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Executive Summary

The Development Planning and Financing Group, Inc. (“DPFG”) was retained to prepare this
Public Facilities Financing Plan & Urban Services Plan (“PFFP” or “the Financing Plan”) on
behalf of the Placer Vineyards Owners’ Group (“Developer”) as a strategy to fund the required
backbone infrastructure, public facilities, development impact fees, and maintenance costs
required to serve the land uses in the Placer Vineyards Specific Plan (“PVSP” or “Project”).
This PFFP articulates how all one-time costs (backbone infrastructure, public facilities, and
development impact fees) are funded by the Project, as well as the ongoing annual funding of
County services from property taxes and supplemental services CFDs. The funding strategies
presented limit potential risk or impact to the County taxpayer, as well as address the developer’s
interest in cost effective services and facilities.

The Placer Vineyards Specific Plan is designed as an urban development on the western border
of Placer County. It is contemplated that the Project will develop under County jurisdiction. All
facilities, costs, and funding mechanisms outlined in this PFFP are consistent with the
Development Agreement. In the case of inconsistency, the order of precedence will be; I.
Development Agreement/Environmental Impact Report Mitigations, Il. Fee and CFD Formation
Documents, and I11. Public Facilities Financing Plan & Urban Services Plan.

The levels of public services and facilities planned for the Project are designed to meet or exceed
Placer County standards. All of the Public Facilities (i.e. roads, utilities, government buildings,
park and recreation facilities, bike trails, and fire stations) are funded through fee programs paid
at building permit issuance. Developers who build the backbone infrastructure required for a
phase may receive fee credits (pursuant to each programs implementing ordinance), and be
reimbursed for building more than their fair share as other developers receive building permits.
The County and PVSP Park Agency (as later defined) will use fee revenues to build facilities not
built by developers (ie. government buildings, fire stations, etc.), when they are needed to serve
the residents of the Project and sufficient fee revenue has been accumulated to fund such capital
facilities. Additional details regarding County approval of facilities to be constructed in each
phase, reimbursement agreements, and the ability to collect funding from properties in various
forms of development will be included in the nexus studies/formation documents and
development phase approvals.

The Project also proposes forming a Park and Recreation District that may be responsible for the
construction of Community Parks and facilities, oversight of construction of Neighborhood
Parks, development of recreation facilities funded through fees, development and
implementation of joint use agreements with the Center Joint Unified School District, and
maintenance and operation of public parks, open space, trails, and specified landscaping areas
along arterial roadways. The agency responsible for these duties, whether retained by the
County or divested to a newly created Park District, will hereinafter be referred to as the “Park
Agency”. Developer will be responsible to construct all neighborhood parks and the entire trail
network as they develop their respective projects. They in turn may receive a fee credit and/or
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reimbursements against the neighborhood park and trail portions of the Neighborhood Park Fee
(as later defined) from the Park Agency if appropriate.

This PFFP analyzes three measures to determine if the PVSP is feasible and competitive
compared to other developments. The three feasibility measures are backbone infrastructure cost
burden, development impact fee burden, and the annual tax burden. There are also key
assumptions made in this document regarding the ultimate funding of the services and
infrastructure required to mitigate the impacts of the PVSP. In addition to the infrastructure and
urban services analysis herein, the PVSP relies on the Fiscal Impact Analysis (“FIA”) to
determine the PVSP impacts on the County, and how it provides adequate funding for County
services. This document outlines how adequate funding will be generated for
infrastructure/facilities, and how County general services/urban services are funded with a
supplemental services CFD.

The Placer Vineyards backbone infrastructure is estimated at $371.6 million (see Table 3A).
This burden is offset by approximately $135 million in existing fee programs (Placer County CIP
Fee, City/County Baseline Road Fee, and PCWA Connection Fee), that may result in a
reimbursement or fee credit to developers who build those improvements. The net backbone
infrastructure burden then is allocated across the various developable land uses, using demand
and usage factors, to create a PVSP infrastructure fee (as later discussed in this report). A Placer
Vineyards low density residential (“LDR”) unit is estimated to carry approximately $16,083 in
net backbone infrastructure burden (see Table 11B).

The development impact fee burden includes fees for building inspection, plan checks, utility
connections, roadway, PVSP parks, schools, PVSP infrastructure, County facilities, etc. The
approximate total fee burden (prior to any fee deferrals) for a market rate LDR unit is $79,500,
an MDR unit is $75,800, and an HDR unit is $52,500. Details for each land use are provided on
Table 15.Specific project or land use feasibility is determined based on numerous factors, with
development impact fee burden being only one piece of the puzzle that includes land price,
development costs, etc.

The third feasibility measure is the annual tax burden. The project will have an anticipated tax
burden of 1.7% of the market value that includes a Community Facilities District for general
services, a CFD for maintenance, a CFD to finance infrastructure, a mosquito/vector control
assessment, and various school district general obligation bonds. In Placer Vineyards, a Draft
Fiscal Impact Analysis (“FIA”) was prepared to determine any shortfall in required funding for
County Services. Based on the Draft FIA prepared by Goodwin Consulting, an estimated
County service CFD, ($502 per LDR unit, $464 per MDR unit, and $134 per HDR unit) will
fund all Countywide general fund services, as well as urban services for sheriff, fire, library,
roads, transit, and a buffer to account for changes in market price and County budgets. The other
assessments/taxes & service charges beyond the County services CFD include the Park Agency
CFD to fund recreation services/park & trail maintenance, a CFD for infrastructure to fund
backbone infrastructure improvements, mosquito/vector control, and the sewer usage charge.
Excluding the sewer usage charge, which is charge for service, this PFFP illustrates funding
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scenarios where all PVSP units will be at or below a tax burden of 1.7% to stay competitive
within the region.
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. Introduction

Purpose of Report

This PFFP report was prepared for the Placer Vineyards Owners Group by DPFG as a strategy to
fund costs required to develop and serve the land uses in the approved PVSP. The findings will
provide a clear understanding of the PVSP feasibility, financing opportunities, and overall costs
associated with both the PVSP as a whole and individual product types. This PFFP articulates
how all one-time costs (backbone infrastructure, public facilities, and development impact fees)
are funded by the Project, as well as the ongoing annual funding of County services from
property taxes and supplemental services CFDs. The funding strategies presented limit potential
risk or impact to the County taxpayer, as well as address the developer’s interest in cost effective
services and facilities.

Organization of Report

The report will look at all costs associated with the development of the properties located in the
PVSP. Cost items include; (i) backbone infrastructure, (ii) public facilities, (iii) development
impact fees, and (iv) annual costs of public facilities/landscaping/general government services.
These cost items will be looked at in total, as well as broken down into per unit (residential) and
per acre (commercial/office). Once all cost items are broken down, the report will analyze the
feasibility of the PVSP and ability to develop through build out.

II. PVSP Description

Location, Land Uses, and Population Assumptions

The PVSP consists of approximately 5,230 acres of property located entirely within the County
of Placer (“County”). The property is bordered to the north by Baseline Road and to the south
by the Placer County/Sacramento County line, and stretches from Walerga Road to
approximately Pleasant Grove Boulevard. See Map 1 for a visual of the project location and
land uses.

PVSP will add approximately 14,132 residential units and 3.6 million building square feet of
non-residential (commercial mixed use, business park, town center, commercial retail, power
center retail, and office) to the County. Table 1 shows the breakdown of land uses within the
PVSP for both residential and non-residential uses.

The residential uses consist of Special Plan Area (“SPA”), Low Density (“LDR”), Low Density-
Active Adult (“LDR-A"), Medium Density (“MDR”), Medium Density-Active Adult (“MDR-
A”), High Density (“HDR”), and Commercial/Mixed Use (“C/MU”). A majority of the units,
over 45%, are MDR and almost 22% are HDR. The remaining residential types account for just
over 25%. The SPA and LDR units are located around the border of the plan area, while the
denser MDR and HDR units are located around the center.
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Non-residential developed land uses include Commercial (Commercial - COM,
Commercial/Mixed Use — C/MU, and Town Center - TC) and Office (Office — O, Business Park
— BP, and Power Center — PC). The Commercial accounts for approximately 40% of the non-
residential development and Office is 60%. Most of the non-residential development has been
located on Baseline Road and/or the town center area of the plan.

The PVSP will increase the County’s population by approximately 31,786 residents, excluding
the Special Planning Area. Table 2 shows the PVSP population based on persons per household
based on the population projections from the Placer Vineyards Specific Plan.

Phasing of the PVSP

The PVSP is expected to build out over an extended period of time, and in multiple phases.
There are numerous options for phasing of the PVSP, but for the purposes of the PFFP, only the
build out is illustrated. The potential phasing scenarios are too numerous to illustrate in this
report, but the build out scenario shows the overall costs and feasibility of the PVSP as a whole.

I11. Development Improvement Costs

Backbone Infrastructure

Backbone infrastructure improvement costs include two components (i) PVSP Infrastructure, and
(if) Capital Improvement Projects (“CIP”). The PVSP infrastructure includes the major public
serving infrastructure (except regional serving projects) that is required by the development.
These items are constructed by the landowners and include street work, dry utilities, sanitary
sewer, storm drainage, potable water, recycled water, and open space/detention/erosion control.
CIPs are designed to serve the needs of the PVSP as well as regional needs of Cities and other
County developments. Development impact fees paid by PVSP and other projects at building
permit fund the costs of CIP facilities. The total estimated backbone infrastructure cost at build
out is $371.6 million, while the estimated CIP cost/reimbursement is $135 million. All costs
include estimates for contingencies and soft cots of 20% each. Table 3A breaks down the cost
estimates by infrastructure category. Detailed cost estimates were provided by MacKay &
Somps, and are attached in Appendix A.

