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1. FINANCING PLAN EXECUTIVE SUMMARY

This Environmental Impact Report (EIR) Public Review Draft Public Facilities Financing Plan (EIR
Draft Financing Plan) presents a summary of the strategy to finance required Backbone
Infrastructure and other Public Facilities serving the proposed land uses in the Folsom Plan Area
Specific Plan (hereafter referred to as Specific Plan or Project) currently located in
unincorporated Sacramento County (County) but in the City of Folsom (City)s Sphere of
Influence (SOI). The financing strategy is designed to assure the City that the required facilities
will be constructed when necessary. The Financing Plan includes the use of existing fee
programs, development of a new Special Financing District, and use of other funding
mechanisms.

The financing sources and cost estimates contained in this repobrt are preliminary.
Draft and Final Financing Plan reports, which wiil include additional information from
the EIR and public comments, will be presented to the City Council before Project
approval. .

All costs are in 2010 dollars. Cost estimates will be adjusted for inflation or revised based on
more detailed engineering information as the development process is implemented.

Project Background

Pursuant to State of California (State) law, a SOI is required by each Local Agency Formation
Commission (LAFCO) to serve as a plan for the probable physical boundaries and service area of
a local government agency.! In 2001, the Sacramento County LAFCO designated the area south
of U.S. Highway 50 (Hwy 50) as Folsom’s SOI—the area to which a city is expected to eventually
provide services—giving Folsom a “formal voice” over the development process and paving the
way for annexation into Folsom in the future.2 3

Establishment of the Folsom SOI in 2001 was the culmination of a 10-year planning process
among Folsom, Sacramento County, and the Sacramento County LAFCO. This planning process
produced the following three legal compacts, which govern today’s SOI:

* Memorandum of Understanding (MOU) between Folsom and Sacramento County (November
2000). The MOU required Folsom to adopt, among other things, a general plan amendment
and an infrastructure phasing and financing plan. The MOU stipulated that the infrastructure
phasing and financing plan shall identify the source of water to serve the area and that the
Folsom SOI shall contain a minimum of 30 percent natural open space.

* LAFCO Resolution 1196 (June 2001). LAFCO Resolution 1196 requires, among other things,
that Folsom prezone the property before annexation, promote annexations in the SOI that

1 Government Code Section 56425.

2 City of Folsom Visioning: South of Highway 50. http://www.folsom.ca,us/visioning/.
3 Sacramento LAFCO Resolution No. LAFCO 1195, June 6, 2001.
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are well-planned, mitigate potential impacts on traffic and schools, and provide a Transit
Master Plan.

* November 2004 Ballot Measure (Measure W): In November 2004, Folsom voters
overwhelmingly approved a ballot measure that established certain requirements for
development of the Folsom SOI, including these:

— Identifying and securing the source of water for the Folsom SOI.

— Adopting an infrastructure funding and phasing plan for construction of roadway and
transportation improvements necessary to mitigate traffic impacts caused by
development of the SOI area.

— Adopting a plan requiring 30 percent of the area be maintained as natural open space to
preserve oak woodlands and sensitive habitat areas.

~— Submitting a plan for fund‘ing schools so residents north of Hwy 50 are not required to
pay for the construction of new school facilities serving the SOI area.

— Adopting a general plan amendment in accordance with environmental laws.

Folsom SOI Visioning Process

In the spring of 2004, Folsom commenced a 15-month communitywide outreach program
(Visioning Process) to inform its citizenry of the issues, opportunities, and legal constraints
pertaining to development of the Folsom SOI and to receive and consider citizen input on those
issues. At the conclusion of the Visioning Process and after consultation with the affected
landowners, on June 28, 2005, the Folsom City Council unanimously selected a preferred land
use plan for the SOI area and directed staff to commence the annexation process. The preferred
land use plan was used to assist in creating the land use plans submitted by the landowner
group—the Folsom South Area Group (FSAG).

Project Description and Proposed Land Uses

The Project is located on approximately 3,500 acres in the unincorporated County south of
Hwy 50 and the City, but in the City’s SOI. The Project is bounded to the west by Prairie City
Road, to the east by the Sacramento/El Dorado County border, and to the south by White Rock
Road. Map 1-1 shows the size and location of the Folsom SOI relative to the Sacramento
Region; Map 1-2 shows the detailed land use map of the Project.

FSAG proposes to develop a master-planned community, envisioned to contain approximately
10,200 residential units of varying densities and 5.2 million building square feet of commercial
space, including nearly 1.4 million square feet of regional retail, about 2.0 million square feet of
general and community retail, 200,000 square feet of mixed use retail, and approximately

1.7 million square feet of office space. Table 1-1 provides a summary of the number of
residential units and acres by type of land use.

Economic & Planning Systems, Inc. 2 sar . oA e
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Table 1-1

Folsom Plan Area Specific Plan Public Facilities Fmancmg Plan

Land Use Summary

DRAFT

Buildout _
Land Use Acres Units [1] Bldg. Sq. Ft.
Developable Land Uses
Residential
Single-Family (SF) _ 557.8 1,687 -
Single-Family High Density (SFHD) - 532.5 2,933 -
Multifamily Low Density (MLD) 266.7 2,434 -
Multifamily Medium Density (MMD) 67.0 1,224 -
Multifamily High Density (MHD) 49.9 1,251 *
Mixed Use District (MU) - Residential [2] 35.5 681 -
Subtotal Residential 1,609.4 10,210 -
Commercial »
Mixed Use District (MU) - Commercial [2] 23.6 - 205,952
Office Park (OP) : 89.2 - 1,165,666
General Commercial (GC) - Office 47.1 - 512,919
General Commercial (GC) - Commercial 141.4 - 1,539,846
General Commercial (GC) - Non-Developable 244 - . -
Community Commercial (CC) 38.8 - 423,621
Regional Commercial (RC) 110.8. - 1,351,405
Subtotal Commercial 475.3 - 5,199,409
Total Developable 1,984.7 10,210 5,199,409
Non-Developable Land Uses 1,525.7 - S
TOTAL LAND USES 3,510.4 10,210 5,199,409
“lu_summ"”

Source: MacKay & Somps Land Use Summary, Administrative Review Draft, May 15, 2009; EPS.

[1] Units are an estimate based on target dwelling units. Actual dwelling units may differ but
will fall within specified density range identified in Table 2-1.
[2] Mixed Use District is split 60% residential and 40% commercial.

Prepared by EPS 6/10/2010
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Phasing of the Financing Plan

The Project is anticipated to build out over a period of many years, in multiple phases. For the
purpose of this preliminary draft Executive Summary of the Financing Plan, only the Buildout
scenario is shown. The Development Agreement, Environmental Impact Report (EIR) Mitigation
Monitoring Program, or mapping conditions placed on tentative maps will specify the timing
requirements for major public improvements as the Project builds out.

Regional and Backbone Infrastructure and Public
Facilities Costs

Many people tend to use the term “backbone infrastructure” for all publi¢ly owned facilities. This
Financing Plan describes Regional Infrastructure, Backbone Infrastructure, and Public Facility
Improvements and relies on the following definitions to more precisely define the type of
improvements included in the analysis. )

Regional Infrastructure

The Project will participate in regional fee programs that will construct regional roadway
improvements to serve the Project. '

Sacramento County Transportation Development Fee Program

Adopted in 1988 and updated in November 2008, the Sacramento County Transportation
Development Fee (SCTDF) program is a countywide fee program that funds construction of
regional roadway, transit, bicycle, and pedestrian facilities. Specifically, SCTDF funds those
improvements that are needed to accommodate new development in Sacramento County
(County).

The Project will pay its fair share of the following off-site regional roadway improvements
identified in the SCTDF program:

= . Easton Valley Parkway, Rancho Cordova city limits to Hazel Avenue.
» White Rock Road, Luyung Drive to Rancho Cordova city limits.

¢ White Rock Road, Rancho Cordova city limits to Prairie City Road.

« Hwy 50/Hazel Interchange.

Proposed 50 Corridor Mobility Fee Program

A group of developers and jurisdictional entities, collectively named the Highway 50 Coalition,
are considering a transportation funding program (Hwy 50 Corridor Mobility Fee Program) that
will identify regional roadway infrastructure improvements that would improve mobility in
concert with the region’s projected growth. The program would establish a new Hwy 50 fee
{Hwy 50 Fee) that would fund major roadway improvements along the Hwy 50 Corridor in
Sacramento and El Dorado Counties. The Financing Plan includes a preliminary Hwy 50 Fee for
the purpose of testing financial feasibility.

Economic & Planning Systems, Inc. 6 PankToc - Fnancng mes.ingec
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Backbone Infrastructure

For the purpose of this report, Backbone Infrastructure includes most of the essential public
service-based items that are underground or on the surface. Backbone Infrastructure is Sized to
serve numerous individual development projects in the Project and in some cases serves areas
beyond the Project site. These items include 4*-lane roads, sewer, storm drainage, potable
water, and non-potable water. Estimated costs at buildout of the Project equal approximately
$765 million (2010 dollars) for Backbone Infrastructure improvements.

Public Facilities

Project-Specific Public Facilities .
The Project public facilities include the following improvements:

e Library facilities.
e Municipal services center.
» Police annex, including vehicies and equipment.

» Fire stations and equipment (both temporary and permanent facilities), including a fire
station training area.

» Parks and open space, including neighborhood and community facilities. Private parks
{miniparks) and facilities are described, ghough the Financing Plan excludes the cost of these
facilities.

o Trails, specifically paved bicycle trails and associated trail fac‘ilities.
e Transit facilities and vehicles.
e Schools.

» Habitat and agricultural mitigation.

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

Other City Public Facilities

In addition to the Project-specific public facilities, costs will be incurred at building permit
issuance for various other City services and facilities. These costs include a transportation
management fee used to finance transportation facility improvements, a nonresidential housing
trust fund fee used to help facilitate development of affordable housing, a general capital
facilities fee used for general government facilities, and a solid waste capital improvement fee
used for facilities and equipment (including the corporation yard) needed by the City to provide
increased municipal services.

The estimated cost of Public Facility improvements for the Project amounts to approximately
$612 million (2010 dollars).

Economic & Planning Systems, Inc. 7 .- Exte Summ PP 63,100
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Total Cost Estimates

Total cost estimates for Backbone Infrastructure and Public Facility improvements amount to

approximately $1.38 billion (in 2010 dollars) at buildout as summarized in Table 1-2. These
figures include the cost of updating the Financing Plan.

MacKay & Somps prepared the Backbone Infrastructure cost estimates used in this Financing
Plan dated May 6, 2010.4

The Public Facility improvement costs are based initially on estimates provided in the Project
Public Facilities Financing Plan (PFFP) prepared by Goodwin Consulting Group (GCG) dated
November 20, 2008. EPS worked with MacKay & Somps and FSAG to further refine the costs of
Public Facility improvements designed to serve the Project.

The cost estimates and allocations shown in this report are subject to revision as updated
information becomes available. As descriptions of facilities and associated cost estimates
change, the Financing Plan will be updated with the most current information available.

Other Project Development Costs

The Backbone Infrastructure and other Public Facility cost estimates do not include the costs of
in-tract and other subdivision-specific improvements, which will be privately financed. These are
con5|dered subdivision improvements and are not part of this Financing Plan. They are as
follows:

* In-tract improvements in a subdivision project include local roads, sewer, water, drainage,
erosion control, and dry utilities. In addition, this Financing Plan considers miniparks to be
in-tract improvements. These improvements are funded privately, and the costs of these
improvements are not estimated or included in the cost burdens presented in the Financing
Plan. The development community considers these costs in their private financing structure
as “Lot Costs” or “Subdivision Improvements.”

* Frontage improvements include frontage roads, sound walls, and landscape corridors that
border a subdivision project. Except for the frontage costs noted in any Public Facilities
above, these improvements are funded privately, and the costs of these improvements are
not estimated or included in the cost burdens presented in the Financing Plan. These costs
are typically included in “Lot Costs” and are included in a developer’s private financing
structure.

4 preliminary Cost Estimate, Folsom Plan Area Specific Plan, Proposed Project Backbone
Infrastructure, MacKay & Somps, May 6, 2010.

Economic & Planning Systems, Inc. 8 P:\16000116000116538 Folsom SOI ancing PlaniTast 1 - Ansncing DRAFT Exee s . 10.00¢
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Table 1-2 :
Folsom Plan Area Specific Plan Public Facilities Financing Plan
Summary of Estimated Infrastructure Improvement Costs (20108)

Preliminary
Estimated Costs

L At Buildout
Improvement : ~ (2010%)
Backbone Infrastructure Improvements

Backbone Roads y
Project-specific Roads » . $ 231,800,000
" Other Road Obligations ' $ 121,700,000
Subtotal Backbone Roads $ 353,500,000
Sewer $ 90,300,000
Storm Drainage ' $ 21,600,000
Potable Water _ $ 277,800,000.
Non-Potable Water $ 22,200,000
Subtotal Backbone Infrastructure $ 765,400,000
Public Facility Improvements

Library , $ 5,500,000
Municipal Services Center $ 5,500,000
Police Facilities ~$ 10,400,000
Fire Facilities $ 12,400,000
Corporation Yard $ 4,100,000
Parks $ 121,800,000
Trails $ 25,100,000
Transit $ 28,100,000

Schools $ 350,300,000
Habitat & Agricultural Mitigation $ 30,000,000
ltems Funded by Other Building Permit Fees [1] $ 18,300,000
Financing Plan Administration and Updates TBD
Subtotal Public Facility Improvements $ 611,500,000
Total Improvements $ 1,376,900,000

improve

Source: MacKay & Somps (May 6, 2010), City of Folsom, and EPS

[1] Includes transportation management fee, housing trust fund fee, and
general capital facilities fee not used for Municipal Services Center,

Prepared by EPS 6/29/2010
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Folsom Plan Area Specific Plan Public Facilities Financing Plan
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Financing Strategy Summary

Purpose

The purpose of the Financing Plan is to recommend the appropriate financing mechanisms to
fund the necessary Regional and Backbone Infrastructure and other Public Facility costs required
to serve the Project. The selected financing mechanisms are flexible enough to ensure the
required improvements are constructed when necessary. The financing mechanisms used will
depend on the types and timing of the needed facilities.

Financing Policies

The following objectives and policies, based on Measure W, the November 2004 ballot measure
that established certain requirements for the Project, will guide financing of infrastructure and
services in the Project:

+ Identify and secure the source of water for the Folsom SOI.

e Adopt an infrastructure funding and phasing plan for construction of roadway and
transportation improvements necessary to mitigate traffic impacts caused by development of
the SOI area.

