the existing terrain. All land use categories would



exceed the 20% test for economic feasibility. This Alternative would result in an average
ratio of infrastructure burden to expected sales price of over 40%. This is clearly outside
the normally acceptable range of feasibility. Thus, based on my experience, a reasonable
and prudent developer would not construct a development with this level of infrastructure
burden due to the difficulty of financing and constructing this type of project.

Conclusion: This Alternative is economically infeasible.

Centralized Development Alternative

This Alternative consists of approximately 1,000 fewer residential dwelling units than the
Proposed Project and fewer than 36% of the units in the single-family dwelling unit
category. This lower percentage of single-family units will not meet the expected market
demand and thus does not achieve a key objective of the Proposed Project. The
infrastructure burden analysis indicates that the residential land uses infrastructure
burdens on development under this Alternative range from 20.1% to 22.2% which
moderately exceed the acceptable range. For five of the six non-residential land uses, the
burdens far exceed 20%. This results in an overall average burden ratio of 21.3% which
exceeds the acceptable range of feasibility.

Conclusion: This Alternative is economically infeasible.

Reduced Hillside Alternative

This Alternative increases the overall residential dwelling unit total to 11,553 units, but
consists of only 23% of the units in the single-family category. This is not consistent
with the project objective of providing a marketable and healthy mix of residential land
uses. The percentage of land uses in the multi-family categories increases to over 73%,
which vastly oversupplies the expected demand. While the demographics point toward a
need for an increasing amount of units in these categories, this alternative goes too far in
providing higher density products and would likely render the project unmarketable. In
addition it is not consistent with the balance of the existing Folsom community and likely
would meet resident and political opposition.

Although the infrastructure burdens on development under this Alternative average
19.9% when compared to the expected sales price, which just meets the cutoff for the
feasibility test, this ratio is at the absolute highest end of the normally acceptable range.
This indicates that the economic feasibility of all the land uses is only marginally
economically feasible, even assuming the mix of land uses were marketable, which, as
stated above, is probably not.



Conclusion: This Alternative is economically infeasible based on potential
marketability and an infrastructure burden at the very highest end of the
normally acceptable range.

Resource Impact Minimization Alternative

This Alternative has approximately 2,000 fewer residential dwelling units and over
1,400,000 square feet less of non-residential building space with an infrastructure burden
of over $230,000,000 when compared to the Proposed Project. The infrastructure burden
ratio to the expected sales price averages 30.6% and greatly exceeds the normally
acceptable criteria for feasibility. The infrastructure burden across all land use categories
ranges from 26.2% to 48%, and thus every land use category exceeds the acceptable
range. Clearly this alternative fails the economic feasibility test.

Conclusion: This Alternative is infeasible.

Let me know if you have any questions regarding my analysis or conclusions.

Sincerely,
MacKay & Somps Civil Engineers, Inc.

James C. Ray Jr.
President

Encl: Draft Kosmont Companies
Infrastructure Burden Analysis for the Folsom SOI
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JAMES C. RAY, JR., PE

James C. Ray, Jr.: Principal and President
Registered Civil Engineer, California and Nevada
BS in Civil Engineering, Stanford University

34 Years of Civil Engineering and Land Development Experience

Specialty:
Planning, Engineering, Entitlement and Problem Solving for Large Land Development
Projects

History:

Jim has worked for MacKay & Somps for 34 years, beginning as a Junior Engineer in the
San Jose office in 1976. In 1984, Jim was selected to manage the Sacramento office. He
took a staff of five under his direction and grew it to over fifty people. In 1989, Jim
established a Roseville branch office to provide services in burgeoning Placer County. The
two offices were consolidated in 2009 and currently employ 30 full time employees. He
became a Principal of the firm in 1992 and was elected President in 2006.

Experience:

For the past 26 years, Jim has had detailed involvement in the growth and development of
the greater Sacramento area. From 1984 to present, Jim has provided political, planning and
engineering expertise for many projects and clients. He had a significant role in all of the

projects listed below:

Antelope Community Plan
Lake Forest Specific Plan

Elk Grove/West Vineyard Community Plan

North Central Roseville Specific Plan
Southeast Woodland Specific Plan
Sun City Roseville/Del Webb

East Antelope Specific Plan

Highland Reserve North Specific Plan
East Elk Grove Specific Plan

Elverta Community Plan

Twelve Bridges Specific Plan

Sun City Lincoln Hills

North Vineyard Station Specific Plan
Placer Vineyards Specific Plan
Regional University Specific Plan
Sun City Tehama

Florin-Vineyard Community Plan
Folsom Specific Plan
Easton/Glenborough Community Plan

Sacramento County
El Dorado County
Sacramento County
Roseville
Woodland
Roseville
Sacramento County
Roseville
Sacramento County
Sacramento County
Lincoln

Lincoln
Sacramento County
Placer County
Placer County
Tehama County
Sacramento County
Folsom
Sacramento County
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Regional Efforts:

Since 1993, Jim has represented the Building Industry Association on the Sacramento
Water Forum, a consensus effort to develop as water supply plan through 2030 for
Sacramento, El Dorado and Placer Counties. This historic agreement, approved in 2000,
established the framework to permit healthy economic development while preserving the
environmental values of the American River. Jim is continuing his role as water agencies
implement and construct projects to deliver water. Through his participation, Jim helped
forge a valuable agreement for the region. He also developed significant regional water
supply knowledge and established working relationships with every major water
purveyor in the area.

Jim has been involved in transportation planning throughout the region. He participated
in the development of the Sacramento Area Council of Governments’ “Blue Print”
process which established a long term land use and transportation plan for the six county
region. He is active in drainage master planning and represented land owners in the
development of the Alder Creek Watershed Management Plan in the City of Folsom. He
has provided his expertise on numerous infrastructure and financing plans for large scale
land development projects.

Community and Professional Efforts:

Jim has been very active with the Building Industry Association of Superior California.
He has chaired their Sacramento Area Council, served on the Board of Directors and
currently is a member of the Building Industry Political Action Committee. Jim has been
recognized for his efforts with several awards including Associate of the Year in 1995,
Achievment Award in 2000 and Meritorious Award in 2004.

Jim has been active in the Consulting Engineers and Land Surveyors of California
(CELSOC). He has served on the State Board of Directors and is a past president of the

local Sierra Chapter. Jim is a member of American Public Works Association.

Jim has assisted the Metro Chamber of Commerce with Water Resources issues,
including participation in the cap-to-cap lobbying trip.
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