Table 4 breaks down the estimated fee revenue and reimbursements/credits for the PVSP. This
shows that only one of the programs (City/County Baseline Road fee) will rely on fees paid by
other development projects to fund the improvements.

Street work

PVSP contains portions of major arterial and collector roads extending from the City of
Roseville, west to the Sutter County/Placer County line as well as, south to the Sacramento
County/Placer County line. These connections include Baseline Road, Watt Avenue, and other
major roadways within the PVSP boundaries. Street work costs include clearing & grubbing,
medians, walkways, bridges, road paving, signing and striping, traffic signals, etc. The PFFP
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does not include subdivision improvements such as internal (primary) residential streets (unless
such roadways section are frontage improvements on public or park parcels), as these internal
residential street improvements will be privately funded by the developer and/or builder.
Regional road improvements, which the PVSP has a fair share, are provided through the various
traffic mitigation fee programs paid at building permit. Total street work cost is approximately
$175.3 million, with the Placer County CIP fee program funding $54.7 million in improvements,
and the City/County Baseline Road fee funding $25 million (see Table 3B for details). The net
cost to Placer Vineyards is $95.6 million. See Appendix A for detail cost estimates from
MacKay & Somps.

Dry Utilities

The utility systems constructed for the PVSP include electric, telephone, gas, cable, and street
light systems. The dry utilities will be trenched next to or under the major arterial and collector
roads for easy connection throughout the PVSP. Estimated costs include those mentioned above
(electric, telephone, gas, cable, and street light systems), as well as substation site frontage
improvements. Total dry utilities cost is approximately $24.6 million. See Appendix A for
detail cost estimates from MacKay & Somps.

Sanitary Sewer

The PVSP will either be served by the Dry Creek County Service Area 28, Zone 173 or a CSA
Zone of Benefit will be created for sewer services. The plan will be required to construct the
sewer collection system as part of the overall backbone infrastructure for the PVSP. This cost
estimate includes infrastructure located in the Riolo Vineyards Specific Plan (a lift station and
force main), that is also needed to serve the PVSP. Whichever project requires the use of this
infrastructure first, may be required to build it with potential reimbursement from the other
development. For the purposes of the development of this financing plan, it is assumed that
Placer Vineyards will move first and will build this infrastructure without a guarantee of
reimbursement from Riolo Vineyards. The funding and potential for reimbursement associated
with this infrastructure, if any, will be developed through preparation of the PVSP nexus study.
This approach is not intended to limit Riolo Vineyards’ ability to move forward with its project
or constructing this infrastructure first, or to affect the responsibility of reimbursement found to
be appropriate through either the PVSP or Riolo Vineyards nexus studies. The system is
comprised of pump stations, force mains, sewer mains, and storage tanks. The PVSP will also
pay a fair share of the cost of upsized infrastructure and regional facilities through connection
fees at building permit. The County will assist in setting up a reimbursement agreement for
oversized infrastructure for future development. Total sanitary sewer cost is approximately
$32.3 million. See Appendix A for detail cost estimates from MacKay & Somps.

Storm Drainage

The storm drainage improvements will be constructed with the construction of the roadways,
consistent with the West Placer Storm Water Management Plans and improvement standards.
The storm drainage system will include improvements like storm drain manholes, drain inlets,
drain outfalls, arch/box culverts, and drainage mains. The PVSP will also contribute to its fair
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share of regional facilities through a drainage fee for the dry creek watershed at building permit.
Total storm drainage cost is approximately $21.4 million. See Appendix A for detail cost
estimates from MacKay & Somps.

Potable Water

The plan area will be served by the Placer County Water Agency (“PCWA”), and will be
required to construct the potable water distribution system as part of the overall backbone
infrastructure of the PVSP. The potable water system is comprised of storage tanks, booster
pumping stations, fire hydrants, and water mains. The PVSP will also contribute to its fair share
of regional facilities through the PCWA water connection charge at building permit. Total
potable water cost is approximately $63.9 million, with the Placer County Water Agency fee
program estimated funding of $54.9 million in improvements (see Table 3B for details). The net
cost to Placer Vineyards is $9 million. See Appendix A for detail cost estimates from MacKay
& Somps.

Recycled Water

The PVSP will be a part of the South Placer Wastewater and Recycled Water System and will
use recycled water for irrigation of HDR land uses and non-residential parcels, landscape
medians, parks, paseos, and school sites. The recycled water distribution system is comprised of
recycled water mains, storage tanks, and pumping stations. Total recycled water cost is
approximately $28.5 million. See Appendix A for detail cost estimates from MacKay & Somps.

Open Space/Detention/Erosion Control

PVSP will also have some costs within open space areas for detention and erosion control.
These improvements include drain way excavation, grading, open space re-vegetation, straw
wattles, gravel bag inlet protection, and hydro seed. Total open space/detention/erosion control
cost is approximately $25.5 million. See Appendix A for detail cost estimates from MacKay &
Somps.

Public Facilities

PVSP Supplemental Capital Facilities

The PVSP will pay the Countywide Capital Facilities Fee at building permit to fund their fair
share of the construction of facilities such as the government center, sheriff facilities, library,
transit, corporation yard facilities, and facility services. This fee will be collected throughout the
Project. The PVSP will also form a PVSP Supplemental Capital Facilities Fee, to fund
additional costs above and beyond the Countywide Capital Facilities Fee for sheriff and transit
facilities. The PVSP Supplemental Capital Facilities Fee will fund an additional $3.7 million in
sheriff facilities, and $6.8 million in transit facilities. This supplemental capital facilities fee
program will generate an additional $10.5 million of facilities beyond the countywide capital
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facilities fee structure. See Table 8 for details. As mentioned in the Development Agreement,
this supplemental capital facilities fee will be formed via Nexus Study.

The sheriff facilities will include a permanent facility of 15,000 square foot, and PVSP will
dedicate the site. The cost of the permanent facility is estimated at $6.18 million to be split (94%
PVSP/ 6% Riolo Vineyards). PVSP share of the facility is $5.81 million. Fixtures, furniture,
and equipment (“FF&E”) totals $1.2 million (PVSP share is $1.1 million), while service
equipment and vehicles is $3.2 million (PVSP share is $3 million). The sheriff office/yard at the
Corporation Yard has an estimated cost of $144,086, which has been split across the same ratios
as the other improvements (PVSP share is $135,440). Total sheriff funding for construction,
equipment, and vehicles is $10.7 million, with PVSP share being $10.1 million. Table 6
calculates that the Countywide Capital Facilities Fee will generate $6.4 million of funding
towards the sheriff facilities, and the PVSP Supplemental Capital Facilities Fee will fund the
remaining $3.7 million. If it is determined that an interim service center is needed, a rented
office/store front location will be utilized and funded from the increased property tax revenues
generated by the project. Based on the Gregory Group Market Assessment, an average lease rate
for office space is $1.77/sf. The interim service center was assumed to be 2,500 square feet, so
the monthly cost would be $4,425 ($53,100 annually). This expense is a short term cost, not
experienced through the life of the Project, and it can be funded from the fiscal buffer that is
proposed in the Fiscal Impact Analysis. See Table 7 for cost and allocation details.

The transit equipment, vehicles, bus stops, and Corporation Yard transit facilities are estimated
at a total cost of $7.7 million. PVSP share of these facilities has been determined at 88% for
PVSP and 12% from other projects, based on discussions with the County’s Public Works
Director. This Financing Plan has assumed no revenues generated from the Countywide Capital
Facilities Fee for transit facilities, and the PVSP Supplemental Capital Facilities Fee will fund
the entire PVSP share.

The PVSP will receive a land fee credit off the Countywide Capital Facilities Fee for the
dedication of parcels used for the corporation yard (excluding 2 acre site for park maintenance
facility), sheriff facilities, library, and government buildings. The Countywide Capital Facilities
Fee indicates land value as a portion of the fee, and thus if PVSP dedicates these sites, a fee
credit may be given pursuant to the implementing fee ordinance.

The PVSP will be included in the Placer County Fire Department Fire Facilities Fee program,
instead of building the facilities and/or funding them with a project specific fee. The PVSP will
pay the base fee amount (collected at building permit) less credit for the dedication of land. An
updated fee study will be taken to the Board of Supervisors at a later date for approval that
includes the PVSP in the fee program. The updated fee study identifies two 10,000 square foot
permanent stations to be built within the PVSP, equipment, vehicles (including a ladder truck),
and a fair share funding of regional facilities. If the updated fee study is not approved by the
Board of Supervisors, a PVSP Fire Fee will be formed via Nexus Study and fund the $14 million
contribution outlined in the memo from the former Assistant Director of Emergency Services
(attached as Appendix B).
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Public facilities not included in the Countywide Capital Facilities Fee, the PVSP Supplemental
Capital Facilities Fee, and Fire Facilities Fee are the parks/recreation facilities and trails.
Community Parks/recreation facilities and neighborhood parks/ trails will be funded using a
separate PVSP fee for each.

Parks and Recreation

The recreation element of the Placer County General Plan calls for the creation of 5 acres of
active parks and 5 acres of passive parks per 1,000 residents. Using the population estimate
from Table 2, excluding the Special Planning Area (“SPA”), PVSP is required to build 159 acres
of active parks and 159 acres of passive parks. The active park acres are spread throughout the
PVSP with two large community parks, a civic park in the town center, neighborhood parks,
private parks, park maintenance facility, and by payment of an in-lieu fee. The passive park
acres are satisfied with open space and other passive recreation areas. The facilities in the
different park types will also range from basketball/tennis courts, baseball/softball fields, open
turf areas, picnic areas, Skateboard Park, volleyball courts, and playgrounds. See Map 1 for a
visual of the park locations.