¢ Adopt a plan requiring 30 percent of the area be maintained as natural opén space to
preserve oak woodlands and sensitive habitat areas.

» Submit a plan for funding schools so residents north of Hwy 50 are not required to pay for
construction of new school facilities serving the SOI area.

* Adopt a general plan amendment in accordance with environmental laws.

The following additional objectives and policies will also guide the financing of infrastructure and
services in the Project: : :

e Identify ways to finance construction of public infrastructure and facilities through public and
private financing.

* Use some of the existing City fee programs to the extent possible.

e Use existing SCTDF, Sacramento Regional County Sanitation District (SRCSD), and other
Special District fee programs to the extent possible.

o Establish a Special Financing District to fund all or a portion of major regional backbone
infrastructure and other public facilities not included in existing fee programs or funded
through other sources.

e Make use of Federal and State funding for transportation improvements.

¢ Make maximum use of “pay-as-you-go” mechanisms.

Economic & Planning Systems, Inc. 10 sorn 10 5.10dec
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A

* Build in flexibility to allow response to market conditions.

» Provide developer funding for appropriate facilities, which may include developer funding
through municipal debt financing mechanisms.

Financing Strategy

A combination of funding sources will ultimately fund the costs of Backbone Infrastructure and

Public Facility improvements. Figure 1-1 describes these sources, which are summarized
below:

» Existing Fee Programs administered by the City and other public agencies will be used.
Examples of these items are citywide fees, including Police Capital Facilities Fee,
Transportation Management Fee, Solid Waste Capital Improvement Fee, and Housing Trust
Fund; SCTDF for roadways; SRCSD for sewer; and school district development impact fees.

* A New Folsom Plan Area Specific Plan (FPASP) Special Financing District will fund
improvements not already included in the capital improvement program of existing fee
programs. The Special Financing District likely would be in the form of a new FPASP Fee
Program that would assign costs among developable land uses in the Project. The Fee
Program could include the use of fee revenue for reimbursements to developers who provide
advance funding for infrastructure. The FPASP Fee Program could be a publicly administered
fee program (by the City) or privately administered fee program (by FSAG). For example,
the City may prefer to administer the portion of the fee dedicated to funding Public Facilities,
while FSAG could internally implement a fee program to cover the costs of Backbone
Infrastructure. Further discussion between FSAG and the City will be required to determine
how the Special Financing District will be administered.

 City of Folsom Fees/Other City Funding. Certain improvements will be partially funded
through existing citywide fee programs. Specifically, it is assumed the Project will contribute
its fair share towards on-site Corporation Yard, Police, Fire Municipal Services, and transit
facilities intended to serve beyond the Project. Thus, this Financing Plan assumes these
Project facilities will be partially funded by existing citywide fee program revenues or other
City General Fund revenues.

» Enterprise Funding/Utility Revenue Bonds. Instead of funding some of the potable
water improvements through the Special Financing District, Utility Revenue bonds may be
used. These bonds are repaid through revenues generated by a specified revenue-
generating entity associated with the purpose of the bonds. A special surcharge on water
utility rates, applicable only to the Project, may be used to pay debt service on revenue
bonds and to pay for acquisition of water supply.

e Private Developer Funding. Certain construction costs within the boundaries of the
Project are the direct responsibility of the FSAG (e.g., miniparks).

* CFDs. The City could form one or more CFDs to finance infrastructure improvements needed
during development of the Project. T-he 1982 Mello-Roos Community Facilities Act enables
cities and other entities to establish a CFD to finance various facilities and services by selling
bonds and levying an annual special maximum tax on land within the CFD boundaries. The

Economic & Planning Systems, Inc. 11 sor
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Folsom Plan Area Specific Plan Public Facilities Financing Plan
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net bond proceeds and the special tax can be used to direct-finance improvements, to
acquire facilities constructed by the developer(s), to reimburse developers for advance-
funding improvements, or to prepay certain development fees.

» Matching State School Funding/Other School Funding. It is anticipated that the school
districts in the Project will be eligible for grant funding from the State School Facility Program
(SFP). In addition to school district impact fees, school facilities will be funded through a
combination of State grant programs (i.e., State SFP), and locally approved General
Obligation (GO) bonds: School Facilities Improvement District (SFID) No. 2 (SFID-2) and
SFID No. 3 (SFID-3). In March 2002, voters in SFID-2 approved a bond measure to fund the
modernization of existing schools and construction of new proposed schools in the Project.
Then, in March 2007, voters approved Measure M, a $750 million school facilities GO bond for
the newly formed SFID-3, which will provide funding for site acquisition and construction of
new schools in the Project.

e Other Funding Sources to fund the Backbone Infrastructure and Public Facilities costs will
be required. This may include Federal and State highway funding or other Federal/State
funding for transit facilities and equipment. This may also include Federal and State funding
sources for the grade separation component of the proposed trail improvements.

In addition to the ultimate funding sources described above, financing mechanisms will be used
to cover the costs of improvements before the ultimate source of funding (e.g., fees) is available
and to cover any funding shortfalls during the initial phases:

» Developer Advances. The Financing Plan anticipates that developer advances will finance
infrastructure improvements needed in the initial phases of the Project and before the
collection of fees or other revenue sources. The Financing Plan assumes that fee credits or
reimbursements for facilities otherwise funded by fee programs may be available if
developers fund and construct fee-funded facilities. Developer advances will also be financed
as the City acquires facilities through the Mello-Roos Districts.

Because developers will be conditioned to complete specific infrastructure improvements and, in
many instances, will advance-fund more than their “proportionate share” of infrastructure costs,
private or public reimbursement agreements may be appropriate. Private or public
reimbursement agreements may be prepared for each development project providing more than
its proportionate share of infrastructure costs. Either through such private or public
reimbursement agreements or the Development Agreements (DAs), the developers fronting the
cost of improvements benefiting adjacent owners may be able to recover those costs.

Table 1-3 shows the detailed costs and funding sources by cavtegory of improvement.

Financial Feasibility

Project-related infrastructure and public facilities costs are significant but offset by the
availability of local, State, and federal funding sources. As a result, the Project should be able to
feasibly fund the Project’s backbone infrastructure and public facilities. If certain sources of
funding are not available to fund the Project, however, development may need to be restricted
until funds become available.

Economic & Planning Systems, Inc. 13 o ORAFT Exec Summ 65,100



Table 1-3
Folsom Plan Area Specific Plan
Infrastructure Funding Capacity Analysis

Estimated Infrastructure Costs and Sources of Funding: Buildout (2010$)

DRAFT

Buildout Funding Sources

FPASP Fees
Estimated Existing  Special Financing Paid to Other  Qutside
Item Cost City Fees District Agencies [1]  Funding
Backbone Infrastructure Improvements
Backbone Roads .
Project-specific Roads $231,800,000 X X
Other Road Obligations [2] $121,700,000 X X
Subtotal Backbone Roads $353,500,000
Sewer $90,300,000 X X
Storm Drainage $21,600,000 X
Potable Water $277,800,000 X X
Non-Potable Water $22,200,000 X
Subtotal Backbone Infrastructure $765,400,000
Public Facility Improvements
Library $5,500,000 X
Municipal Services Center $5,500,000 X
Police Facilities $10,400,000 X
Fire Facilities $12,400,000 X
Corporation Yard $4,100,000 X
Parks $121,800,000 X X
Trails $25,100,000 X X
Transit $28,100,000 X X
Schools $350,300,000 X X
Habitat & Agricultural Mitigation ~$30,000,000 X
ltems Funded by Other Building Permit Fees [3] $18,300,000 X
Financing Plan Administration and Updates ~ TBD
Subtotal Public Facility Improvements $611,500,000
Total Facilities $1,376,900,000

Source: EPS, MacKay & Somps

[1] Other Agency Funding includes:
Roads - Highway 50 Mobility Fee, Measure A

Sewer - Sacramento Regional County Sanitation District (SRCSD)

Schools - Folsom-Cordova Unified School District
[2] FPASP funding includes FPASP SCTDF obligation.
[3] Includes transportation management fee, housing trust fund fee, and general capital facilities

fee not used for Municipal Services Center.

Prepared by EPS 6/29/2010
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Folsom Plan Area Specific Plan Public Facilities Financing Plan
EIR Public Review Draft June 2010

A detailed Financing Plan will be provided before approval of the Prbject by the City that will
include analysis of the ability of the Project to fund required infrastructure and public facilities.
The Financing Plan will compare the Project’s cost burden to those of surrounding projects and
will show the total cost burden per unit as a percentage.of the sale price to demonstrate
feasibility.

Information Sources

Preparation of the Financing Plan relied on the following information:

* land use designations, as provided by MacKay & Somps, June 9, 2009.

* Roadway, sewer, storm drainage, and water cost estimates, prepared by MacKay & Somps,
May 6, 2010.

» Folsom Plan Area Specific Plan Public Facilities Finaricing Plan, prepared by GCG, November
20, 2008. :

» Folsom SOI Draft Financing Plan Peer Review Memorandum, prepared by EPS, March 10,
2009. :

» Existing and Planned City/County fee program data.

Economic & Planning Systems, Inc. 15 or - Foaning o690
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CITY OF FOLSOM

Memorandum
Date: May 18, 2010
Subject: Folsom Specific Plan Area: Public Facilities Financing Burden Analysis, and

Economic Feasibility Comparison Summary of the Proposed Project and various
Alternative Land Use Scenarios

In June, 2010, a Public Facilities Financing Plan (PFFP) was prepared by Economic & Planning
Systems (EPS) for the Folsom Specific Plan (FSP). The PFFP included costs for the capital
improvements necessary for the buildout of the FSP (see Appendix A). The EPS PFFP indicated
a total capital facilities' cost of $1,337,900,000, and also identified the various revenue and
funding sources to be used to fund the capital facilities that does not include funds from City
revenue sources identified for the existing City services and facilities.

During the past year, the City with Kosmont Companies has worked to refine the required
improvements and the associated capital costs. A summary of this work effort is contained
herein to reflect the reduced capital facilities cost of $1,237,000,000. In addition, this addendum
contains a comparison of the capital facilities costs required of the four alternative land use plans
analyzed by the EIS/EIR for the project.

The four project alternative analysis is based on project costs ranging from $1,168,000,000 for
the Centralized Development alternative to $1,674,000,000 for the No U.S. Army Corps of
Engineers Permit alternative. The financial burden for each land use in each alternative, as a
percentage of the anticipated market value of the ultimate end product (i.e., homes,
condominiums, apartments, office buildings of retail structures) was used as a test of financial
feasibility based on the comparison of the total infrastructure cost burden compared to the selling
price of a home or building. Percentages greater than 15% to 20% are considered financially
feasible. For the FSP, the analysis showed that the project average infrastructure cost burden is
19.1%. The other alternatives averaged between 19.9% and 40.9%. Thus, the project is deemed
financially feasible and one of the alternatives, the Centralized Development Alternative is
deemed marginally feasible but the other three land use alternatives fall out of the range of
acceptability. Thus, the proposed project represents the most economically feasible alternative.

‘ 'Other measures for project feasibility include meeting the desires of the marketplace for housing
- types; meeting the community’s goals under the City’s General Plan for land use intensities, and
‘developing a land use plan that is able to provide desired amenities and levels of service

expected by the community. The Appendices also include letters and memorandums from

qualified professionals providing their opinion about the ﬁnanc1al feas1b111ty of the project and
the alternatlves
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Background:

Organization:

Folsom Specific Plan Area Specific Plan

May 2011 Addendum to:

June 2010 Public Facilities Financing Plan

The City of Folsom retained Kosmont Companies (‘Kosmont”) to
assist in the City’s evaluation of the cost, potential impact fee
burden, and general financial feasibility analysis of the development
of backbone infrastructure anticipated to be required pursuant to
the build-out of the Folsom Plan Area Specific Plan (“Project”).

In June of 2010 ECohomic & Planning Systems, Inc. (“EPS”)
prepared a Public Facilities Financing Plan for the Project which
included a summary of the proposed Project profile, cost estimates

for required infrastructure, and potential sources of funding to

support the build-out of Project infrastructure.

This document serves as an addendum to the June 2010 EIR
Public Review Draft of the Folsom Plan Area Specific Plan Public
Facilities Financing Plan prepared by EPS (“EPS Report”) included
in Appendix D. This addendum includes updated cost estimates
and revisions to the summary tables provided in the EPS Report as
well as a brief discussion of the general financial feasibility of the
proposed Project, and alternative development profiles included in
the Environment Impact Report (“EIR") prepared for the Project.

The updated figures and alternative development backbone
infrastructure cost estimates provided herein are based on updates
to anticipated backbone infrastructure scope and the cost of same.
The analysis is based on discussions with City staff, consultants
and engineering teams, including a review by MacKay & Somps
(Appendix C).

This document contains two primary sections. The first section
provides updates to the three tables provided in the EPS Report
based on current cost estimates. The second section briefly
discusses the general financial feasibility of the proposed Project
and development alternatives provided in the EIR for the Project.

FOLSOM PLAN AREA SPECIFIC PLAN — MAY 2011 PUBLIC FACILITIES FINANCING PLAN ADDENDUM 2
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Section 1 - Updated Tables to EPS Report

The three tables that follow are updates to Tables 1-1, 1-2, and 1-3 in the EPS Report.
While the build-out values included in Table 1-1 have not been modified from the
original figures in the EPS Report (Appendix D), Table 1-1 is included in this addendum
for ease of reference. Also for reference, the preliminary estimated cost at build-out in
the EPS Report totaled approximately $1.38 billion whilé the current estimate is
approximately $140 million lower at $1.24 billion. The tables summarizing the land use
assumptions and infrastructure costs are included in Appendix A.