PVSP Community Parks and Recreation Facilities

Funding for the Multi-purpose Community Center (Community Center, Youth Center, Senior
Center, and Recreation Center), pool, gym, field lighting, and park shop/corporation yard will be
included in the PVSP Community Parks and Recreation Fee. The fee will also include
construction costs for the two large community parks, and the town center park with an
estimated cost of $330,000 per acre. The cost per acre is higher for community parks then
neighborhood parks due to the more intense facilities included in the community parks and the
added administrative cost of public agency construction. The Nexus Study will include both an
annual escalator for the community park fee, as well as provisions to update the fee based on
actual construction receipts.

The total community park construction cost is $21.5 million, Multi-purpose Community Center
is $8.9 million, and the other facilities total $5.9 million (see Table 9). The total PVSP
Community Park/Recreation Fee will fund $37.5 million (including formation and administration
— Table 10). The PVSP Park Agency will be building the multi-purpose facility, community
parks, and related facilities with this fee revenue. The pool and gym will be built by the school
district if joint used with the Park Agency. In the absence of a joint use agreement, the Park
Agency would make adjustments to the facilities based on available funding, desires of future
residents, and other pertinent factors.

PVSP Neighborhood Parks and Trails Facilities

Neighborhood parks will be built and turn keyed by the developers, unless the Park Agency
requests otherwise. The costs are estimated at $280,000 per acre and are generally spread
throughout the plan area. The Nexus Study will include both an annual escalator for the
neighborhood park fee, as well as provisions to update the fee based on actual construction
receipts. The neighborhood park fee also includes 18 acres of in-lieu fee and construction to
fund the shortfall in park acres provided by the Project, as described above. The exact location
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of the parks will be determined by the developer, County, and Park Agency when reviewing
phasing. Total neighborhood park costs are approximately $26.8 million (Table 9).

Trails will also be built and turn keyed by the developers, unless the Park Agency requests
otherwise. The PVSP will have a bike and pedestrian circulation system comprised of Class I
Bicycle and Multipurpose Trails. 35.1 miles of the Class | Bicycle Trails will be located
throughout the plan within open space, landscape corridors, along thoroughfares, and arterial
streets.  All bikeway trails will connect to maintain a continuous circulation system. The plan
area will also include 7.2 miles of multipurpose trails located in the open space buffer areas
adjacent to the SPA and next to the Placer/Sacramento County line. Total trails cost is
approximately $15.7 million (Table 9).

The total funding of the PVSP Neighborhood Parks and Trails Fee is $43.9 million (including
formation and administration — Table 10).

The SPA is not included in the calculation of required park acres or allocated any costs for their
development. If the SPA develops, it would be responsible for providing its own park land and
funding of construction costs.

Schools

As mentioned the PVSP is served by two different school districts; Center Unified School
District and the combined services of the Twin Rivers Unified School District/Elverta Joint
Elementary School District. This Financing Plan assumes the Project will pay the Level Il
mitigation fees for both districts. Level Il fees are intended to represent 50% of a school districts
school facility construction costs per new home served. The state school funding program then
provides the other 50%. A school district must meet certain requirements to charge Level Il
fees, and if they do not, then they can only charge the lesser Level | fee. If state funding is not
available however, school districts that have met the requirements to charge Level Il, have the
ability to charge Level I11 fees, which would equal 100% of the school facility construction costs
per new home served.

V. Funding Strategy

All development projects must be able to fund the construction of required infrastructure and
facilities. There are three common ways to fund these large improvement projects that this PFFP
will analyze. These funding sources include fees at building permit, financing through a
Community Facilities District (“CFD”), and/or an owner equity contribution/cash.

Allocation of the total infrastructure or facility costs by a usage rate or benefit, is a common way
of spreading the burden across different land use types. Using the building permit fee method
creates an opportunity for a developer to build infrastructure upfront and receive fee credits or
reimbursements from other developers/projects over time. The building permit fee approach
requires upfront funding of improvements and the developer must wait for a reimbursement or to
use up fee credits.
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The financing method of forming an infrastructure CFD allows for all the properties in the CFD
to pay an annual tax, and raise the funds upfront for required infrastructure projects. This is a
common financing tool that provides for the upfront financing of infrastructure needed to serve
projects. The PVSP, depending on timing, can do a combination of both. If initially a CFD is
not an option, backbone fees may be paid until enough houses are constructed and a CFD
becomes feasible.

Fee Allocation for Backbone Infrastructure

The PVSP will create a plan specific fee for backbone infrastructure. Each land use type is
allocated a fair share portion of the backbone infrastructure costs of the PVSP. The SPA is
included in the backbone infrastructure allocation, because the infrastructure has been sized to
serve the land use designations called out in the Specific Plan. The County will determine the
infrastructure needed to serve any given phase, and that infrastructure will be funded by the
developers in that phase. This fee program allows the developers who build the infrastructure, to
be reimbursed from those coming later. Property within the SPA will be subject to this fee only
upon election of a person or entity to rezone such property within the SPA to SPL-PVSP. This
topic, as well as others, will be described in further detail in the PVSP Nexus Study document(s).

The demand/use factor for each infrastructure category is dependent on the benefit factor or use
determined in the engineers report for the sizing of such infrastructure. Allocation factors are
below for each infrastructure category:

e Street Work — Peak PM Trips

e Dry Utilities — Equivalent Dwelling Unit

e Sanitary Sewer — Gallons per Day

e Strom Drainage — Runoff Coefficient

e Potable Water — Gallons per Day

e Recycled Water — Gallons per Day

e Open Space/Detention/Erosion Control — Equivalent Dwelling Unit

Table 11A shows the calculations to determine the individual allocations of the gross backbone
infrastructure costs allocation to each developable land use type in the plan area, while Table
11B allocates the net backbone infrastructure costs after eliminating infrastructure paid for from
other fee programs. Developers will most likely have to front the cost of the infrastructure and
receive a permit by permit credit against the other fee programs. A Nexus Study is required to
implement this fee (which will be funded by the Placer Vineyards Owners Group), and then
developers/builders would pay this fee at building permit and/or receive credits for eligible
constructed improvements.

Community Facilities District for Backbone Infrastructure

The Community Facilities District will take the form of a multiple phased CFD. The net bond
proceeds can be used to build or reimburse for infrastructure and development impact fees, as
approved. The CFD will likely be done in multiple phases or improvement areas and will cover
a portion of the costs and reimbursements for that particular phase. This debt financing can also
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be used to reimburse property owners for advance funded public infrastructure. Any CFD
formation is subject to review and approval of the Placer County Bond Screening Committee
and/or Board of Supervisors.

An initial bond proceeds estimate was run using assumptions based on the following: 30-year
term, 6.5% interest rate (conservative assumption for illustrative purposes), and a 2% special tax
escalator (per County policy). Table 12 illustrates the assumptions and cash flow over build out
of the PVSP. The CFD would also be authorized to fund infrastructure and/or fees on a Pay-As-
You-Go (“PAYG”) basis with surplus special taxes (i.e., revenues collected in excess of that
necessary to fund principal, interest, and administration) during the initial 30 —year bond term.
The estimated proceeds from a bond issuance over the entire PVSP are $239 million.

A second scenario was also run, extending the term of the tax to 20 years after the retirement of
the initial series of bonds, shown in Table 13. Again, it is important to understand there will be
multiple issuances of the bonds and the extended CFD will come into effect at different time
periods throughout the Project. For example, if the CFD improvement area No. 1 was issued in
2015, then the extended CFD issuance would be in 2045. If the CFD improvement area No. 2
was not issued until 2020, the extended CFD would not be issued until 2050. Any fees or
funding revenue expected from the extended CFD will not be fully recognized until 30 years
after the last CFD improvement area is issued.

It is important to note, the extended term CFD concept is subject to Bond Screening Committee
and/or Placer County Board of Supervisors review and approval at a later date. This analysis
was done to show adequate funding for additional authorized facilities, including the deferral of
some impact fees, and/or financing those improvements through an extended CFD term. The
concept is based on the deferral of fees to match the expected timing for the facilities with the
funding. This is a concept approved in the Sierra Vista Specific Plan, Creekview Specific Plan,
and Westbrook Plan Area (all in the City of Roseville). As mentioned previously, any proposed
fee deferrals are subject to future consideration by Placer County Board of Supervisors.

Fee Allocation for PVSP Public Facilities

The PVSP will create a plan specific fee for Community Parks & Recreation Facilities,
Neighborhood Parks & Trails, and a Supplemental Capital Facilities Fee to fund additional
transit and sheriff facilities. As with the backbone infrastructure allocation, each land use is
allocated a fair share portion of these public facilities costs (SPA is not subject these fee
programs). The allocation factors are below for each public facility:

e PVSP Supplemental Capital Facilities — Same allocation as Placer County Capital
Facilities Fee

e PVSP Neighborhood Parks and Trails — Equivalent Dwelling Unit

e PVSP Community Parks and Recreation Facilities — Equivalent Dwelling Unit

Table 14 shows the calculations to determine the individual allocations and total public facilities
cost allocation to each developable land use type in the plan area.
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V. Development Impact Fees

There are a number of different development impact fees associated with a development project.
In the PVSP there are public facilities fees, reimbursement fees, school fees, landowner
equalization fees, and backbone infrastructure fee. The PVSP public facilities fees are collected
by the County to fund the expansion of facilities to accommodate growth for general
government, libraries, public protection, health and human services, sheriff’s patrol and
investigation and animal control services. Project specific park and community facilities fees
(also allocated in Table 14 of this report) are also collected by the County. The County/Park
Agency uses these fee revenues to construct facilities or reimburse for developer constructed
facilities within the specific plan area. Services fees are collected by the County to directly
reimburse for expenses related to the Project (i.e. plan check fees, building permit fees, etc.).
The Developers and/or assigned third party will collect the landowner equalization fee described
in the Development Agreement, which equalizes the different land owners for land dedications.
In some instances, landowners/developers may be eligible for fee credits if infrastructure has
been advance funded through a CFD or if the improvement was built by that developer. Fees are
subject to change and are due at various times of project entitlement and improvement.

Fee deferrals of all or a portion of multiple fees to the extended CFD have been discussed with
the County, but have not been formalized and are subject to further approvals by the Placer
County Board of Supervisors. These fees will only be deferred if a CFD has already been
formed, and allows for the extended CFD term. The fees included in this deferral may be all or a
portion of any other agreed upon fees, with a current developer goal to match the City of
Roseville (Sierra Vista, Creekview, and Westbrook) deferral of $6,180 per EDU (adjusted
annually based on the SPRTA Tier Il fee amount). The amount deferred varies per land use
because the fees vary. Additional details on this approach will need to be finalized and included
in an agreement between the Developer and County.

Table 15 illustrates all the fees associated with the various land uses in the PVSP, except for
approximately 315 units near Walerga Road (identified as Area B by County). These lots will be
required to reimburse $2,723/unit (subject to an annual adjustment based upon the Construction
Price Index) for infrastructure constructed by others that will provide sewer services. The total
fee burden on a unit compared to the home price is an indicator to product feasibility.

V1. Urban Services Plan/Placer County Services CFD

The PVSP will be developed much like any other County development, except with some higher
service standards then the rest of the County. The operations and staffing of all facilities will be
funded with County revenues projected to be derived from the project and any shortfall will be
supplemented with a PVSP County Services CFD. The operations and maintenance of parks,
landscaping, open space, and recreation facilities will be funded with the proposed Park &
Recreation Services CFD. With the development providing all funding for the County services
needed (see Placer Vineyards Fiscal Impact Analysis prepared by Goodwin Consulting), it meets
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the intent of the County’s General Plan policy that new development pay for itself. The
Developer will form a PVVSP County Services CFD to fund any shortfall in revenues for services
the County provides to the PVSP, as well as urban services for roads, fire, library, transit, and
sheriff.

Sheriff

The Placer Vineyards Owners’ Group and Sheriff Department reviewed City and County
standards for sworn officers per 1,000 of population, and determined 1.2 to be the service level
for the Project. Table 16 details the staffing and annual cost of providing sheriff services to the
PVSP. The PVSP is funding other public safety items like detention & correction, judicial, and
sheriff administration at county service levels. This service estimate is for patrol, protection, and
prevention services within the PVSP, and will be off-set by any revenues allocated to this
service.

Fire

Fire protection was also reviewed separately from other County services to determine the true
cost of serving the PVSP. DPFG has included this cost estimate in Table 17. The PVSP
Owners’” Group proposes to fund $643,650 towards a ladder truck to serve the greater South
Placer Region. A ladder truck costs $1,500,000 annually to staff and operate, and while it was
determined 85.82% of the ladder truck annual costs should be funded by the Placer Vineyards
Project, the County has determined that other developments will fund a share of this annual cost,
and reduced Placer Vineyards share by 50%. $643,650 was calculated by taking $1.5M *
85.82% * 50%. The annual cost of fire services is partially off-set by property tax revenues
from PVSP that are allocated for fire services. Appendix B is a memo from the former Assistant
Director of Emergency Services outlining the annual fire costs for the PVSP.

Transit

The County has approved the Placer Vineyards Transit Master Plan and the PFFP has included
those costs. It was determined the PVSP should provide suburban local routes, an inter-regional
route to the Roseville Galleria, an inter-regional route to the Watt light rail, a commuter route to
Downtown Sacramento, and provide dial-a-ride services. Fehr & Peers produced the Transit
Master Plan and Table 18 details the annual costs and revenues associated with this service.

Roadways

The cost of road maintenance within the PVVSP was provided by the Public Works department at
an estimate of $34,000 per mile. At 31 road miles, the total cost for road maintenance is
$4,454,000 annually. Median maintenance costs will also be included at $11,500 per acre. With
a total of 23.5 acres, median maintenance cost is an additional $270,250. This brings the total to
$4,724,250. This gross cost is offset by the road maintenance revenues from the County Budget.
In 2013/2014 the total road maintenance revenue was $17,969,300. This is reduced based on
receiving credit on sales tax for transportation in the FIA and from the General Fund. The net
road revenues are then $12,698,400. The revenue is then divided by the County population to
estimate the revenue per capita, and applied to the PVSP population. Table 19 calculates a per
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capita gross road maintenance cost, and then applies the per capita revenue from the budget. The
net cost is then included as an additional cost for road maintenance at an urban service level.

Library

The cost of library services within the PVSP was provided by the Library department at an
estimated budget of $1,229,166. It was determined the PVSP share of this budget was 60.05%
based on population and the fair share annual cost for services would be $738,114. This gross
cost is offset by the library revenues from the Project property taxes, which are calculated in the
FIA. Table 20 illustrates the gross cost for library services.

VII. Park Agency

The Developer is proposing the optional formation of a Parks/Recreation Agency for the PVSP.
The Agency will be responsible for the operations and maintenance of the recreation facilities
and parks in the PVSP. The facility operations and maintenance cost assumptions have been
provided through a report prepared by Shellito Training and Consulting, LLC and cost estimates
are shown on Table 21.

The Agency will be responsible for maintaining all the landscape corridors (except median
landscaping), open space areas, and trails with funding from the Park and Recreation Services
CFD. The total annual cost will be allocated to each of the developed land uses as was done for
the infrastructure and facilities, by using an EDU assumption. This CFD will be applied to the
property tax bill for developed property and to an extent undeveloped property, as needed. If
taxes from any given year are in excess of the costs needed for ongoing operations and
maintenance, the Park Agency will have the authority to use those funds for capital recreation
development costs until facilities and services are established that require their use in ongoing
maintenance and operations.

This report uses cost estimates from the most recently approved specific plans in the City of
Roseville (Sierra Vista SP and Creekview SP) as well as costs provided by the County, based on
a survey of applicable local jurisdictions. DPFG and the City of Roseville did extensive research
regarding current contract and administrative costs to accurately estimate annual expenses in that
effort. Those assumptions have been used here and compared with County costs. Table 22
distributes the estimated costs across all the land uses to determine a fair share contribution. The
costs outlined herein, are based on an assumed ongoing service delivery of a contractor. This is
a key reason why the developer proposed the formation of an entity separate from the County to
provide the recreation facility operations and maintenance. Since 2007, the County has changed
the delivery method of routine services to include the contract delivery, and thus the cost
assumptions of this financing plan may be delivered by either County or District.

The SPA is not included in the Park Services CFD, and if the SPA area develops, it would be
responsible for levying its own assessment/tax prior to development to fund operations and
maintenance obligations.
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VIIl. Tax Burden

The property tax bill in California includes two types of taxes/assessments. The first is an “ad
valorem” tax which is a tax amount, or percentage, based on the value of the property. Real
property is assessed, or appraised for ad valorem tax purposes by local government, at the
municipal or county level. This assessment is made up of two components (i) the improvement
and/or building value, and (ii) the land value. The general ad valorem base tax is 1.0% of the
property’s assessed value. Other public agencies may issue bonds, upon voter approval, for the
funding of public improvements such as school sites, road improvements, or parks. Thus,
increasing the ad valorem rate in order to repay the outstanding bonds.

The PVSP has two separate tax areas. The Center JUSD area has one additional ad valorem tax
at this time in excess of 1.0%. For the 2014/2015 fiscal year, the additional ad valorem tax is the
Center Joint Unified B&I 1992 at a rate of 0.1905%. This brings the total ad valorem tax to
1.1905% of the assessed home value. The second tax area is the Twin Rivers/Elverta area that
includes four additional ad valorem taxes. For 2014/2015 Fiscal Year, the additional ad valorem
taxes are the Elverta Joint Elementary B&I 2002 at 0.0271%, Los Rios Community College B&l
2002 at 0.0181%, Twin Rivers Joint Unified B&I 2002 at 0.0505%, and the Twin Rivers Joint
Unified B&I 2002, Series 2008 at 0.0223%. This brings the total ad valorem tax to 1.1180% for
this tax area.

The other type of tax is called a special tax and/or assessment. These special taxes/assessments
are levied by the local government to provide funding for local improvements or public services
resulting in a general or “special” benefit to the property being levied. These amounts are not
“ad valorem” taxes and are not based on the value of the property. The methodology by which
the taxes/assessments are levied against a property is determined in an engineer’s report, rate and
method of assessment, or other document, which has been adopted or filed with the local agency
providing the local improvement or service to the property. The following are a few special
assessments which are commonly levied against recently developed communities; Special
Assessment District, Maintenance District, County Service Areas (“CSA”), Standby Charges,
and Community Facilities District (“CFD”). The only current special tax/assessment on the
PVSP property is a Placer County Mosquito and Vector Control tax. This PFFP is estimating the
creation of three more; a Placer Vineyards Community Services District CFD, Placer Vineyards
Parks & Recreation Services CFD, and a Placer Vineyards Infrastructure CFD.