Table 11
Folsom Plan Area Specific Plan - May 2011 PFFP Addendum
Land Use Summary
| Build-Out
Land Use ' Acres Estimated D/U  Bidg. SF
Residential
Single-Family (SF) 557.8 1,687 -
Single-Family High Density (SFHD) . 532.5 2,933 -
Multifamily Low Density (MLD) 266.7 2,434 -
Multifamily Medium Density (MMD) 67.0 1,224 -
Multifamily High Density (MHD) 49.9 1,251 -
Mixed Use District (MU) - Residential 35.5 681 -
Residential Subtotal 1,509.4 10,210
Commercial
Mixed Use District (MU) - Commercial 23.6 - 205,952
Office Park (OP) 89.2 - 1,165,666
General Commercial (GC) - Office 47.1 - 512,919
General Commercial (GC) - Commercial 141.4 - 1,639,846
Community Commercial (CC) 38.8 - 423,621
Regional Commercial (RC) 110.8 - 1,351,405
Commercial Subtotal 450.9 - 5,199,409
Total Developable 1,960.3 10,210 5,199,409
Non-Developable Land Uses 1,550.1 - -
Total Land Uses ' 3,510.4 10,210 5,199,400

The analyses, projections, assumptions, rates of return, and any examples presented herein are for illustrative
purposes and are not a guarantee of actual and/or future results. Project pro forma and tax analyses are projections
only. Actual results may differ materially from those expressed in this analysis.
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Table 1-2 '
Folsom Plan Area Specific Plan - May 2011 PFFP Addendum :
Summary of Estimated Infrastructure iImprovement Costs (2010%)
Preliminary
Estimated Cost at
improvement Build-Out
Backbone Infrastructure Improvements
Backbone Roads
Project Specific Roads 194,714,934
Other Road Obligations 121,713,104
Adjusted Subtotal Backbone Roads 316,428,038
Sewer 88,998,231
Storm Drainage '- 19,970,911
Potable Water . 203,748,267
Non-Potable Water _ 20,523,936
Subtotal Backbone Infrastructure 649,669,383
Public Facility Improvements
Library 2,579,920
Municipal Senices Center -
Police Facilities 5,267,040
Fire Facilities 12,421,701
Corporation Yard 28,000,000
Parks ‘ 80,262,500
Trails 18,370,000
Transit 28,100,000
Schools 350,305,000
Habitat & Agricultural Mitigation 30,000,000
Other Building Permit Fees -' 32,359,705
Subtotal Public Facility Improvements 587,665,866
Total Estimated Cost $ 1,237,335,249

The analyses, projections, assumptions, rates of return, and any examples presented herein are for illustrative
purposes and are not a guarantee of actual and/or future resuits. Project pro forma and tax analyses are projections
only. Actual resuits may differ materially from those expressed in this analysis.

FOLSOM PLAN AREA SPECIFIC PLAN — MAY 2011 PUBLIC FACILITIES FINANCING PLAN ADDENDUM 4



6b2'eee'2eT’L $ JsoD pajeuunss (ejol
998°699°285 syuawaroadwi] Aijioed atgnd [e101ans
X 60.2'65€'2E sead Juuad buipiing 1aul0
X 000°000°0E uoneBmy [eminouby B jeligeH
X X 000°60€°05¢ m_wM_“._MM
X X X 000°001°82 «.m o
X X 000°‘0.5'8) . : _H_ m._.
X 005'292°08 Nied
X 000°000‘82 . pieA uonelodio)
X X oL 1ev'eh sonijoe aitd
X 0¥0'292'S ) senIoe4 a0l0d
- laysn seowiag [ediduniyl
X 026'6.8' freigiq
’ sjuawanosdw) Ajtjioe4 a1jand
£8£°699°6%9 ainjongsenu] auopoeg |ejognsg
X 9£6°€25'0C I91E] SI0EI04-UON
X 192'8v.'€0C I91BMA Bl0BIod
X 116'0.6'61 sbeulei uLo}S
X X X L£2'866'88 lamas
X X X X - geo‘gEbiole speoy auogyaeg jejoigng pajsnipy
, ’ yoL'sLL’lel suoljeblqo peoy JaYio
¥E6'vLL'v6) speoy oyjoadg joefoid
Speoy auogyoeg
sjuswasoldwj aimoniselju] suogyoeg
Buipung  sapuaby Joylo JouISIa sao 1509 pajewsy juswanoadu]

apIsing 0} pled - sa3a:} Bumpueuiy R Buysixg
pue spung Ao Bupsixy  |evads dSVdd
A0 19uy10

saoinog Buipund Ino-pling

($01.02) INO-pIing :Buipund 0 $82INOS puE SJSOJ AUNOINASELU| PajeWRST
sisAjeuy Aoeden Bulpung amjonysesuq

wnpuappy dddd 102 Ael - ueld ayoads ealy uejd wosjod

£l ajqer

5

purposes and are not a guarantee of actual and/or future results. Project pro forma and tax analyses are projections

The analyses, projections, assumptions, rates of return, and any examples presented herein are for illustrative
only. Actual results may differ materially from those expressed in this analysis.
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Section 2 - General Financial Feasibility of Proposed Project and EIR Alternativ'es" _

The cost of backbone infrastructure will be paid for through existing City fees levied on
developments within the Project, special developer fees specific to the-Project, and
other funding sources external to the City. If the total burden of fees to the property
owner. and/or developer is too great.then Project development and build-out may be
financially infeasible. In general, historical experience indicates that total development
fees in a range of up to 15 - 20% of development value are considered financially
feasible. However, it should be noted that while this burden metric is a general indicator
of potential financial feasibility, it is but one component of financial feasibility which is
also reliant on an alignment of other factors including but not limited to appropriate
ratios of development product type, product pricing, and product demand.

The general financial feasibility of the proposed Project, and development alternatives
discussed in the Project EIR were evaluated against this 15 - 20% total burden
benchmark. The alternatives evaluated were development without a United States
Army Corps. Of Engineers (‘USACOE”) permit, a centralized development alternative, a
reduced hillside alternative, and a resource impact minimization alternative. A detailed
description of each alternative can be found in the Project EIR. A discussion of the
estimated developer fee burden and general financial feasibility of the proposed Project
and each of these alternatives based on the burden metric follows. The tables showing
the burden and project alternative comparisons are included in Appendix B.

Proposed Project

The estimated average developer fee burden under the proposed Project is
approximately 19.1%. The burden for residential development ranges from 17.9 -
19.8%, and the burden for commercial development ranges from 16.0 — 22.7%. While
much of the commercial burden exceeds the general 20% threshold, total commercial
value is less than one-quarter of total development value, and the average burden

across the Project is less than 20%. As such the proposed Project is generally
considered financially feasible. B

No USACOE Permit

The estimated average developer fee burden under the No USACOE Permit alternative
is approximately 41.2%. This burden is high primarily due to increased bridge and
roadway costs and reduced build-out capacity contemplated under this alternative. The
burden for residential development ranges from 32.1 — 39.2%, and the burden for
commercial development ranges from 47.3 — 71.3%. The No USACOE Permit
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alternative is generally considered financially infeasible given the relatively h‘igh
developer fee burden.

Centralized Development

The estimated average developer fee burden under the Centralized Development

alternative is approximately 21.4%. This burden is higher than the proposed Project

primarily due to reduced build-out capacity contemplated under this alternative. The

burden for residential development ranges from 20.3 — 22.3%, and the burden for
commercial development ranges from 17.3 — 25.0%. Given that the average burden

level is above 20% and is relatively high for the primary residential components of build-

out, the Centralized Development alternative is generally considered financially

infeasible.

Reduced Hillside Development

The estimated average developer fee burden under the Reduced Hillside Development
is approximately 19.9%. The burden for residential development ranges from 19.1 — -
21.4%, and the burden for commercial development ranges from 15.2 — 21.9%. The
average burden is below the 20% threshold, and therefore this alternative would
typically be considered financially feasible. The general financial feasibility of the
Reduced Hillside Development alternative is considered marginal. The burden is
essentially at the 20% threshold, and a significant majority of the proposed product
types exceed the 20% threshold.

Resource Impact Minimization

The estimated average developer fee burden under the Resource Impact Minimization
alternative is approximately 30.9%. This burden is higher than the proposed Project
primarily due to increased roadway costs and reduced build-out capacity contemplated
under this alternative. The burden for residential development ranges from 26.3 ~
30.5%, and the burden for commercial development ranges from 32.9 - 49.1%. Given
the average burden is well above 20%, the Resource Impact Minimization alternative is
generally considered financially infeasible.
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APPENDICIES

A. May 2011 PFFP Project Costs Tables - Addendum

a.

b.
c.

Land Use Summary
Summary of Estimated Infrastructure improvement Costs
Summary of Estimated Infrastructure Improvement Costs w/ Funding Sources

B. May 2011 PFFP Alternative Comparison Tables - Addendum

"m0 Q0T

g.

Project Alternative Cost Comparison & Adjustments

Project Alternative Cost Comparison & Adjustments for Alternatives

Developer Fee Burden, March 2011 for Base Alternative

Developer Fee Burden, March 2011 for “No USACOE Permit Alternative”

Developer Fee Burden, March 2011 for “Centralized Development Alternative”
Developer Fee Burden, March 2011 for “Reduced Hillside Development Alternative”
Developer Fee Burden, March 2011 for “Resource Impact Minimization Alternative”

C. April 11, 2011 Letter to Kenneth V. Payne from James C. Ray, MacKay & Somps
regarding Folsom Specific Plan Economic Feasibility of the Proposed Project and
the Land Use Alternatives w/ tables

D. Folsom Plan Area Specific Plan Public Facilities Financing Plan, prepared by

Economic Planning Solutions, Inc., dated June, 2010

FOLSOM PLAN AREA SPECIFIC PLAN — MAY 2011 PUBLIC FACILITIES FINANCING PLAN ADDENDUM

8



APPENDIX A

FOLSOM PLAN AREA SPECIFIC PLAN — MAY 2011 PUBLIC FACILITIES FINANCING PLAN ADDENDUM

9



By

)



L1L02/LHS
as( pueT L-t

Xs[X'gA 8repdn dddd 11028

pleelLele xel

N

sapadend

ooge’Zlvelzud 21006 EluoleD seleBuy S0  Joo[d UiGE 19enS Bolendld Linos 598 TOLUSON

N4

“sisAjeue siu} Ul pesseidxa asouy woy Ajjensreiu Jogip Aew sjnsas [enoy “Ajuo
108 jO esjuRIend e jou aje pue sesodind

suonoefold ale sasAjeue Xe} pue BuLIoY oid 198f014 "synsal ainyn} Jo/pue (en:
‘suodwnsse ‘suonosfoid ‘sosAleur syl

sAnEASL o) 82 Uleisy pajussaid ssjdwexs Aue pue ‘winiel Jo sojes

KA T A 0LE‘0L °018°C s9sf) pue jeiol
- - 1°0GS°L sesq) pue- ajqedojonsg-uonN
655°2eL 1T o120l £'096°L ejgedojonaq feloL
607'66L‘S = 8'0Sk feioiqns [erdisuiioy
gov 1Ge'L - 0LL (Oy) fersewwon reuoibey
le9‘eey - 2'8¢ (00) reoiowwo) AyUNWwo
9¥8'6€S°} - ¥ iyl [BI0JBWWOD - (DD) [eI0ISWWOY [BI8USD
616218 - (R 2 2910 - (DD) [e1RIPWIWC) [BIoUS)
999'G9L‘1 - 268 (dO) ded 800
266°G02 - 9'ce [eioiewwod - (NIN) 1ouisia 8sn PaXIN
[eloeuo)
0GL‘EeS 9L oLz'0L 606"k jeiolgns jeruspisey
626629 189 g'Ge fenuspisay - {NiA) 10M1sia 8sn PEXIA
GLL'LSL L [Rr Al 6'6% (aHW) Ausueq@ yBiH Alweiniy
008'SIE‘t i gAA! 0,9 (aw) Ausus@ wnipeiy Apwreyiniy
0G.'9ve'e ¥ev'e 1992 (aTn) Ausua@ mo Awepiiniy
000'998°'G £66°2 G'2es (QH4S) Aususq YbIH Ajwe--e|buls
00S°L12'Y 189°L 8,85 (4s) Anwed-ejbuls
jeniusplsoy
4S “Bpig i/ pejewilsy  Sa.dy asf] puey

nopjing

Aewiwng s pue]

juaweiddng d44d 1102 Ael - ueld oyI0edg Baly Ue|d Wosjod

-1 9[geL




LL02/LLS
NmoO._muo._. -1
Xs|x'gA 8repdn dddd +102-9

Leslbelzxel  oogellbelzud 21006 ElUIofED soppbuy so  Joold LpGe 199413 BosONBl] LINOS 598

saquudiigd

v

‘sisA|eue siy

suoiosloid ate sesA|eue Xe} pue euwuoy aid 108lo1d "synsal ainin Jo/pue B
oARRASH|l 10} SJ8 UlIaJaYy peaussald sajdwexs Aue pue ‘uinal Jo ssjed ‘suondwnsse ‘suold

1 Ul pesse.dxs asou; Wolj Ajjeusiell JOpIp Aew synsal [enoy ‘Ajuo

nioe jo esjueient e jou aJe pue sasodind
oloid ‘sasAjeue syl

THO WSOy

6Y2'GEEiEe ) 1500 palewiiss [eiol
998°699°28¢ sjuswiaacsdw] Ajjioed siqgnd [e101gns
G0.'65€°2E see4 llwisd buipling J8uio
000°'000°0€ uorredup [einynouby B 1elgeH
000‘60€°0G¢E sj00yos
000°'00182 usuBIl
000°02£8} sjiel]
005'292'08 syed
000'000°82 pieA uoielodiod
1oL 1evel soiioed a4
0¥0°£92'S sonijior4 @dlod
- J8juan seoines [edioluniy
026'6.45°C Aeiqry
sjuswaaciduy Axjioed oland
£8£°699°6¥9 aimoniseliul suogyoeg [elolang
9€6°625'0¢ JOTe M\ 91 lod-UON
/92'8v/.'e0e Jole A Sjgelod
L16°'0,6'6} afeurelq wiclg
1£2'866'88 lomes
8£0°92y'9LE speoy suogyoeg [ejoiqns paisnipy
vor'eis'iel suonedigo Peoy Jeylo
Y6V LL V6L speoy oyoads 108foid
specy auogorg
sjuswancdul] ainisnisenyu] suogyoey
1soQ 1nopling juowoncaduy

($0102) 1900 juawiaAcidwy aanjonisesu pelewss o Arewwung

waweiddng d44d 1102 Aei - ueld o)j109dg BaJy UB|d WOs|04
- z Rl



a

L102/L1/S
sas( ¥ $901NM0S -}
xspcgn ayepdn d4dd Fi0g-S

Llee ZLpelz X8l 00sg’Llyeleud L1006 EBlUIoED sejebuy so7  J00|d LiGE 198.S BoIoNnbld Lpnos £o8

~

N
Y,

sagrad oy

UOWSO
Cabe!

“sishjeus sy} Ul pessaldxe o

suonosfold ale sasAleus Xe} pue BuLIof oud 1o0afoid
sAgeISNill 10} 8J uleIoy pajuesald sojdwexs A

SOy} WOl Ajleusieu Jamip Aew synsal [Broy Ajuo
“g)nsa. ainyng JojpuE [Enjoe Jo esjue.end B jou ale pue sesodind
ue pue ‘uinal jo sajel ‘suogdwnsse ‘suonosfoid ‘sashjeue ayL

¢ 6pegee’lee’L $

2er'ye0'80E $  892°006°CZC $ GTL'T0L'E6S $ GE6°'199°LLL §

6ve'see’2ee’l §

1s0D pajewiisy jeiol

suowanoidwy Aujioed 21jqnd [e1oigns

- 998°599°28S 2er'y90°'8.e  825°019°S04 105°G66°G8L G96'766'LL 998°699°289
- G0.'6G€'2E - - - G0.'658E2E G0/.°65€2E Sea NWiad buipling 18ulo
- 000°000°08 - - 000°000°0€ - 000'000'0€ uoyeBiA reanynoudy 3 1BIgeEH
- 000°608°08E 2er're9'vhe  8/6°0L9'G0} - - 000°G0€'0SE 8|0040S
- 00000182 96886502 - L18r'est £89°/¥E'L 000°001°82 ysuel L
- 000'0/E'8} 000°0£8°S - 000°000°S} - 000°0,£'8} sjred L
- 005292°08 - - 00529208 - 00529208 syed
- 000°000'82 oL IOV L - - 968'865'02 000'000'82 preA uopesodion
- L0L ter'el - - - 102 1er et LOL 12V Tl SaoR-] 8l
- 050°292'S - - - o0v0'£92'S 0v0'L92°G sejioe 82lod
- - - - - - - LD SOJINIRS EQ_O_CBS_
- 026'6/5°C - - 036°6.5°C - 0266452 Arexqr
spuswaaoidu Ayjioe a1qnd
- £8£°699°619 000°000°0E 061°962°8L L v2e'90L Loy 016°999°cE £8£°699°'619 ainjondisequp suogjieg feroians
- 96662502 - - 9£6'€25'02 - 9£6'€25°02 18]\ S[qeio -UON
- 192'8y.'802 - - 192'8¥.'€02 - 192'8vL'€02 Jejepn ejgelod
- 116°0.6'61 - - 116°'0/661 - L16'0.6'61 afeufelq WIOIS
- 1€2'866'88 - £26'60€'09 7€.'988'01 161081 1£2'866'88 lemes
- 8£0'82r‘9Le 000°000°08 £92°'986°L8 82£'926°902 66£°G98°12 9£0'82r'91.E speoy suogyoeg Jeloigns parsnipy
vOL'ELL' et suopebliqo peoy Jeul0
PE6'PLL V6L speoy oyi0ads 100[0id
speoy suogoeyg
suswenocsdu] a1nmonaisesu suogoeg
pepuniun  Buipund je1oL Buipundy sapouaby 1040 1911181 $994 1509 pajewinss usuIBAcdL
apIsING 0} pred - s894 Bupoueui Ang Bunsixg
puespuny  Aup Bupsixy  fe10ads dSVdd
Au 19410

s23ineg burpund nopjmg

($0102). 51809 JusLuanoidu) SINIOMISEIU] PSFRUSS JO Arewwng
waweiddng d4dd 1102 A2 - ueld ainoads Baly ueld wosjod

g-1 8|geL




7



N

APPENDIX B

FOLSOM PLAN AREA SPECIFIC PLAN — MAY 2011 PUBLIC FACILITIES FINANCING PLAN ADDENDUM

10






v

A

LlegZLyelz Xed  00selivelzud L1006 BIUIOKIED mm_omc( 307 1004 YIgE ‘19al)s Bolendld Lnos 598

samusdusgy

TouIsoy

‘sisAjeue siU} Ul passaldxs asou ol Al
suopoalold ale sesAjeue xe} pue euliol oud jo0f0.1d "S)nNsel 2injny Jo/pue [enjoe

sARISN)l Joi ae UiRIay pajusseld sejduexe

EliolEw JogIp ABLU synsaJ [enjoy Ajuo \.J
J0 esuesend B jou aie pue sasodind
Aue pue ‘uimel jo selel ‘suopdwnsse ‘suonoafoid ‘sesAjeue syl

ado/m uspmng ofeiany

%C’SL %8¢l
%L'6) oL i usp.ing abeioay
- 025'%52°0L - 1oBpng BUAA Bubpopn wold ejled
6v29ee’LeT’L 6LL°689°20¢€'L 672 Gee° 2821 $31S09 Bjo],
998'699°L8S 102°925°L19 998699285 sopijioe4 odliqnd JeloL
60.°658°2¢ 000°00<'8L 50.°658CE s8a4 JuLdd Buipjing 930 1810l
000°000°0€ 000°000°0€ 000°000°0€ JenqeH fejol
000°60£°05¢ 000°60£°06E 000°50£°05¢ Sjooyds [BjoL
000°00L°82 000°001°82 00000182 usueil [ejol
000°02¢°8L 000°001°52 000°02£°8L sjted, [e3oL
005°z92°08 000°008°1L21 005°Z9Z'08 s)yied jejoL
LoL'ser'ch oL 1erTL Lo2'1Zr'h alld [ejol
0v0°L92°S 000°00%°0} 0v0°292°‘S 291j0d [EjoL
- 000°005°S - soo1A19S IUNY je101
000°000°8C 000°00L°% 00000082 pieA ‘diog jelol
026615 000°005°S 0266482 Areagr jelol
£8£°699°619 810°€91969 £8¢£°699°619 7500 2injonnsesju] auogyoeg [Eogng
9£6°¢25°02 09€6‘€25°0C 9¢6°¢25°0C J81BAR 9](EIO4-UCN felol
292'8rL'e02 128°005°G61 29Z°‘grL'e0T Jajepn ejqejod el
1£2°866°88 195°6v6°28 1£2°966°28 Jomeg [el0l
116°026°61 969°62L'2C 116°026°6L sujelq uLols fejoL
820‘gZy'9Le 820°€90°5.¢E 8£0°gev'9Le speoy suomjoeg - [BJoL
yorLeLL ey yoL‘crL'uel poLcLLIZE suoneblgo peoy JBYI0 felol
YE6'PLLVEL yz6'6ve°ese PE6°PLL V6L speoy oyoads 3109oid feloL
000°00€°SE 000°000°LL 000°‘00€°SL samin £:q fejol
000°09. 6% 688°282°SS 000°09.L°6Y soBueyolaju] je10L
00G‘¥59°L 000°505°8 005'¥59°L suonossiei] Je sjeubis |20l
0Lv'00s'Le 600°955°29 oL¥'005°L2 speoy Aiepuodog [ejol
20°005°¥6 £20°000°'s0) 200056 speoy Jofe |20,
sounsnipy 1s09 ssunsnipy (1102 yauep) 309foid
+1obBpng Bwppym  396png BuppM 106png Bum

300fo14 pasodolyg

yooload pesodoid

sjusunsnipy = uosuedilo) }S0D aAjjellsly 108foid
usping 894 JedojaAsg
10S Wosjod




/1006 Emuopies sejebuyso 4004 yGE ‘1eeRs easenbly yinog 598

sajnedwod

UOUISOL

LIES LIPSl Xel  o0ge Livele ud

“sisAjeue si Ul passaldxa asou) woy Ajjeusiew Jayip Aew sjinsal [enjoy “Ajuo \ 4
suoyoafoid ate sesAjeur xe1 pue euuoj od joafold "s)nsal ammny Jojpue [enjoe Jo sojuesenb & jou ale pue sasodind
aAnensnj Jo} 2k ulaay pajuasald sajdwexa Aue pue ‘tinjal jo sajel ‘suondwnsse ‘suoiosfod ‘sasAjeue ayl

%692 %091 %Lt %928 %zl %8'el @40/ uaping sbeisay
%6°08 %6'6L %WV %E' W %161 %LLL uaping obeseAy
L18°106'082 £p5'ryo'eet (80v°61£°69) 209°620'28Y - 206'€55'0L - jo6png Buslipn BupLop wold Bljeq
] T () Y Xy 0 5 € O O (7 g 1) T} c 0 4, g d
568 L2 BOV'L TZr 0B 05T 6OPOLOBOLL VeVeLwFLOL A 5.1 689 205k TI8'GEE LE2L 51500 [210L
110°806 667 FR] 980°ZV0'SES 101075 165 ¥67'909 285 102925 119 F6v999' 285 SeRioed olland 2101
[ARAK:¥-74 EEB'PLYEE 129‘0p0‘6e 6v5°e20eT £££°098'2E ogo‘ooe'sr £££°09e°2e sa94 jusiad Buipiing J3U30 |B10L
000'00€"22 000°008"1€ 00000992 000°002'L1 000°000'0E 000°000°0€ 000°060°0€ 123GRH (=101
BeL'1Sb L2 SV0'SELYib $OE'50L°01E 168128612 000'08°05¢ 000°505'05€ 000°508°05€ sjooyos 2304
000°001'82 000°001'82 000°001°82 000°001'8Z 00000182 000°001'82 00000482 ysuel1L [e30L
So.o\.n.w_. 000°02£°81L 000°028°81 000028} 000°0.£'8L 000°00L'S2 000°02£'8L sjlelL [ejol
00529t 99 005°290°241 005°Z96°1L 005292y 005'292'08 000°008°121 005'292'08 syied feioL
oL 1zv el rozier'el L02'12Y'ZL Lol ier'sL L021zr'sh 1oLv2r'2L Lo12r'eL and [ejoL
0v0'292° 0v0°292° 0v0°292°S 0v0'292'S 0v0'292'S 000°00°04 0p0°L92'S s0110d 12101,
e - - - - 000°005'S - sajAIes N (B30,
000°000°82 000°000'82 000°000°22 00000082 000°000°82 000001y 00000082 pJeA 109 [B30L
026'6.5'2 026'625°2 026’6252 026'625'2 026'645°2 000°005°S 026'6.5°C fieaqr jeoL
£8€'692'286 £8£'690'6£9 £85'696 VED £8E'608'292 1 £8£'699'6V9 B£0°291°969 £85°699'6V9 3500 2.MONIISEAU] SUOGHIEY JEI0IGNS
9£6'€25°02 92622502 9£6'25'02 98602502 9E6'625°02 9E6'C2502 9£6'625'02 JBJEM 91GEIOd-UON [BI0L,
492°8v0°681 2192'8ve'202 292'8vL'v6! 292'sv1'c6) 292'8vL'c0z 128°005°56¢ 292'8v2'S02 lsje 2jqeIOd (B30l
1EC’866'98 1£2'267'88 1£2'86.'28 1£2'062'98 1£2'866'a8 245'SVE'Z8 1£2'866'88 15m38 [BIOL
b16 0.2 61 L0600 LLE'028'62 LLE'0ZE'6L 1160261 969'621'22 1160261 Sufesq wielS [EI0L
820°822'999 8c0'828'0g2 8£0'825'20¢ 850'825°196 8c0'ser'9Le 920590626 8E0°92'91E speoy suomyoeg - [E30L
voLeiL izl YOL'ELLLZL YOL'SLL'IEL $0L'ELL'1EL poL'ELLVZL POLELLLEE yoLeLLI2L suonebgo peoy J8Wo [eI0L
vEG pLOSYS vEGYLL'S9L vE6'vL8'sBL vEe'pia'ese VEEPLLTEL peE'epe'ese YE6PLLYEY speoy oiy10eds j0efoid [E30)
000°60e"51 00000£°51 000°00£°S1L 000°00£'S) 000°00E°S L 000'000°2L 000'00€°S1 sennpn A 1oL
90005 &y boo'oal’or 0000926 000°092°6Y 000092'6% 688'982'55 000°09.2°6% seBueyoIau] [IOL
005y59°L 005'v59°2 005'v59°L 005'959°L 005*p59°L 000°505‘8 005¥59°L suopoasIelu| Je Sjeubis [ejoL
LEO0'0SE 92 5627294 61 LLLIE0'LT SLO'ZVE'LS 014'005"22 600°955°29 01400822 speoy AIepucoeg [eloL
E0¥'086'SPY 6e9'2£8'2L 159'200'08 61'882'51L $20'005'V6 220'000'501 $20'005'V6 speoy JofeN 12301
it eomoms wiouidoersg uswdojansg jitiied SJUBUHSNIPY 3500 SEewsnpy  (FH0Z Yosel) 1ooloid
Joedu] sonosey SPISIiH peInpsy pazienua) 309 VSN oN +106png Bupwm  30Bpng Busim jo6png Busim
j00fouq posodosd joefoid pasodoig
sjuaunsnipy g uostiedwod 3s0) SARRUISHY josloid
‘ uopang o84 JadojeAsd
ah 10—10s(04

—~
~



LlesZLbelz xer  opeetZiyelzud 21006 enuopeD ssjebuyson  Joold yige Jeaas eosanBly yInos o8

‘sisAjeue siy) ul passaldxs asou Lo} Aljelisiew Jayip Aew synsal |enjoy “Ajuo
suonoafoid ate sasAjeue xe} pue euncs oid 109f01d "Sinsal aininy Jo/pue [enjoe Jo sajuesenb e jou ase pue sasodind
aAREAShji o) a1k ulaaY pajuasald sejdiuexa Aue pue ‘uInel Jo sajel ‘suondwinsse ‘suonoaloud ‘sasAjeue syt