As mentioned before the Placer Vineyards Services District CFD will fund any shortfall in
funding for County general fund services to the plan area. The Placer Vineyards Parks &
Recreation Services CFD will fund the operations, maintenance of all parks and recreation
facilities, landscape corridors, and trails. The Placer Vineyards CFD may finance the
construction of the backbone infrastructure required for the plan area to develop.

The combination of ad valorem taxes and special taxes/assessments needs to be at or below a
2.0% burden, when compared to home valuation. The competing projects in the area have an
estimated 1.7% tax burden assumption, and thus to stay competitive we have sized the Placer
Vineyards Infrastructure CFD to be at or below 1.7% for all land uses. Table 23A and Table
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23B break down the ad valorem and special tax/assessments for all the residential land uses in
the two different school districts.

In Placer County, it is also common for the homeowner’s sewer service fee to be placed on the
tax bill. Because the sewer service fee is a use fee, rather than an assessment or a special tax, it
does not count against the 2.0% tax burden threshold.

X. Implementation

This Public Facilities Financing Plan is an outline of the potential costs and funding mechanisms
the PVSP can anticipate. This Financing Plan describes four new fees that will need to be
created via Nexus Studies (the PVSP Backbone Infrastructure Fee, PVSP Supplemental Capital
Facilities Fee, PVSP Neighborhood Parks & Trails Fees, and PVSP Community Parks and
Recreation Fee). The Nexus Study will go into further detail regarding cost estimates, annual fee
escalators, administration costs, and updates based on actual costs.

The Urban Services Plan (Chapter VI) outlines the case study for cost of services for road
maintenance, sheriff, transit, library, and fire. The timing of permanent facilities will be
determined by the County based on their funding levels and appropriate service population
within the PVSP. With the fee based funding of facilities, the County will be able to determine
what is a priority to be built and at what time. This leaves endless options and scenarios on
timing and staffing levels to analyze, but acknowledges the County will move forward when the
facilities and funding levels are appropriate. Formation of the Placer Vineyards Services District
CFD will be required to fund these services above and beyond the general level of service
provided by the County.

This document also considers the formation of a Community Facility District to fund the
infrastructure required to serve the Project. The County is also being asked to look at the
possibility of an extended term CFD. The extended term CFD, gives the County access to
additional funds after the initial CFD term has been completed, in exchange for upfront fee
deferrals. Again, this will all be further detailed in a CFD Financing Plan and application to the
Bond Screening Committee.

The Parks and Recreation Agency will need to be formed and approved by LAFCO. The
formation process will include working with the County to look at cash flow and the anticipated
build-out of facilities. This process will be important to ensure PVSP residents will be provided
with ample facilities throughout the build-out of the Project.

XI. Conclusion

This Public Facilities Financing Plan shows a strategy to fund the costs required to develop and
serve the land uses in the Project. Table 24 illustrates a summary of the all the costs and funding
sources for the PVSP.
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The steps moving forward include preparing Nexus Studies to establish a PVVSP Infrastructure
Fee, PVSP Supplemental Capital Facilities Fee, PVSP Neighborhood Parks & Trails Fee, PVSP
Community Park and Recreation Fee, potential formation of a parks/recreation agency & park
and recreation services CFD, reimbursement agreements from other fee programs, form a county
services CFD, formation of a zone of benefit for sanitary sewer and associated user fees or
develop documentation to annex into the Dry Creek County Service Area 28 (Zone 173), and
potentially a PVSP infrastructure CFD. The ground work laid out in this PFFP illustrates how
the PVSP can develop.
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Table 1

Placer Vineyards Public Facilities Financing Plan
Land Use Summary

Build Out
Acres Units Sq. Ft.
Developable
Residential
Special Plan Area (SPA) 979.0 411 -
Age-Restricted (LDR-AA) 264.0 931 -
Low Density (LDR) 758.7 2,588 -
Medium Density (MDR) 1,214.0 6,474 -
High Density (HDR) 221.5 3,092 -
Commercial/Mixed Use (CMU) 35.4 636 -
Subtotal Residential 3,472.6 14,132 -
Non-Residential
Commercial (COM/CMU/TC)1 105.8 - 1,403,558
Office (O/BP/PC)? 168.8 - 2,149,523
Subtotal Non-Residential 274.7 - 3,553,080
Total Developable 3,747.2 14,132 3,553,080
Non-Developable
Public Use (CEM, CY, F, Gov, L, PO, SS, T) 50.5 - -
Schools (ES/MS/HS) 167.0 - -
Religious Facilities (REL) 91.0 - -
Open Space (0S) 692.8 - -
Parks (P) 159.0 - -
Arterials and Collector Roads 331.5 - -
Subtotal Non-Developable 1,491.8 - -
Total Project Land Uses 5,239.0 14,132 3,553,080

Source: MacKay & Somps and Placer Vineyards Ownership Group.

Footnotes:

!Includes Commercial Mixed Use (15% Retail), Town Center (50% Retail), Commercial
Retail (50% Retail), and Power Center Retail.

%Includes Commercial Mixed Use (15% Office), Town Center (50% Office), Commercial
Retail (50% Office), Power Center Office, Office, and Business Park.

Prepared by DPFG 12/29/2014



Table 2

Placer Vineyards Public Facilities Financing Plan
Estimated Project Population

Household
Units Size Population
Residential Land Uses
Special Plan Area (SPA) 411 2.5 1,028
Residential Land Uses (Excluding Special Planning Area)
Age-Restricted (LDR-AA) 931 1.8 1,675
Low Density (LDR) 2,588 2.5 6,470
Medium Density (MDR) 6,474 2.5 16,185
High Density (HDR) 3,092 2.0 6,184
Commercial/Mixed Use (CMU) 636 2.0 1,272
Subtotal Population (Excluding SPA)* 13,721 31,786

Footnotes:

1Population estimated rounded, and match Placer Vineyards Specific Plan.

Prepared by DPFG 12/29/2014



Table 3A
Placer Vineyards Public Facilities Financing Plan
Backbone Infrastructure/Public Facilities - Cost Estimate Summary

Total CIP/Fee Net
Source Costs Credits’ Costs
Backbone Infrastructure®
Streetwork Appendix A $175,261,465 $79,696,645 $95,564,820
Dry Utilities Appendix A $24,621,590 S0 $24,621,590
Sanitary Sewer Appendix A $32,346,020 o) $32,346,020
Storm Drainage Appendix A $21,414,078 S0 $21,414,078
Potable Water Appendix A $63,893,270 $54,899,110 $8,994,160
Recycled Water Appendix A $28,469,700 S0 $28,469,700
Open Space/Detention/Erosion Control Appendix A $25,549,202 SO $25,549,202
Subtotal Backbone Infrastructure $371,555,325 $134,595,755 $236,959,570
Public Facilities
Supplemental Capital Facilities Table 10 $11,474,522 SO $11,474,522
Neighborhood Parks & Trail Facilities Table 10 $43,912,050 S0 $43,912,050
Community Parks & Recreation Table 10 $37,482,270 SO $37,482,270
Subtotal Public Facilities $92,868,841 ] $92,868,841
Total Project Improvements $464,424,166 $134,595,755 $329,828,411
Source: MacKay & Somps, Placer County, City of Roseville, and Mike Shellito Training and Consulting, LLC.
Footnotes:
'All costs include 20% contingency and 20% soft costs.
%|nfrastructure reimbursements/credits for streetwork from Placer County CIP and City/County Traffic Fee. Estimated Potable
Water reimbursement/credit from MacKay & Somp, awaiting PCWA confirmation.
Prepared by DPFG 12/29/2014



Table 3B
Placer Vineyards Public Facilities Financing Plan
CIP/Fee Credit Calculations

Fee Program

Cost
Included
In PV Backbone

Streetwork
Segment

Fiddyment/Walerga to Sierra Vista Western Edge
Sierra Vista Western Edge to Locust Road
Locust Road to Pleasant Grove/Placer County Line

Intersections
Baseline Road/Locust Road
Baseline Road/Watt Avenue
Baseline Road/Westbrook/Dryer
Baseline Road/Fiddyment/Walerga
Subtotal City/County Traffic Fee

Segment

16th Street/Sacramento County Line to Baseline Road

Contributions to Sutter County Improvements
Dyer Lane/Baseline Road to 16th Street
Locust Road/Sac. County Line to 18th Street
Palladay Road/ Sac. County Line to Dyer Lane

Watt Avenue/ Just South of Sac. County Line to Baseline Road

Watt Avenue at Dry Creek (Bridge)

Intersections
Watt Avenue/A Street
Watt Avenue/Dyer Lane
Watt Avenue/E. Town Center Drive
Watt Avenue/Oak Street
Watt Avenue/PFE Road
Subtotal Co. Traffic Mitigation Fee

Total Streetwork CIP/Fee Credit

Potable Water

Improvements
24" Water with appurtenances
36" Water with appurtenances
3.0 MG Storage Tank
4.0 MG Storage Tank
Drough Reliablity System (Well)
Booster Pumping Station
Soft Costs (20%)
Contingenices (20%)

Total Potable Water CIP/Fee Credit

Co.
Co.
Co.
Co.
Co.
Co.
Co.

Co.
Co.
Co.
Co.
Co.

City/County
City/County
City/County

City/County
City/County
City/County
City/County

Traffic Mitigation
Traffic Mitigation
Traffic Mitigation
Traffic Mitigation
Traffic Mitigation
Traffic Mitigation
Traffic Mitigation

Traffic Mitigation
Traffic Mitigation
Traffic Mitigation
Traffic Mitigation
Traffic Mitigation

PCWA
PCWA
PCWA
PCWA
PCWA
PCWA
PCWA
PCWA

$6,929,055
$7,131,958
$5,596,620

$940,502
$1,374,182
$1,601,848
$1,455,380
$25,029,545

$6,477,900
$3,000,000
$9,123,800
$1,141,000
$1,881,100
$13,270,800
$13,500,000

$1,325,000
$1,536,300
$1,256,800
$1,077,200
$1,077,200
$54,667,100

$79,696,645

$3,064,250
$4,649,400
$3,000,000
$16,000,000
$7,500,000
$5,000,000
$7,842,730
$7,842,730

$54,899,110

Prepared by DPFG

12/29/2014



Table 4

Placer Vineyards Public Facilities Financing Plan

Fee Program Revenues

Total
PVSP Estimated Reimbursements/
Revenue Fee Credits
Fee Program
Placer County CIP $0 $54,667,100
City/County Baseline Road Fee' $0 $25,029,545
PCWA Connection Fee $0 $54,899,110
PVSP Infrastructure Fee $236,959,570 $236,959,570

Total Backbone Infrastructure

$371,555,325

Footnotes:

!Indicates that reimbursements will have to be paid, because total construction funding

is in excess of fee revenue.

Prepared by DPFG

12/29/2014



Table 5
Placer Vineyards Specific Plan
Placer County Capital Facilities Fee

1994 Rate per Resident 2014/15 Rate per EDU
Countywide Percentage Countywide1
Capital Facilities Fee
General Administration $356 34% $1,340
Health and Human Services S114 11% $429
Public Works $55 5% $207
Justice System S132 13% S497
Jails & County Wide Public Protection $112 11% $422
Sheriff's Patrol & Investigation S127 12% S478
Libraries $139 13% $523
Total $1,035 $3,897
Animal Control $18 $156

Footnotes:

1Countywide Capital Facility and Animal Control Fee will generate $54.5 million from the PVSP.

Prepared by DPFG 12/29/2014
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Table 7
Placer Vineyards Specific Plan
PVSP Sheriff Facilities

2014 Updated Assumptions

Facility Size Cost/Unit Total
Facility1 - - -
Furniture, Fixtures, & Equipment - $53 $104,605
Service Equipment & Vehilces - Lump Sum $568,160
Subtotal Service Center - Interim $672,765
PVSP Fair Share Service Center? 94% $632,399
Riolo Vineyards Fair Share Service Center? 6% $40,366
Permanent Facility

Facility 15,000 $412 $6,180,000
Furniture, Fixtures, & Equipment - $73 $1,097,100
Service Equipment & Vehicles - Lump Sum $2,650,000
Subtotal Permanent Facility $9,927,100
PVSP Fair Share Permanent Facility2 94% $9,331,474
Riolo Vineyards Fair Share Permanent Facility2 6% $595,626
Corporation Yard

Office (share w/Fleet Services) 150 Lump Sum $58,830
Furniture, Fixture, & Equipment - Lump Sum $10,971
Yard (parking) 958 Lump Sum $13,229
Covered Parking - Lump Sum $61,056
Subtotal Corporation Yard $144,086
PVSP Fair Share Permanent Facility2 94% $135,441
Riolo Vineyards Fair Share Permanent Facility2 6% $8,645
PVSP Fair Share Sheriff/Justice/Jail Facility Funding $10,099,314
RVSP Fair Share Sheriff/Justice/Jail Facility Funding $644,637
Total Sheriff/Justice/Jail Facility Funding $10,743,951

Footnotes:

Ynterim facility will be funded through increased revenue from project construction.

?Based on population estimates, PVSP will fund 94% and Riolo Vineyards will fund 6%.

DPFG
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DPFG

Table 9
Placer Vineyards Specific Plan
Estimated Park Construction Funding

Average Total
Park Acres/ Cost Per Construction
Park Type Assumptions Trail Miles Acre® Funding
Population 5ac/ 1,000 pop.
Park Obligation 31,786 159
Community Parks
Community Parks 65.0 $330,000 $21,450,000
High School Swimming Pool - - $2,500,000
Middle School Gym Contribution - - $1,200,000
Park Shop/Corporation Yard Construction 2.0 - $1,000,000
Field Lighting - - $500,000
Multi-purpose Community Center - - $8,922,400
Subtotal Community Park Facilities 67.0 $35,572,400
Neighborhood Parks
Neighborhood Parks 63.0 $280,000 $17,640,000
Private Parks" 11.0 $280,000 $3,080,000
In-Lieu Park Acres 18.0 $135,000 $2,430,000
In-Lieu Park Construction’ - $200,000 $3,600,000
Subtotal Neighborhood Parks 92.0 $26,750,000
Total Community/Neighborhood Park Acres and Construction Budget 159.0 $62,322,400
Trail Construction Costs
Class 1 Paths 35.1 $371,000 $13,022,100
Multipurpose Trails 7.2 $371,000 $2,671,200
Subtotal Trails 42.3 $15,693,300
Total PVSP Parks and Trails Budget $78,015,700

Footnotes:

1OnIy 11 acres of the 22 acres of private park are included in the fee program. Cost of additional 11 acres of private parks will be paid for

at the expense of the developer with funding not included in the Park Fee Programs

“Funds based on improvements to the additional 18 acres.

3Nexus Study will detailed how costs are updated annually based on an agreed upon index, and receipt of actual costs. Costs include

construction only, as all land is dedicated free of charge to the Park Agency and no fee credit or reimbursement is allowed for land value

12/29/2014



Table 10
Placer Vineyards Specific Plan
Fee Program Formation and Funding Costs

PVSP

Type Source Funding
Supplemental Capital Facilities

Facility Construction Costs Table 5 $10,678,116
Fee Program Formation and Update1 $250,000
Fee Program Administration (5%) $546,406
Total Capital Facilities Funding $11,474,522
Neighborhood Park & Trail Facilities

Neighborhood Park Construction Costs Table 9 $26,750,000

Trails Construction Costs Table 9 $15,693,300

Subtotal Neighborhood & Trail Costs $42,443,300
Fee Program Formation and Update1 $125,000
Fee Program Administration (5%) $1,343,750
Total Neighborhood Park & Trail Facility Funding $43,912,050
Community Park/Recreation Facilities

Community Park Construction Costs Table 9 $21,450,000

Community Park Facilities Construction Costs Table 9 $14,122,400

Subtotal Community Parks/Recreation Facilities $35,572,400
Fee Program Formation and Update1 $125,000
Fee Program Administration (5%) $1,784,870
Total Community Park/Recreation Facility Funding $37,482,270

Footnotes:

Formation costs of $250,000 has been split between both park fee programs, as they will beneift from duplication. All

formation costs will be be funded upfront by the Placer Vineyards Owner's Group, and developers will

receive fee credits or reimbursments.
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Table 13
Placer Vineyards Public Facilities Financing Plan
Estimated Surplus Special Tax Revenues Available After 30-year Infrastructure CFD Bonds Retired

Extended Term PVSP CFD
Tax Year Annual Revenue
Year 31 $35,309,182
Year 32 $36,015,366
Year 33 $36,735,673
Year 34 $37,470,387
Year 35 $38,219,794
Year 36 $38,984,190
Year 37 $39,763,874
Year 38 $40,559,151
Year 39 $41,370,334
Year 40 $42,197,741
Year 41 $43,041,696
Year 42 $43,902,530
Year 43 $44,780,581
Year 44 $45,676,192
Year 45 $46,589,716
Year 46 $47,521,510
Year 47 $48,471,940
Year 48 $49,441,379
Year 49 $50,430,207
Year 50 $51,438,811
Year 51 -

Year 52 -
Year 53 -
Year 54 -
Year 55 -
Year 56 -
Year 57 -
Year 58 -
Year 59 -
Year 60 -
Year 61 -
Year 62 -
SUBTOTAL: $857,920,256
Present Value Estimate [1]: $267,503,591
Footnote:

[1] Present value estimated at 6% discount rate over 20 years.