8LL'GLY'PEE enpeYSS SIUL UO peseg onueAsy |ej0L
%091 %802 %L'eT %LeE %8'02 %LeT %861 %86t %0°61 %6°LL %¥'6L %S'8L @oud Se[eS UM JO % S UepINg iS00
9Z'6€ Logy 68" X 85°9¢ LYY £20°8Y Y08y YELES, 1E0'¥9 SSE'LR 62606 LINfT¥2d 1500 V104
92'5Z 8L6e so'ee ZLEe 6192 18'LE e £16'22 29928 868°0Y 0L6'sy ¥ey'i wuIs|q Bujoueuly jelveds dSvdd IFI0L
(44 3 Wl 99°'L ot fi 43 581 oov's sL2's GEP'S 892'6 L0Z'PL 4] sepoed |1qnd [2I0KRS
- - - - - - - - - - - - 5607 J|U8d BUIPing JSWO
<23 621 81 281 oL’k el 884 . €09 428 959'L [22X%4 21667 uopeBaIN [2iminouBy R 1eligeH
1] 0 0 0 0 0 oL 0L oL oL G Sl usuely
- - - - - - 9e0't 9€0°'t gg0‘L 9E0’L 098"t 095°'L SieiL
- - - - - - 668'9 66E's 66€'9 ] 1£9'6 1€9'6 Sused
- - - - - - - - - - - - seioes e
- - - - - - - - - - - - segyioe 694|od
- - - - - - - - - - - - Jeue)) seaueg fedpriniy
- - - - - - - - - - - - pie, uohelodiod
80°0 80°0 60'0 zLe 1o 1o 9 91 19t 29 152 152 Areiqry
seyyioe aliqnd
vm”nu _‘n”wN 00°2¢ 20'2E r{:x<4 16'62 2ps'el 869'6L 8ze've 0£9'Le 0LL'YE 0L6'vY uopINLSUOY esnzonyseLul [EI0IQNG
Nm.c €870 £6°0 €60 18’0 €0°4 [41:] [71] 060°) Les’y SPL'L 19T IS)EM BIqEIod-UON
L r.m oz'8 226 8e'6 s0g 2oL 099'8 099'8 528'0L pgL'sL 6LE'LL 626'ST Je1eM
FN. 3 mm”_. mm” b €571 2Lt 891 189 125 128 €s2'L esv'l [+::1r4 efeuieiq uuolg
sm.o mh.o mm.c 580 €90 60 opL'L 428 X448 eyt €9¢'t pse'L Jemeg
vest j:1o0 48 16l er'6l 2844 809L £8L'8 89L'8 Zes'0l sL22) 098'ZL 0982t Aempeoy
- {ouoqyoed) HORSNISUOD BINIONNSEHU]
seey Bujoueut |e1oeds dSVdH
mw”m mh..h 6LL 6L 266 118 Zvo'sE 2y0'st 846'S1L 0s8'24 618°6Z 6£6'82 sea AoueBy Jeuig [OIGRS
wm.m eh.m vh”n vie 18C 86 286'¢ 286'C 286'C 286°C 688'F 688"y PriS AJIIGON 10pRIOD 0
hv.o h?.o hv.o FAq] %0 iyo s LS 802'9 oes's 08zl 008'6 064 Sop|veg [0oY2S SN BAOPIGD-LOS|O
mv.v no.r £0°L L0 6L SL0 886G g88°'s 885's 885's sy’ 0sy'L 804 16M8S QSOHS
(94 s52 [5:14 552 0zt 162 002 002 002 002 000"t 000'L @0 joedu jusudojeasq v esnseely
sea fouoBy 10tO
14 wy Wy wy [ 4 444 680'S 680 680°S 689's 995'9 995'9 seed M9 [101NS
ozt [ 0zt (A 0z L [ T - - - - - PUR ISAIL BUISNOH
020 0z'0 0z0 0z'0 80°0 0z'e -4 -4 9V 9V ¥89 69 8o 112y J6F
Ze0 9g'0 980 90 0c'0 eL'o 66 66 66 £iz 92¢ o8 8 juswescidw [eyideD 6ISEM PICS
S10 SL'0 S10 SLo s1'0 SL'0 14 sz 14 [-74 -4 e 664 Juswebeuey uojepodsuel]
- - - - - - - - - - - - o8] yoedw] Jejep
- - - - - - - - - . - - 804 LORVBUUCD JBjEM
- - - - - - - - - - - - sesg efeureig
- - - - - - - - - - - - o0 1ames Ao
- - - - - - - - - - - - 084 pEoY
” - - - - - - - - - - - Juswdinb3 sed
- - - - - - - - . - - - 08 e SPIMAID
wm.w vr'e o vro v P70 268'L 268'L 2681 681 2681 26€'L 883 sepilived |ejide] [pI16UsS
el wm.o @m.o wm.o 950 850 6L6 616 616 616 156 156 e84 seljioed [epded il
podd wwm mm.o mm.o mm”c 680 965 965 965 965 925 928
¥9°0 v9°0 080 090 L9 2181 219°L €012 2692 1692 o0 Bujsssoosd yued Buiping
seod A0
“w.m mm %426 %4901 %6°90L %158 %L°20L %6°02L %8021 %EGLL %0°60L %9'Y6 %2Z'06 ojiey ueping
e %M._r. ”\\.wh %z %Iy %0°L %S'E %P9 %0°Z %89l %5'ST %G LL uopIng o %
T H ” 3 \Nv (4 -\Mv S e\nm,o Q\MWQN %E'S %18 %P5l %0°LE %Y'Bi waloid JO %
ot , L . $26 520'L S26'L 000'2 0082 1u|
@mwm. 16e1 N_.ONNW 144 9p8ees’L 616°Cls 999'68L°L 10e'902 189 1821 vee'tL v’z ££86'2 1891 : mﬂ.ﬁ—m_
20z 20e :742 S61 £L8'eve £18'2ve 881'z8¢2 §E6°09E 000'02Y 000'625 snjeA un
_u__“nuﬁmo IepewLnY i wiwoy BINIO Wed 90 |efuBWLOY fenuapisey Aysueg Aysuag Kyisueq Aysueg Ajweg-a6uis uondusseq
i, piwimey -850 PO ~ a8 PoXIN uBiH wnpa "o 1y B Awe-siBuis
o 22 909 009 d0 NN U-NN QHN ann ain QHdS 45 esf) pueq
[ IVIDUIWNOD I R EREED] R |

{pooue|eg) 4q oseg L102 Ud4el
usping 334 Jadojeasg
10§ wosjod




LSS ZIVElTXe)  Q0EESZLyElgyd L1006 Eioyen ssjsbuysoT ool yige J8ens Bosenbld yinos 598

“sisAjeue siy Ul passaldxe ssoy) Wwol Afjeusietl Joyip At s)nsai jenjoy “Ajuo
suonoafoid a1e saskjeue Xe) pue euLo} oid 108fold "sjnsas aininy Jojpue [enjae jo aajuerent e jou aie pue sasodind
aAReNSh||| Joj aie Ujalay pajuasald sajdwexs Aue pue ‘Wwnjat Jo sejel ‘suogdiunsse ‘suonoafold ‘sasAjeue sy}

961'v25'89¥'L eInpeyog SIYL U0 PEsEg BRUBASY [EI0L

60U S9IES UM JO % SE UBPINE 10D

%E LYy %a'eo %LLL %E'LL %ETE %059 %E'8E %ZBE %T6E %b9E %L'9E %12E
£20LL 95°82L. LLEY) oLl 0b°60L $9°92L SLL'E6 02'56 01501t ZVE'LEL 02y°1ST £55'80L LINA 34 1500 IVIOL
£TT0L ££'9L1 34 28'1EL L0°66 53411 5B6'CL 6EL'SL £p1'68 £08°20¢ GE0'6LL SrO'EEl j01351Q Bupueuy (eoeds dSWd- €101
[:143 2et 057 43 8L Ly seL8 059°8 €648 ZEL'S 098'sL 068'7L seppoed oHgnd 1I0Yans
- < = - - - - = - - - < Sejepdn) @ UCHE]S[URLPY Ue|d buueuly
250 €90 zro E7X] £50 620 09E oz 8.8 5L $52'1 9822 uoyeBn jeIminouby 3 1BiqeH
0 0 o 3 3 1 o8 o8 oy8 9y8 pLZL T jisuels
- - - - - - 865°1 §65°1 S66°L 965'} 1Wor'e o'z siea
- - - - - - 60E'S 60E'S 608'S 60E'S 1662 166°2 mwv_“wm
185 195
o o 0 o o 0o ue e ue e 9 8 conied oo
- - - - - - - - - - - - 16ju60) SBdAIeS Jedidn
000 000 000 100 100 100 8 8 8 8 €1 et piEA :ozemeou
%) Lo €10 810 910 910 574 €92 £re £ve 99¢ 99g 21q17
sepiyoes aNand
86°00L 00'5LE 66'621 80°0E1 ¥526 25T 052y 88¢'99 069°08 229'86 §21'501 851'8LL i )
280 3 A ST 60°L S EEIY BOL'L 0871 ¥50°C SEEC GO5°€ 16j2/ SIAFI0L-UON
9Ll woL P74A% 8Ll zeoL 66°Zk £66'0L ¥66'0L 2rLeL 6c2'6L 286'12 186'2€ A
Z5L ort 6L 438 L 2e 268 959 b8 015'L 588°L 8122 ebelieig uuols
ooy 4 192 96'C 96T :14 92t £86'¢ 40 968'C ov6'y 862y 0Ly . Jemes
vs8s 2166 60241 113 v9'e8 18'26 8ye'Ly £29°05 85209 zi8'0L we're 2L52'DL EMPEOY
: (suogorg) UoRaNSUCD einjoniysesju|
seog Bujoueuly jejoeds dSVdd
596 (743 6LL 265 e 2pa'st 2Y0'sE 8L6'SL 05821 618'52 6£6'82 sena g AousBy tewi0 [F101GRS
6E PLE 53 18 86°E 286 ¢ Z86'¢ 286 ¢ 286'¢ 688V CER BriyS MRG0 J0PLEoD 08
iv0 @4 o &0 00 2428 TiL's 80L'9 0828 08t'2L 00951 884 SOpoe] 00Y9S GSN BACPIOD-LOS|Od
&v'L et €0k 6L S2'0 885°'S 885’ 985’ 885's 0sp'L ost'L 04 lemeg gSONS
e 552 =74 oz'h 16T 3 002 0oL 002 000't 0004 oo oedu uswdo[Aeg v SInseal
seey Aousby JeUl0
SEP wy e d iad [a4 2P 680'S 680'G 689'S 995'9 996'9 seed A9 121019nS
0z (A3 [ (43 0zl [ B - - - - - pun JSniL BUISNOR
0z0 020 0z'0 020 80°0 020 [:154 9EY s34 -4 €9 ¥£9 oed fied B
260 9£'0 9E0 9E'0 (i1 810 66 66 66 €1z 9z 92¢ o0 juswsacsdul-felded SISEM PIOS
S1°0 SL0 S0 SL'o [-1X] SLQ -4 74 [+4 [-74 (1] [+ 4 o84 «:wEmmwzmS_ :D_umtanm:muk
- - - - - - - - - - - - 04 Joedu] Jejep
- - - - - - - - - - - - 884 UONOBUUOD IBIBM
- - - - - - - - - - - - seo. efeuesq
- - - - - - - - . - - - a0 1ames AlID
- - - - - - - - - - - - 084 peoy
- - - - - - - - - - - - juetudinby seg
- - - - - - - - - - - - e84 Yed epwilD
w0 o L 0 wo o L6E°1 262t 2Z6E°L 266"t £6€'L 68°L oo SepiIed |Eyde) [e1eus
950 950 95°0 95°0 95'0 95'0 616 616 616 Bl 166 166 a8 sexjor] |eydeD e
680 680 68°0 68°0 68°0 680 . 885 95¢ 965 968 925 028 e84 sepyioes [ejideg eallod
650 90 90 $9°0 080 09'0 29 219't 219' £0L'2 269'2 2692 - ee Buisseanid Juued Buiping
: seed A1
%e L2l %L0PL %ELSL %L LGL %L6LL %9BEL %E0LL %BLELL %STLL %Sv0b %628 %E'EL oney usping
et L0 %9zl %Y %L %60 %zz %y %v'L %g'LL %ILL L2 uaping Jo %
%0°0L %50 %0'8 %LT %09 %90 %02 %Lt %9'9 %ELL %0yl %L'LE waloid JO %
b e L Lo L L L 526 526 S0 Sig'L 000' 005'2 NS
8IE'009'L  sOM'8L GZE'ERZ't  ew'ley 922'596 £81°001 vre oLz 186 [>248 2Lt 8887 Snun
92 202 202 202 9L -] [42:r474 [4X:x474 881°282 9£6'09E 000'0ZY 000's2S enfEA N
L oticd fejuewwoD wwoy eay0 Wed 830 ERIBU0D enuepseY Aysuoq fisueg Ksuag Kysueg fnwes-efus uopduoseq
reusBoy ~esn poNIY -esnpaxiy 4K W Apweyn w7 YBH & Buis
[P enusy
o 39 309 0-09 do o-nN wNN aHIN awn amn QHIS F esf} pue
| TVIDUSAWOT | WIINSGISTY
40 iued I300VSn ON
uapJng 934 Jodojarag
N A~ 1022810

BN
S




Les2Lelgxer  00sg’Zivsleud 21006 EwoyeD  ssjabuyso Jodld UIgE Jesis eolenbid yInog go8

“sISA[BUE SIu} Ul pesseldxa asoy) woy Ajfeusiews Jayip Aew s)nsal [emoy “Ajuo
nsal ainjhy Jofpue [enjoe Jo sajuelent e jou ale pue sasodind

suonosfold ale sasAfeue xe) pue euulo) oid joafold *s)
e ‘wnas Jo sajel ‘suonduinsse ‘suonoafoid ‘sasAjeue ayL