Prepared by DPFG 12/29/2014
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Table 15

Placer Vineyards Public Facilities Financing Plan

Development Impact Fee Summary

Residential Non-Residential
SPA LDR - AA LDR MDR HDR™ cmu®® Commercial Office
Unit Sales Price/Per Acre $525,000 $375,000 $525,000 $430,000 $315,000  $315,000 $2,984,176  $2,610,112
Assumptions
Density/FAR 0.42 3.53 3.41 5.33 13.96 17.99 0.30 0.29
Unit Size/Sq.Ft. per Acre 3,000 2,400 2,400 2,000 1,800 1,800 13,263 12,732
Garage 400 400 400 400 - - - -
Building Valuation (unit/acre)" $434,198  $350,300 $350,300 $294,368  $214,452  $214,452 $919,259 $882,472
Existing City/County Impact Fees
Building Permit $1,520 $1,226 $1,226 $1,030 $751 $751 $2,599 $2,548
Plan Review Fee $1,520 $1,226 $1,226 $1,030 $751 $751 $2,599 $2,548
Energy Compliance Review $153 $109 $109 $109 $109 $109 $201 $197
Accessibility Compliance Review $153 $109 $109 $109 $109 $109 $197 $194
Strong Motion $43 $35 $35 $29 $21 $21 $193 $185
Building Standards Commission SB1473 $17 $14 $14 $12 $9 $9 $37 $35
Electrical Inspection Fee $434 $350 $350 $294 $214 $214 $743 $728
Mechanical Inspection Fee $434 $350 $350 $294 $214 $214 $743 $728
Plumbing Inspection Fee $434 $350 $350 $294 $214 $214 $743 $728
Grading Fee $37 $37 $37 $37 $37 $37 $37 $37
Administration Fee $109 $109 $109 $109 $109 $109 $109 $109
Fire-Safe (Driveway) Regulation Fee $91 $91 $91 $91 $91 $91 S0 sS0
Regional Sewer Connection Fee (Placer Co. Code Article 13.12) $7,057 $7,057 $7,057 $7,057 $7,057 $7,057 $31,199 $29,951
Local District Sewer Connection Fee (Placer Co. Code Article 13.12) $1,468 $1,468 $1,468 $1,468 $1,468 $1,468 $6,490 $6,230
PCWA Water Connection Charge® $17,307  $17,307  $17,307  $17,307 $6,923 $6,923 $43,268 $43,268
PCWA Meter Set Fee $326 $326 $326 $326 $326 $326 $383 $383
Placer County CIP - Dry Creek Zone (Placer Co. Code Article 15.28) $3,010 $804 $3,010 $3,010 $1,848 $1,848 $53,375 $152,032
SPRTA and Air Quality Mitigation Fee - Dry Creek Zone $667 $178 $667 $667 $410 $410 $11,828 $33,689
City/County Baseline Road Fee (Placer Co. Ordinance No. 5321-B) $727 $194 $727 $727 $446 $446 $12,892 $36,720
Placer County Parks and Recreation Facilities (Placer Co. Code Article 15.34) N/A N/A N/A N/A N/A N/A N/A N/A
Placer County Capital Facilities Fee (Placer Co. Code Article 15.30) $4,052 $2,661 $4,052 $4,052 $2,909 $2,909 $7,295 $11,204
Drainage - Dry Creek Watershed (Placer Co. Code Article 15.32) $212 $212 $212 $212 $135 $135 $491 $471
Subtotal Existing City/County Impact Fees $39,772  $34,215  $38,834  $38,267  $24,152  $24,152 $175,422 $321,986
Development Agreement/Plan Area Fees’
Enhancement of Agricultural Water Supply Fee® $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 - -
Highways 99 / 70 Riego Road Interchange Fee’ $300 $300 $300 $300 $184 $184 $5,756 $5,526
Roseville Traffic Mitigation Fee® $313 $313 $313 $313 $192 $192 - -
Tier Il Regional Traffic Fee $6,180 $1,650 $6,180 $6,180 $3,794 $3,794 $59,386 $85,147
PVSP Fee - Infrastructure Fee (Net)" $16,083 $9,782  $16,083  $15396  $10,845  $11,308 $149,232 $138,774
PVSP Fee - Supplemental Capital Facilities Fee N/A $579 $882 $882 $633 $633 $1,589 $2,446
PVSP Fee - Neighborhood Parks & Trails® N/A $2,494 $3,837 $3,300 $2,763 $2,763 - -
PVSP Fee - Community Parks & Recreation N/A $2,129 $3,275 $2,817 $2,358 $2,358 - -
Placer County Fire Impact Fee $1,275 $1,020 $1,020 $850 $765 $765 $3,179 $3,052
Annexation to CSA 28 or New CSA(Sewer Maint.)2 TBD TBD TBD TBD TBD TBD TBD TBD
btotal Devel Agr /Plan Area Fees $25,151  $19,267  $32,890  $31,037  $22,535  $22,998 $219,142 $234,945
School Fees
Center USD; Twin Rivers USD/Elverta JESD $9,810 $1,128 $7,848 $6,540 $5,886 $5,886 $6,234 $5,984
Subtotal School Fees $9,810 $1,128 $7,848 $6,540 $5,886 $5,886 $6,234 $5,984
Total Cost Burden (per Unit/Acre) $74,733  $54,610  $79,572  $75,844  $52,572  $53,035 $400,798 $562,915
Cost Burden as a % of Unit Sales Price® 14.23% 14.56% 15.16% 17.64% 16.69% 16.84%
Proposed Fee Deferal® ($6,180)  ($1,650)  ($6,180)  ($6,180)  ($3,794)  ($3,794) ($59,386) ($85,147)
Net Cost Burden (per Unit/Acre) $68,553  $52,960  $73,392  $69,664  $48,778  $49,241 $341,411 $477,768
Cost Burden as a % of Unit Sales Price® 13.06% 14.12% 13.98% 16.20% 15.49% 15.63%

Source: Placer County, City of Roseville, PCWA, and School Districts.

Footnotes:

*Assumes V-B Wood Frame construction type.
2Estimate from MacKay & Somps, exact amount TBD.
3 " . .

Assumes a 1" meter for non-residential.

“Assumes rates from Placer County PVSP Development Agreement, January 2007. Subject to adjustment as provided in the Development Agreement, if applicable.

®Assumes deferral of a portion of Tier Il and any other agreed upon fees, subject to future action by the Placer County Bond Screening Committee and Board of Supervisors.
®Assumes active adult will pay neighborhood park fee. Only 11 of the 22 acres is included in the fee program. Additional 11 acres is a cost burden born by the Developer.

This fee also includes the Dedication In-Lieu for 18 acres of parkland and funding for potential joint use facilities (excluding potential shared pool and gym facilities,

which are included in the Community Park Fee).

"Does not include any supplemental funding for Twin Rivers/Elverta. Subject to negotiations between the School District and the PVSP.

®Based on Total Cost Burden, prior to any fee deferral.

°A property will be subject to an additional Land Equalization Fee/Reimbursement to be administered by the Development Group and payable upon recordation of
small lot maps or approval of improvement plans pursuant to Section 2.5.7 of the Development Agreement. Properties within the SPA are not subject to the Land Equalization Fee

Reimbursement Program.

p portion of the HDR/CMU units are rental units with an assumed value of $175,000.

SpA not subject to this fee, unless upon election of a person or entity to rezone such property within the SPA to SPL-PVSP.

Prepared by DPFG

12/29/2014



Table 16
Placer Vineyards
PVSP Annual Sheriff Service Cost

Annual Annual
Quantities at Cost Per Cost Per
Buildout? Unit* Unit
A B C=A*B
Staffing
Sworn Staff Regular (1.2 per 1,000)
Lieutenant 1 $268,545 $268,545
Sgt./Investigation 6 $185,876 $1,115,256
Deputy Il - Investigation 3 $156,199 $468,597
Deputies - Patrol 23 $156,111 $3,590,553
Deputies - Traffic 3 $166,302 $498,906
Deputy Il - School Resources Officers 2 $147,828 $295,656
Non-Sworn Staff 38
Administrative Secretary 1 $89,971 $89,971
Administrative Clerk - Journey (1 SR/3 Alc) 2 $82,096 $164,192
Equipment Service Workers - Il 1 $85,189 $85,189
Community Service Officer - Il (CSO) 2 $105,134 $210,268
Subtotal Staffing 44 $6,787,133
Services & Programs
Sheriff Patrol OT/EH/Ret S/L 36 $6,642 $239,112
Comm Srv OT/EH/Ret S/L 2 $1,954 $3,908
Direct Supervision Overhead 38 $6,550 $248,900
Patrol Services/Supplies 36 $9,988 $359,568
Comm Services/Supplies 2 $8,618 $17,236
Administrative Overhead 44 $19,672 $865,568
Special Teams Program 36 $4,274 $153,864
Evidence Unit Program 36 $2,464 $88,704
Communications & Dispatch Services 36 $12,578 $452,808
Records 36 $4,181 $150,516
Vehicles 41 $19,103 $783,223
Helicopter 36 $2,380 $85,680
Subtotal Services & Programs $3,449,087
Building Maintenance (Sq.Ft.) 15,000 $13 $195,000
Other 44 $8,952 $393,888
Total $10,825,108
Offsetting Revenues/Adjustments3 ($145,000)
Total Annual Sheriff Urban Service Costs $10,680,108

Source: Placer County Sheriff Department.

Footnotes:
Per Sheriff Department FY13-14, 7/31/2014.
%Per a revised service level of 1.2 sworn officers per 1,000, and requested administration positions.

3Estimated offsetting revenues of approximatly 9% of total costs and special teams costs already allocated in baseline FIA.

Prepared by DPFG 12/29/2014



Table 17
Placer Vineyards
PVSP Annual Fire Service Cost with Ladder Truck

Annual
Item Cost’
PVSP Annual Fire Service Costs

West Station (100% Funding) -

East Station ( 85.82% Funding) -
Dispatch Costs -
Regional Overhead Costs -
Infrastructure, Vehicle, & Equipment Replacement -
Subtotal PVSP Annual Fire Service Cost $3,704,863
Ladder Truck? $643,650
Total PVSP Annual Fire Service Cost $4,348,513

Footnotes:

'Memo dated Sept. 3, 2013 from Assistant Director of Emergency Services, Rui Cunha.

’Placer Vineyard share of a full ladder truck is $1.5M * 85.82% = $1.28M. County
staff determined, Placer Vineyards would need to fund 50% of that share
because other developments will now fund the other portion. $1.28M * 50% = $643,650.