aneaSh||l 10j. a1 uR1aY pajuasald sajduiexs Aue pul

$99°062'688 8|NPBYOS S|U L, UC Posed enueAsy [EI0L
%ELL %L2e %6¥2 %062 %8ze %0'ST %E'2e %2eT %S°1e %E02 %612 %0°12 83Ud SB[ES N 4O % SB USPING 190D
192t £65Y Z£705 Sb°05 0LoY O'8Y. 159°LS 05415 ZLLS 982°69 w2728 $12'50L 1INN ¥3d 1SOD TWIOL
1982 oLree 60°88 ZTBE LI62 1E9€ 0151 BLE'LE 502'98 w29 95E'SS 602'69 oS Busueuld [e1oeds dgVdd 19301
19°F P75 3 00T (1154 09t e OvE's 9eL's VBE'S 10£'0} 28251 9.2'at SellIIPBd JlIqRd 12IIaNS
- B - = = - - B = - - - seiepd(] @ UCRERsINWPY ueld butoueuly
pig) ¥5'L oL LA 821 6L zi8 299 [:]1] L't 9E0'e 628'S uopeByA {2imnouBy B 1BIdeH
0 0 0 [1} 0 o 622 622 [i4 622 SPE SPE ysuelL
- - - - - - 612’} [:1k43 [k 42 612t GE8'L 6e8'L syesL
- - - - - - 8rL'e 8vL'9 8vL'9 8pL's 251°0L 251°0L siled
[} 0 [} [1} 0 0 28 z8 28 28 [} ord} senioed elid
- - - - - - - - - - - - senltozs esHod
- - - - - - - - - - - - 19jUeD) $82IIBS (ISR
- - - - - - - - - - - - pieA uopesodiod
600 60°0 oLo vL'0 z1'0 z10 06t 06l 061 061 982 982 Aeiqry
sepiioe: oHand
1022 £6'LE 60°9€ (45 11°82 2008 0L1'22 v81'22 22E'LT 9p6'Se €26°6E SEV'LS 1oy i
L0 60 60°L [ 560 4 To' b 20T 8ICL B8L'L wOC 890 1612/ BqBI0d-UON
¥8'9 616 8E0L 6€0L 106 'Ll 669'6 669'6 €212t €694 86E'6L 960'62 BB
s0'C 622, 692 65'C L&'k 98'e S 588 [ 821'c 818 699'c efieujeig wiolg
980 96°0 60°} 60'L 080 0z'L 69v'L yeL'L 289" 128't 179N 9EL’L Jomeg
5oL f2:x: 18 €6°02 5602 [>g:18 €eLL vze'e ¥Sb'6 SpE'LL 9EZ'eL 99g8'eL 998'€L Aempeoy
{euoqyorg) UCRINDSUOD BIMONLSEHU]
seay Buloueurd jepoeds dSVYdd
§9'6 6L 6L'L 6LL 165 [7%] ZHO'SE 2y0'sL 8.6'sL 058'LL 61862 6E6'82 ses AoueBy Jeui0 |BI0IYNS
86€ (253 (753 (753 18C 86€ 2862 2862 286¢ Z86¢ 6887 688D FIS AGO JOPIIGD OF
0 wo 50 0 L¥0 w0 s LS 802'9 085’8 osy'zL 009'sL 054 sefjioed [00Y9S QS BACRIOD-LOS[O:
4 €0'L £0°L €0°L 6v'1 SL0 88g's 88g's 885'S 8855 os¥'L 0sy'L 09 Jemes QSOUS
e 85°C 652 x4 1T} 162 0oL 002 00 002 000t 000t 604 1oedw) JustudojeAeg v @INSESIY
saed Aoueby 1030
SE'Y j a4 jiad [iad fad f4 6B0'S 680°S 680'S 689G 9959 996'9 seod M9 [ej01ans
[ 0z [T [ 0zt 0zt - - - - - - pund jsniL buisnoH
0z 0z0 0z0 0Z'0 800 0z0 otp -1 oY 9ey ¥E9 $E9 8o ey WBN
€0 980 9e0 9E0 0E'0 810 66 66 66 (5% 9z¢ 9z¢ 804 Juswesoidw) [}jdeD BISEM PIOS
S0 S0 S0 S0 S1°0 SL°0 [:14 74 [-14 [-74 [~ 14 e04 juswwebeueyy uojepodsuell
- - - - - - - - - - - - 80, Joedu] 18j8p
- - - - - - - - - - - - 884 UORIBUUOD IBIEM
- - - - - - - - - - - - spa g efieuleig
- - - - - - - - - - - - g0 tomeg AIY
- - - - - - - - - - - - @84 peoy
” - - - - - - - - - - - awdinb3 g
- - - - - - - - - - - - 884 yed epmatd
wm.m w0 vro o o 7’0 L6e't L6€'L L6E'L 266'1 26€'L 268" 83 sefe jejde) [eieus
e 950 950 960 850 98'0 616 616 616 616 156 186 o0 seyijoe] [ended Blid
s ww.n 680 690 68°0 68°0 966 966 965 965 925 925 004 sapy|ioes [eude eafjod
»9°0 $90 08°0 09°0 219't 219 219°) €0L'Z 2692 169'C eaJ Buisseoold yuued Buipyng
seed A9
ot y . . .
..nm.mm “w.m.wm %8901 %L 201 %158 %TEOL %S BLE %L8LL %LpLL %2201 %LE6 %E'68 ofey ueping
%L e.m.o ..\.h L %9'T %L'9 %L’0 %S'T %'y %EEL %0°02 %8'ST %YL uep.ng 3o %
” ” \nﬁ o\”e (4 ..\ﬂms %L°0 %12 %8'e %211 %9'8L %LLT %G8 1efo1d JO %
. s , . ! ) 526 S20°) SE'1 000'2 005'2 wun/4s
_w.wwv 629'1 902491 6SE'8PE'L  SELVEMP L0V SLO'8ZL =534 ¥9L 90’2 8T 209'C 19 suun
202 202 202 [:72 g6l 0SZ'1LE2 052'162 052'892 0SL'EvE 000'00% 000'00S eneA un
_n__”_._uﬁ”.mu IEeiwos une) oo swed 030 |epsawe (epuepisoy Aysueg Aysueg Kisusa Aysusg Mwed-obuis uondusseq
ey oy -esn Pexig ~esn paxiiy i wnjpsiy mo u6iH Apweg-ai5ulS
oy 29 999 029 do anm 0w aHI ,
ann QTN auds ES os() pueq
I IVIQUINWOD ] [ : VIINSQIS3Y 1
4@ uawdojanag pazijenuad
uaping 234 s8dojaaad
' 108 wosjod
P




sajaedhnos

Liee’LiveLe xey  Q0ee'LivElS yd 41006 eluiofied sajafuy so  100j4 UisE ‘19248 Bolanbly Nog 598 Touls OM

“sisAjeue siu} U} passaldxa asoy) woly Af[eusiew sagip Aew synsal [enjoy “Ajuo N
suopoaloid a1e sesAjeue Xe) pue ewio} oid 193{0id *S3NSal aining Jo/pue [enoe jo asjuerens e jou aie pue sesodind P
oAERSNI|L 0] aIE Ujaial) pajuasald ssjdexs Aue pue ‘Lnjes Jo sojel ‘suchdwnsse ‘suohosiold ‘seshjeue ay )

€1'219'Y96 o{npayog iYL UG peseg anuoAsy [e10L
%CS1 %861 %9°Le %9°'ke %86L %6°Le %¥12 %e1L2 %E 0T %164 %LLe %202 891id SB[ES JUM JO % SE UBPING ISOD
ZvIE £6°6¢8 vCEY 6S°EY PEYE 292y 1606 1226y €98y £9'69 21208 618'001 1IN H3d 1S00 TV.IOL
zr'ee 0Lz 1L 9e'le SYve 6208 09e'62 960'62 965°CE 0Ly 2e8'ls p1e's9 1asIg Bujoueul jeoeds dSVdd IBI0L
esh oL’ 26k S61 9b°L €T 68L'LL 2L6'0L SEZ'HE 02’2 2998 962'L2 SeRpiiioed dlignd [#101nS
- = < < - - P - - T - - —sejepdr] 2 UONEASIUIWPY Le|d Buoueu):
syt 29t €8t ye'L se'L 20T 126 502 296 96"} 802'c 2v8'S uoneBHIN resmnopby 2 ««M“_m:
- - - - - - - - - - - - ISuBl]
- - - - - - oL0'L 00" [1]X 58 oLo'L 025’} azs't SRl
- - - = - - S60'6 S60'6 560'6 S60°6 069'€l 069°cL sYied
- - - - - - - - - - - - sapyioed ol
- - - - - - - - - - - - sapoe 891104
- - - - - - - - - - - - 181UeY) SBIIAIRS [RAPIUNKY
- - - - - - - - - - - - ple) uopesodiod
800 800 60°0 o a0 oLo 281 9t z9L 2ol e yve Aeigp
sepiioed alqnd
§8'k2 0092 6E62 ee 6622 9’82 LLL'8L vei'sk 19822 006'62 69L'EE 210'%p uoPONASUOY BaIONASELY] [210IANS
190 z80 €60 €60 180 €04 608 698 £80° 128 6EL°L 809 612 M BI1qel0d-UON
$0'9 |85} 216 8L'6 %' €101 295'g 9958 80201 166'vL zer' 86962 oM
4 €92 6L'E oee Ly €8 9zy'L 160'% Yo'l £29' voL's £25'Y ebeueig wiols
SH0 050 80 50 [i41) €9°0 29L 985 &vL 056 L6 S06 Jemasg
9zeL €LEL 255t ¥S'SL St'iL 582k vpsa L0 £Ly'8 o18's £82'01 £82°0L Kempeoy
{euogoeg) UonoNJISHOD BiNjINNSELU]
see4 Bujoueuy {ej0eds dSVdd
S9% L 6LL 6LL 26'S 1] 2ro'st 2po'st 826'st 0s8'ZL 618'52 6E6'82 sou3 AoueBy Jewi0 R30INS
€6 e 125 §753 ige 86 286C 286 286' 286'C 688’y 6887 PrIS Altiqon 10pilod 05
o &40 o o o PA 4] zLL's LS 802'9 085’8 osy'eL 009'GL @84 sonyjioe |0049S GS BAOPIOD-LIOS[O
6t°'L €01 €04 €0t 6L S0 885's 885's 888'S 8858'G osy'L 111474 683 16Me5 JSOUS
e §5°T s5'2 §5'Z ozt 162 00 002 00z 00z 000'% 000°k 834 joeduw] juswdajeas( Y @INSEON
seed AoueBy 18010
SED wy wy wr fiad Zzy 680°S 680 680'S 6895 995'g 98s‘9 soeg A0 |e101qng
oz’L 'L (T4} (74} (74} Lr A - - - g - - - pun 3Tl buishon
020 0z0 020 020 80°0 0z0 oty 14 9Ey -4 (] bE9 64 ieY BI1
2€'0 90 9E'0 S0 050 81’0 66 66 66 [yt 9z¢ 9zE so juewensoidiy) {edeD B1SEM PHOS
S10 sL'o SL0 Si°0 S10 510 74 -4 [+74 -4 se e 604 juswebeueiy uoyepodsuel)
- - - - - - - - - - - - 80 joedw| 818
- - - - - - - - . - - - 67 UONIBULOD JBIBM
- - - - - - - - - - - - seo4 ebeulesq
- - - - - - - . . - - - 804 JoMeg A1D
- - - - - - - . - - - - 084 peoy
- - - - - - - - - - - - juawdinbs) Yed
- - - - - - - - - - - - 084 yied OpWMAID
ve vwo oo vr0 0 s 266" 26€'L 2661 265"t 266"t L6E°L o0 seyloeS [BldeD [eleusD)
950 950 950 95'0 85°0 950 616 6L6 616 616 156 166 oo sejjioed jende ond
68°0 68°0 680 680 68°0 680 965 965 965 965 925 925 eog sepioed (eyde) sollod
850 90 vo0 90 080 090 219t 29t 29t €012 2692 269'2 oo Buissesoid yuued Butpyng
. ssed f1D
”\an”nm .s.m”mm %6°96 %126 %9°LL %66 %L6LL %S8Ll %eetL %E°90L %8'€6 %868 ojjey ueping
o\am.w .s.h.o %69 %ET %e'S %90 %0C %17CL %LEL %e9C %1vL %E 0L ueping jo %
%L %80 %L %b'e %89 %9'0 %LL %E 0L %9'LL %L Y2 %LGL %S'LL jonfold JO %
e L Lo 4 L 3 526 526 sL0' SLE°L 000'2 005'2 /S
Z6Y'629°L 802°291 891'81S6'L 869's05 €00'19%'L S10'9zL G8E 082 ez 958°e 619°L 686 suun
e 202 20z 202 oLl G61 osz'iee 052'lee 052'892 052'evE 000'00Y 000°005 en[EA un
ERisEoD Isioseuntiag wwed 3o eSO eSO quoprsey Aysueg Aysuag Aysuag fysueg Aeg-abus uopdioseq
ooy -6sn pRXIN -esnpeNN WM wnpen Mo AuEInN  uBH Aned-aibus
U e
o) | ere] 209 039 -(s] onw AN GHW ann an aHils 48 as( pue
L JIVIDNINNOD ] [ B GERCED] ]

40 uawdojaasg apIS(iiH PaINPaY
uaping 934 sadojaaag

\l/ . . - . \nv/ . _Om.)..mu_




sojmednoy

LLES'ZIP'SIZXB)  00SE2iyrelzud 21006 EiuopeD soebuysot Joold WIGE ‘1sens eosanbly nos o8 UuouIs OM
‘sisAleue siuy} u) passaldxa asous woly Ajeuajew Jayip Aewu synsal [enjoy "Auo| R \#

suanosfoxd ale sesAjeue xe;} pue BuLo) oid j08fold "S)nsal aininy Jofpue [NJOE Jo sajuelenb e jou ate pue-sasodind| HESaEr &

aanegsnhyi oy a1 walay pajussald sojdluexs Aue pue ‘Winjal o sajel ‘suodwinsse ‘suonosfoid ‘seshieue sul

528'961'L22°L 8{NPOLDS SJY 1 UD peseq enudAsy E10)

82114 SOJES UM JO % SE UBPING 1503

%6°2E %0vP %0'6Y %16y %Y %L'SY %008 %5708 %L0E %L'82 %482 %E92
8608 26'88 26'86 2166, 80°97 £0°68 +96'22 €L0'v2 £VE'YE _Gee'loy __ Gpl'ozt 20L'8EL 1INA ¥3d LS00 IVIOL
8699 69:92 6998 $6'98 69'69 092 £€8'25 2YE'Es 928°¢9 958'42 09¢e's8 209'20} 3opasiqg Bujouruld [RRedS dSYdd 12101
(743 S6°L 122 ov'e 8 6z osy's (5243 £61'6. pee'gL L16'SL wmn.me T :oaﬂﬂ_“”ﬁd_ _wm___“?u__._ __H“wﬂ.m
SE'L 15 oL L j:r ) 88’ 958 feiie] 668 oos'L 286° 0EY's uoneba tleiminouby 2 “N_%M_ﬂ
0 0 0 0 0 0 808 808 805 805 mm\.. mmn. or
- - - - - - a82't 882'L e8z'L 882’} wmm. 13 wnm‘ 1 _.h m._.
- - - - - - 9sg's 9Se'9 95e'9 ase'9 1966 2196'6 mo_____umeE _M
0 0 0 1} 0 [} 182 [£4 X4 24 e n.vn somiby o4
H ” ” ” ” ” ” ” - - - - seyue?) sealueg jedipiunpy
- - - - - - - - - - - - pleA uojeiodiod
010 oL L . : X 'y 11 Aeiqn
Lo s10 vLo v10 A% 4 4z 1z %4 8t coniagd anand
61°S9 YivL 8b're 758 28'E9 1Pl Z8e'eP 269'vY £8EVS 29v'48 ovpeL 9tg'v8 uopoNsUCY BIMPNLSE] [E101ANS
9.0 20t Sl N3 [ 7L .0} 0L EVE'L 088’} &6¥L'e mNN“n 191, ©1qBI0d-UON
0oL or'e £9°0L 4901 €26 eLLL 826'6 826’6 oL’z biE'LL mmmum_. nmh.mN " dBlEM
L 29°L €8t > % [1>9) 20c . Gig 29 £08 00S'L mk._. mwm.w sbieujig ULOIS
i 19 €8l 8L sel [4r4 osy'e 2e8't 0%’ 150° 26T 206'C £ Jemas
$5vS 60°L9 50'69 01’69 1605 PV 501'62 ¥8L'LE Lzy'e 859'eh 82'sy 2£2°SY S ——, E:.“.s.mmwms
ses Gujaueuld [2198dg dSYdd
§9°6 6LL 6LL 6LL 85 18 2r0'st Zpo'sL 826'5L 058‘2L1 618'52 6£6'92 s664 AoueBy leyig |ejoiqng
86¢ vLE VLT PLE [ 86°€ 2862 286’ 286'C z86' 688’V 6887 ApmS AIIGOW Jopiic] 05
Lo 0 40 o L0 50 TLL'S 2LL's 8029 08S'8 [il: 48 009'sL @04 seRijioe, j00ydS (SN BAOPIOD-UCS|OL
syl €01 €04 £0°L 8L SL0 885's 885's 885's a8s's 08p'2 osv'z 804 JemMeS QSONS
e ss'e s8'C 582 ozt 162 002 002 00 00 600"t 000't o84 joedwy EmEaMWMwmuﬂ M%«mww“uo
1% oy biad vy piad (144 680'S 680'G 680'S 689'S 995'9 995'9 seed f19 _:man&%:m
021 0z F [ 0Z1 [ 0z 1 - = B - - - pund HE, . _mzm:
0z0 0z0 0c'0 0z'0 80°0 020 ogy oty ;134 oey €9 [ — au_m_n_m m u.u o_._
280 90 950 90 0£0 810 66 86 66 €12 9ze 9ze 2od oweaciad e w _u n\.,»mwrw
si'e sk'o sLo ste SL'o s1'0 14 sz sz sz se se 6 Juewsl m_._wuu_ M_Maﬁ_ o >»
- - ... H ” . “ “ ” ” - - - 984 UOKOBULOY JBBAN
- - - - - - - - - - - - s684 abeuRIg
- - - - - - . - - - - - oo Jlemas A1y
- - - - - - - - - - - . se4 peoy
- - - - - - - - - - - - juewdinb3 sped
- - - - - - - - - - - - 084 sjied SpmAlID
v'0 vr'o o 0 v 70 26E'L 168°) 88"} 268'L 268'L 268'L 8, sonyoe4 (ede) [e1us)
95°0 950 950 950 950 950 616 616 616 616 166 156 66 selifoed [eyded alid
680 680 68'0 68'0 68°0 68'0 965 965 965 965 928 925 : 964 ssp|ve=t |=2jde) eayod
650 ¥90 90 ¥9°0 08'0 090 219't 219'L 219'L eoL'z 269'C 269'C 8 buisseo0ld Juwied m:_u"____wm_o
B . - 560,
“}m”w: %Y 8L %82l %TEYL %6'60L %9°82L %EELL %9SLE %Ly %5908 %C'L8 %8'6L ogey usping
axpo.m %zt %Y'6 %CE %2y %L'0 %8'L %L %9'9 %b'8L %L'9Z %121 ueping Jo %
%LL %0°'L %99 %e'2 %6°€ %S0 %9t %SL %L'S %ELL %408 %yLe 1900l JO %
Lo Lo Lo L 3 ! 526 526 S20'% S28'1 0002 0052 nupy4sS
S81°0Sg'L 904’291 £v5SaL°L 6£2'98E £v8°089 296’68 208 8¢ [AL] €Lee £02'T et sHun
ove 202 202 a2 aLl 61 £18'2ve gig'eve 881282 8£6098 ooo'oey 000'625 eneA Jun
[elaeRWoD lejasewon wwoed L=a] Wed o340 [CETEITTTL Y enuepsoy Aysusg Aysusq Ksueg Aysueg Aywey-eifuis . uonduoseq
feuojBay -esppexIN - a3 pexIN 1M wnpe "o GBIH Awe-olBuis
jeued leeus)
q oY 29 209 009 do 2N qNw aHW aw am aHds 48 esf) pueT
AVIDOHIWWOD : [ AVILINIAISTY }

JQ voneziuuiy joediu] 80IN0ssY
uaping 994 Jodojeaeq
j0S wosjog

—~







g

APPENDIX C

FOLSOM PLAN AREA SPECIFIC PLAN — MAY 2011 PUBLIC FACILITIES FINANCING PLAN ADDENDUM

11



> IACKAY & Soms

NGINEERS 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 #200809205 1). 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. 1 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. Ihave 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

- GINCE 1955 —
1652 EUREKAROAD, BUITE 100 ROSEVILLE, CALIFORNIA 956613040 PHONE (916) 773-1188  FAX {918) 773-2505
OFFICES:  PLEASANTON ROSEVILLE
WWW.ITSCe.com



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



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 Engmeels Inc.

</* /?///

James C. Ray Jr.
President

Encl: Draft Kosmont Companies
Infrastructure Burden Analysis for the Folsom SOI



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 ratjo 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.
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1. FINANCING PLAN EXECUTIVE SUMMARY

This Environmental Impact Report (EIR) Public Review Draft Public Facmtles Financing Plan (EIR
Draft Financing Plan) presents a summary of the strategy to finance required Backbone
Infrastructure and other Public Facilities serving the proposed land uses in the Folsom Plan Area
Specific Plan (hereafter referred to as Specific Plan or Project) currently located in
unincorporated Sacramento County (County) but in the City of Folsom (City)’s Sphere of
Influence (SOI). The financing strategy is designed to assure the City that the required facilities
will be constructed when necessary. The Financing Plan includes the use of existing fee

programs, development of a new Special Financing District, and.use of other fundmg
mechanisms.

The financing sources and cost estimates contained in this report are preliminary.
Draft and Final Financing Plan reports, which will include additional information from

the EIR and public comments, will be presented to the Clty Council before Project
approval.

All costs are in 2010 dollars. Cost estimates will be adjusted for inflation or revised based on
more detailed engineering information as the development process is implemented.

Project Background

Pursuant to State of California (State) law, a SOI is required by each Local Agency Formation
Commission (LAFCO) to serve as a plan for the probable physical boundaries and service area of
a local government agency.* In 2001, the Sacramento County LAFCO designated the area south
of U.S. Highway 50 (Hwy 50) as Folsom's SOI—the area to which a city is expected to eventually
provide services—giving Folsom a “formal voice” over the development process and paving the
way for annexation into Folsom in the future.2 3

Establishment of the Folsom SOI in 2001 was the culmination of a 10-year planning process
among Folsom, Sacramento County, and the Sacramento County LAFCO. This planning process
produced the following three iegal compacts, which govern today’s SOI:

e Memorandiim of Understanding (MOU) between Folsom and Sacramento County (November
2000). The MOU required Folsom to adopt, among other things, a general plan amendment
and an infrastructure phasing and financing plan. The MOU stipulated that the infrastructure
phasing and financing plan shall identify the source of water to serve the area and that the
Folsom SOI shall contain a minimum of 30 percent natural open épace.

¢ LAFCO Resolution 1196 (June 2001). LAFCO Resolution 1196 requires, among other things,
that Folsom prezone the property before annexation, promote annexations in the SOI that

1 Government Code Section 56425.

2 City of Folsom Visioning: South of Highway 50. http://www.folsom.ca.us/visioning/.
% Sacramento LAFCO Resolution No. LAFCO 1195, June 6, 2001,
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Folsom Plan Area Specific Plan Public Facilities Financing Plan
EIR Public Review Draft June 2010

are well-planned, mitigate '_potential impacts on traffic and schools, and provide a Transit
Master Plan.

o November 2004 Ballot Measure (Measure W): In November 2004, Folsom voters
overwhelmingly approved a ballot measure that established certain requirements for
development of the Folsom SOI, including these:

— Identifying and securing the source of water for the Folsom SOI.

— Adopting an infrastructure funding and phasing plan for construction of roadway and
transportation improvements necessary to mitigate traffic impacts caused by
development of the SOI area.

— Adopting a plan requiring 30 percent of the area be maintained as natural open space to
preserve oak woodlands and sensitive habitat areas.

— Submitting a pIan for fuhding schools so residents north of Hwy 50 are not required to
pay for the construction of new school facilities serving the SOI area.

— Adopting a general plan amendment in accordance with environmental laws.

Folsom SOI Visioning Process

In the spring of 2004, Folsom commenced a 15-month communitywide outreach program
(Visioning Process) to inform its citizenry of the issues, opportunities, and legal constraints
peftaining to development of the Folsom SOI and to receive and consider citizen input on those
issues., At the conclusion of the Visioning Process and after consultation with the affected
landowners, on June 28, 2005, the Folsom City Council unanimously selected a preferred land
use plan for the SOI area and directed staff to commence the annexation process. The preferred
land use plan was used to assist in creating the fand use plans submitted by the landowner
group—the Folsom South Area Group (FSAG).

Project Description and Proposed Land Uses

The Project is located on approximately 3,500 acres in the unincorporated County south of
Hwy 50 and the City, but in the City’s SOI. The Project is bounded to the west by Prairie City
Road, to the east by the Sacramento/E! Dorado County border, and to the south by White Rock
Road. Map 1-1 shows the size and location of the Folsom SOI relative to the Sacramento
Region; Map 1-2 shows the detailed land use map of the Project.

FSAG proposes to develop a master-planned community, envisioned to contain approximately
10,200 residential units of varying densities and 5.2 million building square feet of commercial
space, including nearly 1.4 million square feet of regional retail, about 2.0 million square feet of
general and community retail, 200,000 square feet of mixed use retail, and approximately

1.7 million square feet of office space. Table 1~1 provides a summary of the number of
residential units and acres by type of land use.

Economic & Planning SyStemS, Inc, 2 PAAL600DVIG538 Folscm SOf Financing FlaniTash 1 » Financing Plam\2010\Reperts\65I8 DRAFT Exec Survm F7 6.9.10.doc
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Table 1-1

Folsom Plan Area Specific Plan Public Facilities Financing Plan

Land Use Summary

DRAFT

Buildout

Land Use Acres Units [1] . Bldg. Sq. Ft.
Developable Land Uses
Residential :
Single-Family (SF) 557.8 1,687 -
Single-Family High Density (SFHD) 532.5 2,933 -
Multifamily Low Density (MLD) 266.7 2,434 -
Muitifamily Medium Density (MMD) 67.0 1,224 -
Multifamily High Density (MHD) 49.9 1,251 -
Mixed Use District (MU) - Residential [2] 355 681 -
Subtotal Residential 1,509.4 10,210 -
Commercial _ ,
Mixed Use District (MU) - Commercial [2] 23.6 - 205,952
Office Park (OP) 89.2 - 1,165,666
General Commercial (GC) - Office 47 1 - 512,919
General Commercial (GC) - Commercial 141.4 - 1,539,846
General Commercial (GC) - Non-Developable 244 - S
Community Commercial (CC) 38.8 - 423,621
Regional Commercial (RC) 110.8 - 1,351,405
Subtotal Commercial 475.3 - 5,199,409
Total Developable 1,984.7 10,210 5,199,409
Non-Developable Land Uses 1,625.7 - -
TOTAL LAND USES 3,5610.4 10,210 5,199,409
“lu_summ"

Source: MacKay & Somps Land Use Summary, Administrative Review Draft, May 15, 2009; EPS.

[1] Units are an estimate based on target dwelling units. Actual dwelling units may differ but
will fall within specified density range identified in Table 2-1.
[2] Mixed Use District is split 60% residential and 40% commercial.

Prepared by EPS 6/10/2010
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Folsom Plan Area Specific Plan Public Facilities Financing Plan
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Phasing of the Financing Plan

The Project is anticipated to build out over a period of many years, in multiple phases. For the
purpose of this preliminary draft Executive Summary of the Financing Plan, only the Buildout
scenario is shown. The Development Agreement, Environmental Impact Report (EIR) Mitigation
Monitoring Program, or mapping conditions placed on tentative maps will specify the timing
requirements for major public improvements as the Project builds out.

Regional and Backbone Infrastructure and Public
Facilities Costs

Many people tend to use the term “backbone infrastructure” for all publicly owned facilities. This
Financing Plan describes Regional Infrastructure, Backbone Infrastructure, and Public Facility
Improvements and relies on the following definitions to more precisely define the type of
improvements included in the analysis.

Regional Infrastructure

The Project will participate in regional fee programs that will construct regional roadway
improvements to serve the Project. '

Sacramento County Transportation Development Fee Program

Adopted in 1988 and updated in November 2008, the Sacramento County Transportation
Development Fee (SCTDF) program is a countywide fee program that funds construction of
regional roadway, transit, bicycle, and pedestrian facilities. Specifically, SCTDF funds those
improvements that are needed to accommodate new development in Sacramento County
{County).

The Project will pay its fair share of the following off-site regional roadway improvements
identified in the SCTDF program:

Easton Valley Parkway, Rancho Cordova city limits to Hazel Avenue.
« White Rock Road, Luyung Drive to Rancho Cordova city limits.

« White Rock Road, Rancho Cordova city limits to Prairie City Road.

e Hwy 50/Hazel Interchange.

Proposed 50 Corridor Mobility Fee Program

A group of developers and jurisdictional entities, collectively named the Highway 50 Coalition,
are considering a transportation funding program (Hwy 50 Corridor Mobility Fee Program) that
will identify regional roadway infrastructure improvements that would improve mobility in
concert with the region’s projected growth. The program would establish a new Hwy 50 fee
(Hwy 50 Fee) that would fund major roadway improvements along the Hwy 50 Corridor in
Sacramento and El Dorado Counties. The Financing Plan includes a preliminary Hwy 50 Fee for
the purpose of testing financial feasibility.

Economic & Planning SyStemS, Inc. 6 PUALEOGON 6528 Folserm SOI Financing Flan\Task 1 - Amaneing PUr\1010\Reports\15536 DRAFT Exec Summ FF £.9.10.d0¢
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Backbone Infrastructure

For the purpose of this report, Backbone Infrastructure includes most of the essential public
service-based items that are underground or on the surface. Backbone Infrastructure is sized to
serve numerous individual development projects in the Project and in some cases serves areas
beyond the Project site. These items include 4*-lane roads, sewer, storm drainage, potable
water, and non-potable water. Estimated costs at buildout of the Project equal approximately
$765 million (2010 dollars) for Backbone Infrastructure improvements.

Public Facilities

Project-Specific Public Facilities
The Project public facilities include the following improvements:

e Library facilities.
) Muniéipal services center.
e Police annex, including vehicles and equipment.

* Fire stations and equipment (both temporary and permanent facilities), including a fire
station training area.

¢ Parks and open space, including neighborhood and conimunity facilities. Private parks
(miniparks) and facilities are described, though the Financing Plan excludes the cost of these
facilities. '

» Trails, specifically paved bicycle trails and associated trail facilities.
s Transit facilities and vehicles.
s Schools.

* Habitat and agricultural mitigation.

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

Other City Public Facilities

In addition to the Project-specific public facilities, costs will be incurred at building permit
issuance for various other City services and facilities. These costs include a transportation
management fee used to finance transportation facility improvements, a nonresidential housing
trust fund fee used to help facilitate development of affordable housing, a general capital
facilities fee used for general government facilities, and a solid waste capital improvement fee
used for facilities and equipment (including the corporation yard) needed by the City to provide
increased municipal services,

The estimated cost of Public Facility improvements for the Project amounts to approximately
$612 million (2010 dollars).

Economic & Plannin g S yS tems ', Inc. 7 P:1L6000}L6000\LE518 Fotsem 501 Fininong Plan\Task 1 - Fnanong Plar\I010WRepcrta\ SIS DRAPT Exec Summ FP 6.5,10.d0¢
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Total Cost Estimates

Total cost estimates for Backbone Infrastructure-and Public Facility improvements amount to
approximately $1.38 billion (in 2010 dollars) at buildout as summarized in Table 1-2. These
figures include the cost of updating the Financing Plan.

MacKay & Somps prepared the Backbone Infrastructure cost estimates used in this Financing
Plan dated May 6, 2010.%

The Public Facility improvement costs are based initially on estimates provided in the Project
Public Facilities Financing Plan (PFFP) prepared by Goodwin Consulting Group (GCG) dated
November 20, 2008. EPS worked with MacKay & Somps and FSAG to further refine the costs of
Public Facility improvements designed to serve the Project.

The cost estimates and allocations shown in this report are subject to revision as updated
information becomes available. As descriptions of facilities and associated cost estimates
change, the Financing Plan will be updated with the most current information available.

Other Project Development Costs

The Backbone Infrastructure and other Public Facility cost estimates do not include the costs of
in-tract and other subdivision-specific improvements, which will be privately financed. These are
considered subdivision improvements and are not part of this Financing Plan. They are as
follows:

e In-tract improvements in a subdivision project include local roads, sewer, water, drainage,
erosion control, and dry utilities. In addition, this Financing Plan considers miniparks to be
in-tract improvements. These improvements are funded privately, and the costs of these
improvements are not estimated or included in the cost burdens presented in the Financing
Plan. The development community considers these costs in their private financing structure
as “Lot Costs” or “Subdivision Improvements.” ' :

+ Frontage improvements include frontage roads, sound walls, and landscape corridors that
border a subdivision project. Except for the frontage costs noted in any Public Facilities
above, these improvements are funded privately, and the costs of these improvements are
not estimated or included in the cost burdens presented in the Financing Plan. These costs
are typically included in “Lot Costs” and are included in a developer's private financing
structure.

4 preliminary Cost Estimate, Folsom Plan Area Specific Plan, Proposed Project Backbone
Infrastructure, MacKay & Somps, May 6, 2010.

Economic & Planning Systems, Inc. 8 — R — e 2 .5.10.0c
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Table 1-2 ; :
Folsom Plan Area Specific Plan Public Facilities Financing Plan
Summary of Estimated Infrastructure Improvement Costs (2010$)

PreliAmin,ary

Estimated Costs
At Buildout
Improvement ‘ (2010%)
Backbone Infrastructure Improvements
Backbone Roads
Project-specific Roads $ 231,800,000
Other Road Obligations $ 121,700,000
Subtotal Backbone Roads $ 353,500,000
Sewer $ 90,300,000
Storm Drainage $ 21,600,000
Potable Water $ 277,800,000
Non-Potable Water $ 22,200,000
Subtotal Backbone Infrastructure $ 765,400,000
Public Facility Improvements
Library $ 5,500,000
Municipal Services Center : $ 5,500,000
Police Facilities $ 10,400,000
Fire Facilities $ 12,400,000
Corporation Yard $ 4,100,000
Parks $ 121,800,000
Trails $ 25,100,000
Transit $ 28,100,000
Schools $ 350,300,000
Habitat & Agricultural Mitigation $ 30,000,000
items Funded by Other Building Permit Fees [1] $ 18,300,000
Financing Plan Administration and Updates TBD
Subtotal Public Facility Improvements $ 611,500,000
Total Improvements - - $ 1,376,900,000
improve

Source: MacKay & Somps (May 6, 2010), City of Folsom, and EPS

[1] Includes transportation management fee, housing trust fund fee, and
general capital facilities fee not used for Municipal Services Center.

Prepared by EPS 6/29/2010
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Financing Strategy Summary

Purpose

The purpose of the Financing Plan is to recommend the appropriate financing mechanisms to
fund the necessary Regional and Backbone Infrastructure and other Public Facility costs required
to serve the Project. The selected financing mechanisms are flexible enough to ensure the
required improvements are constructed when necessary. The financing mechanisms used will
depend on the types and timing of the needed facilities.

Financing Policies

The following objectives and policies, based on Measure W, the November 2004 ballot measure
that established certain requirements for the Project, will guide financing of infrastructure and
services in the Project:

* Identify and secure the source of water for the Folsom SOI.

e Adopt an infrastructure funding and phasing plan for construction of roadway and
transportation improvements necessary to mitigate traffic impacts caused by development of
the SOI area.

e Adopt a plan requiring 30 percent of the area be maintained as natural open space to
preserve oak woodlands and sensitive habitat areas.

» Submit a plan for funding schools so residents north of Hwy 50 are not required to pay for
construction of hew school facilities serving the SOI area.

* Adopt a general plan amendment in accordance with environmental laws.

The following additional objectives and policies will also guide the financing of infrastructure and
services in the Project:

e Identify ways to finance construction of pubhc infrastructure and facilities through public and
private financing.

e Use some of the existing City fee programs to the extent possible.

* Use existing SCTDF, Sacramento Regional County Sanitation District (SRCSD), and other
Special District fee programs to the extent possibie.

» Establish a Special Financing District to fund all or a portion of major regional backbone
infrastructure and other public facilities not included in existing fee programs or funded
through other sources.

e Make use of Federal and State funding for transportation improvements.

\
e Make maximum use of “pay-as-you-go” mechanisms.

Economic & Planning Systems, Inc. 10 Ftsem 501 Lo\ £ - Foancing ORAFT Ext Summ 5. 0.
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Build in flexibility to allow response to market conditions.

* Provide developer funding for appropriate facilities, WhICh may include developer fundmg

through municipal debt financing mechanisms,

Financing Strategy

A combination of funding sources will ultimately fund the costs of Backbone Infrastructure and

Public Facility improvements. Figure 1-1 describes these sources, which are summarized
below:

Existing Fee Programs administered by the City and other public agencies will be used.
Examples of these items are citywide fees, including Police Capital Facilities Fee,
Transportation Management Fee, Solid Waste Capital Improvement Fee, and Housing Trust
Fund; SCTDF for roadways; SRCSD for sewer; and school district development impact fees.

A New Folsom Plan Area Specific Plan (FPASP) Special Financing District will fund
improvements not already included in the capital improvement program of existing fee
programs. The Special Financing District likely would be in the form of a new FPASP Fee
Program that would assign costs among developable land uses in the Project. The Fee
Program could include the use of fee revenue for reimbursements to developers who provide
advance funding for infrastructure. The FPASP Fee Program could be a publicly administered
fee program (by the City) or privately administered fee program (by FSAG). For example,
the City may prefer to administer the portion of the fee dedicated to funding Public Facilities,
while FSAG could internally implement a fee program to cover the costs of Backbone
Infrastructure. Further discussion between FSAG and the City will be required to determine
how the Special Financing District will be administered.

City of Folsom Fees/Other City Funding. Certain improvements will be partially funded
through existing citywide fee programs. Specifically, it is assumed the Project will contribute
its fair share towards on-site Corporation Yard, Police, Fire Municipal Services, and transit
facilities intended to serve beyond the Project. Thus, this Financing Plan assumes these
Project facilities will be partially funded by existing citywide fee program revenues or other
City General Fund revenues.

Enterprise Funding/Utility Revenue Bonds. Instead of funding some of the potable
water improvements through the Special Financing District, Utility Revenue bonds may be
used. These bonds are repaid through revenues generated by a specified revenue-
generating entity associated with the purpose of the bonds. A special surcharge on water
utility rates, applicable only to the Project, may be used to pay debt service on revenue
bonds and to pay for acquisition of water supply.

Private Developer Funding. Certain construction costs within the boundaries of the
Project are the direct responsibility of the FSAG (e.g., miniparks).

CFDs. The City could form one or more CFDs to finance infrastructure improvements needed
during development of the Project. T-he 1982 Mello-Roos Community Facilities Act enables
cities and other entities to establish a CFD to finance various facilities and services by selling
bonds and levying an annual special maximum tax on land within the CFD boundaries. The

Economic & P/anning Systems, Inc, 1 1 P:\1600ONL6538 Folsem SOF Financing FarTesk 3 « Finanting Plan\2010\Repcrts\I6SI5 ORAFT Evec Surim FP 6.9.40,dl0c
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net bond proceeds and the special tax can be used to direct-finance improvements, to
acquire facilities constructed by the developer(s), to reimburse developers for advance-
funding improvements, or to prepay certain development fees.

* Matching State School Funding/Other School Funding. It is anticipated that the school
districts in the Project will be eligible for grant funding from the State School Facility Program
(SFP). In addition to school district impact fees, school facilities will be funded through a
combination of State grant programs (i.e., State SFP), and locally approved General
Obligation (GO) bonds: School Facilities Improvement District (SFID) No. 2 (SFID-2) and
SFID No. 3 (SFID-3). In March 2002, voters in SFID-2 approved a bond measure to fund the
modernization of existing schools and construction of new proposed schools in the Pro;ect
Then, in March 2007, voters approved Measure M, a $750 million school facilities GO bond for
the newly formed SFID-3, which will provide funding for site acquisition and construction of
new schools in the Project. '

» Other Funding Sources to fund the Backbone Infrastructure and Public Facilities costs will
be required. This may include Federal and State highway funding or other Federal/State
funding for transit facilities and equipment. This may also include Federal and State funding
sources for the grade separation component of the proposed trail improvements.

In addition to the ultimate funding sources descrlbed above, financing mechanisms will be used
to cover the costs of improvements before the ultimate source of funding (e.g., fees) is available
and to cover any fundmg shortfalls during the initial phases:

* Developer Advances. The Financing Plan anticipates that developer advances will finance
infrastructure improvements needed in the initial phases of the Project and before the
collection of fees or other revenue sources. The Financing Plan assumes that fee credits or
reimbursements for facilities otherwise funded by fee programs may be available if
developers fund and construct fee-funded facilities. Developer advances will also be financed
as the City acquires facilities through the Mello-Roos Districts.

Because developers will be conditioned to complete specific infrastructure improvements and, in
many instances, will advance-fund more than their “proportionate share” of infrastructure costs,
private or public reimbursement agreements may be appropriate. Private or public
reimbursement agreements may be prepared for each development project providing more than
its proportionate share of infrastructure costs. Either through such private or public
reimbursement agreements or the Development Agreements (DAs), the developers franting the
cost of improvements benefiting adjacent owners may be able to recover those costs.

Table 1-3 shows the detailed costs and funding sources by category of improvement.

Financial Feasibility

Project-related infrastructure and public facilities costs are significant but offset by the
availability of local, State, and federal funding sources. As a result, the Project should be able to
feasibly fund the Project’s backbone infrastructure and public facilities. If certain sources of
funding are not available to fund the Project, however, development may need to be restricted
until funds become available.
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Table 1-3

Folsom Plan Area Specific Plan

Infrastructure Funding Capacity Analysis '
Estimated Infrastructure Costs and Sources of Funding: Buildout (20103)

Buildout Funding Sources

_ FPASP ~ Fees
Estimated Existing  Special Financing Paid to Other Outside
Item Cost City Fees District Agencies [1] Funding
Backbone Infrastructure Improvements
Backbone Roads
Project-specific Roads $231,800,000 X X
Other Road Obligations [2] $121,700,000 X X
Subtotal Backbone Roads $353,500,000
Sewer $90,300,000 X X
Storm Drainage $21,600,000 X
Potable Water $277,800,000 X X
Non-Potable Water $22,200,000 X
Subtotal Backbone Infrastructure $765,400,000
Public Facility Improvements
Library $5,500,000 X
Municipal Services Center $5,500,000 X
Police Facilities $10,400,000 X
Fire Facilities $12,400,000 X
Corporation Yard $4,100,000 X
Parks $121,800,000 X X
Trails $25,100,000 X X
Transit $28,100,000 X ' X
Schools $350,300,000 : X X
Habitat & Agricultural Mitigation $30,000,000 X
items Funded by Other Building Permit Fees [3] $18,300,000 X
Financing Plan Administration and Updates TBD
Subtotal Public Facility Improvements $611,500,000
Total Facilities $1,376,900,000
su_bo

Source: EPS, MacKay & Somps

[1] Other Agency Funding includes:
Roads - Highway 50 Mobility Fee, Measure A
Sewer - Sacramento Regional County Sanitation District (SRCSD)
Schools - Folsom-Cordova Unified School District
[2] FPASP funding includes FPASP SCTDF obligation.
[3] Includes transportation management fee, housing trust fund fee, and general capital facilities
fee not used for Municipal Services Center.

Prepared by EPS 6/29/2010
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Folsom Plan Area Specific Plan Public Facilities Financing Plan
: ' EIR Public Review Draft June 2010

A detailed Financing Plan will be provided before épproval of the Project by the City that will
include analysis of the ability of the Project to fund required infrastructure and public facilities.
The Financing Plan will compare the Project’s cost burden to those of surrounding projects and
will show the total cost burden per unit as a percentage of the sale price to demonstrate
feasibility.

Information Sources

Preparation of the Financing Plan relied on the following information:

Land use designations, as provided by MacKay & Somps, June 9, 2009,

Roadway, sewer, storm drainage, and water cost estimates, prepared by MacKay & Somps,
May 6, 2010.

Folsom Plan Area Specific Plan Public Facilities Financing Plan, prepared by GCG, November
20, 2008.

Folsom SOI Draft Financing Plan Peer Review Memorandum, prepared by EPS, March 10,
2009.

Existing and Planned City/County fee program data.
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Summary of Exhibits
Map and Legal Description of Annexation/Reorganization Area
Zoning and Land Use Map
Master Service Element and Public Financing Plan
Roadway Improvements
Transit Master Plan
Bikeway Master Plan
Drainage Master Plan
Habitat Conservation Plan
Water Supply Assessment
Wastewater Master Plan
Property Tax Sharing Agreements
Air Quality Plan |
Tier I Development Agreement
Public Comments

City of Folsom Mitigation Monitoring and Reporting Program
Note: this is Attachment #3 to LAFC Resolution No. 2012-03-0118-04-11

City of Folsom Draft & Final EIR, Statement of Fact &
Overriding Considerations, and MMRP are included on CD’s
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