DPFG 12/29/2014
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DPFG

Table 20
Placer Vineyards
PVSP Annual Library Service Cost

Annual
Item Cost
Annual Library Service Costs
Staff $574,657
Program $265,000
Overhead $121,809
Other
Facility Maintenance $186,700
Library & Office Supplies $60,000
Equipment Replacement $10,000
Misc. Expenses S5,000
Mileage & Training $6,000
Total Annual Library Service Cost $1,229,166
PVSP Share (60.05%) $738,114

Source: Memo dated Sept. 15, 2014 from Library Director.

12/29/2014



Table 21

Placer Vineyards Public Facilities Financing Plan

Park District Ongoing Operations and Maintenance Costs

Total Annual
Quantity® Cost per Unit’ Cost
Residential/Nonresidential Cost Allocation®
Landscape Corridors Maintenance 81.4 acres $11,500.00 $936,100
Open Space Maintenance” 692.8 acres $560.00 $387,968
Open Space - Ranger Patrol 1.0 program $25,000.00 $25,000
SPA Separator Berm Maintenance 12.0 acres $13,600.00 $163,200
Open Space Drainage Basins/H,0 Quality Facilities 1.0 lump sum $75,000.00 $75,000
Class 1 Bike Path Maintenance 35.1 miles $9,000.00 $315,900
Multi-Purpose Trail Maintenance 7.2 miles $2,215.00 $15,948
Subtotal Costs $1,919,116
Repair/Replacement (sinking fund) (5%) $95,956
Services District Administration (10%) $191,912
County Administration (1%) $22,070
Subtotal Costs (Residential/Nonresidential Shared) $2,229,053
Residential Only Cost Allocation
Neighborhood/Community/Joint Use Parks Maintenance® 148.0 acres $10,300.00 $1,524,400
Multi-purpose Community Center Operations/Recreation Programing2 $800,000
Revenues from User Fees, Rentals, Programs5 ($400,000)
Joint Use Aquatic Center/Swimming PooI/Gymnasium2 $140,000
Revenues from User Fees, Rentals, Programs5 ($70,000)
Recreation and Park District Administration’ $275,000
Subtotal Costs $2,269,400
Repair/Replacement (sinking fund) (5%) $113,470
Services District Administration (10%) $226,940
County Administration (1%) $26,098
Subtotal Costs (Residential Only) $2,635,908
Total Community Services District Costs $4,864,961

Source: City of Roseville, MacKay & Somps, and Mike Shellito Training & Consulting.

Footnotes:

"Roadway street sweeping, leaf pick-up, and median maintenance is included in the separate annual roadway maintenance urban services estimate.
2Shellito Training and Consulting, Memo re: Recommendations for PVVSP Park, Recreation, and Open Space Plan; 2/11/2013.
%22 acres of park are considered private parks and will be maintained separately.

“Placeholder cost estimate from ECORP. Assumes $560/acre.

®Assumes 50% cost recover to be conservative. Shellito analysis estimates 75% at build out in the best case scenario.

cAll quantities are subject to verification prior to formation of the Park Services CFD.

"All costs will be subject to annual adjustments based on agreed upon index in the Rate and Method of Apportionment. Addition updates/adjustments
can be made to unit costs based on actual increases as each new zone or phase is established.

Prepared by DPFG

12/29/2014
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Table 23A

Placer Vineyards Public Facilities Financing Plan
Annual Special Taxes and Assessments - Center JUSD

Residential
Rate LDR - AA LDR MDR HDR CMU

Unit Price Estimate $375,000 $525,000 $430,000 $315,000 $315,000
Homeowner's Exemption ($7,000) ($7,000) ($7,000) ($7,000) (S7,000)
Assessed Value $368,000 $518,000 $423,000 $308,000 $308,000
Property Taxes
General Property Tax 1.0000% $3,680.00 $5,180.00 $4,230.00 $3,080.00 $3,080.00
Other Ad Valorem Taxes

Center Joint Unified B&I 1992 0.1905% $701.04 $986.79 $805.82 $586.74 $586.74
Total Property Taxes 1.1905% $4,381.04 $6,166.79 $5,035.82 $3,666.74 $3,666.74
Special Taxes and Assessments
Placer County Mosquito and Vector Control $25.32 $25.32 $25.32 $25.32 $25.32
Proposed Placer Vineyards Community Services CFD? $502.02 $502.02 $463.77 $133.87 $133.87
Proposed Placer Vineyards Parks & Rec. District cFD? $274.78 $422.73 $363.55 $304.37 $304.37
Proposed Placer Vineyards CFD (Infrastructure) $1,125.00 $1,685.00 $1,325.00 $1,125.00 $1,125.00
Total Special Taxes and Assessments $1,927.12 $2,635.08 $2,177.64 $1,588.56 $1,588.56
Total Tax Burden $6,308.16 $8,801.87 $7,213.46 $5,255.30 $5,255.30
Tax Burden as % of Home Price 1.68% 1.68% 1.68% 1.67% 1.67%
Sanitary Sewer Service Fee’ TBD TBD TBD TBD TBD

Source: Placer County.

Footnotes:

1Proposed, based on the PVSP Fiscal Impact Analysis and buffer.

“Annual sewer service is collected from the property tax bill. Placer Vineyards Owners Group will continue to discuss the
option of billing this service separate from the tax bill. Because this is a use fee, and not an assessment or special tax,
it does not count against the 2.0% tax burden.

3See Table 22 for allocation of costs and per unit rates.

Prepared by DPFG 12/29/2014



Table 23B

Placer Vineyards Public Facilities Financing Plan
Annual Special Taxes and Assessments - Twin Rivers USD/Elverta JUSD

Residential
Rate LDR - AA LDR MDR HDR CMU

Unit Price Estimate $375,000 $525,000 $430,000 $315,000 $315,000
Homeowner's Exemption ($7,000) ($7,000) ($7,000) ($7,000) (S7,000)
Assessed Value $368,000 $518,000 $423,000 $308,000 $308,000
Property Taxes
General Property Tax 1.0000% $3,680.00 $5,180.00 $4,230.00 $3,080.00 $3,080.00
Other Ad Valorem Taxes

Elverta Joint Elementry B&I 2002 0.0271% $99.73 $140.38 $114.63 $83.47 $83.47

Los Rios Jr College B&I 2002 0.0181% $66.61 $93.76 $76.56 $55.75 $55.75

Twin Rivers Joint Unified B&I 2002 0.0505% $185.84 $261.59 $213.62 $155.54 $155.54

Twin Rivers Joint Unified B&I 2002, Series 2008 0.0223% $82.06 $115.51 $94.33 $68.68 $68.68
Total Property Taxes 1.1180% $4,114.24 $5,791.24 $4,729.14 $3,443.44 $3,443.44
Special Taxes and Assessments
Placer County Mosquito and Vector Control $25.32 $25.32 $25.32 $25.32 $25.32
Proposed Placer Vineyards Community Services CFD? $502.02 $502.02 $463.77 $133.87 $133.87
Proposed Placer Vineyards Parks & Rec. District cFD? $274.78 $422.73 $363.55 $304.37 $304.37
Proposed Placer Vineyards CFD (Infrastructure) $1,125.00 $1,685.00 $1,325.00 $1,125.00 $1,125.00
Total Special Taxes and Assessments $1,927.12 $2,635.08 $2,177.64 $1,588.56 $1,588.56
Total Tax Burden $6,041.36 $8,426.32 $6,906.78 $5,032.00 $5,032.00
Tax Burden as % of Home Price 1.61% 1.61% 1.61% 1.60% 1.60%
Sanitary Sewer Service Fee’ TBD TBD TBD TBD TBD

Source: Placer County.

Footnotes:

1Proposed, based on the PVSP Fiscal Impact Analysis and buffer.

“Annual sewer service is collected from the property tax bill. Placer Vineyards Owners Group will continue to discuss the
option of billing this service separate from the tax bill. Because this is a use fee, and not an assessment or special tax,
it does not count against the 2.0% tax burden.

3See Table 22 for allocation of costs and per unit rates.

Prepared by DPFG 12/29/2014
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APPENDIX B



To:
From:
Date:

Subject:

PLACER COUNTY
OFFICE OF EMERGENCY SERVICES

MEMORANDUM
Al Johnson
Rui Cunha, Assistant Director of Emergency Services
September 3, 2013

Analysis and Recommendations on the latest DPFG Proposals.

The recommendations below represent the minimum acceptable infrastructure and service
standards for Placer County Fire. These recommendations are more efficient than any other
jurisdiction in the region (except the City of Lincoln); maintain the integrity of the mutual aid
system without over impacting any adjacent jurisdiction; meet General Plan guidelines for fire
service in support of urban development and are supportable to ISO.

Below is a summary of your latest proposals, staff’s analysis and recommendations:

1. Proposal to apportion the eastern station costs with PVSP assuming 60% of costs for the
facilities, vehicle and equipment costs is not supportable. Placer County staff can
support the recommendation below which eliminates interim station costs.

Analysis: An appropriate apportionment of east station infrastructure,
furnishings, vehicle and equipment costs is best computed based on population
served between Placer Vineyards and Riolo Vineyards. That apportionment is
85.82 to 14.18. The balance of the Dry Creek, Roseville or Antelope
communities share no apportionment as these communities have already
contributed appropriately to fire service infrastructure.

Discussion: The full cost of fire station infrastructure, furnishings, vehicles and
equipment are listed below:

Station Costs (No apportionment)

West East

Permanent Station $4,000,000 Permanent Station $4,000,000
Vehicles $588,000 Vehicles $1,588,000
Equipment $75,000 Equipment $75,000
Total: $4,663,000 $5,663,000

Grand Total:  W/O land costs: $10,326,000*

*This cost assumes the developer builds but retains ownership of interim
stations as needed and that furnishings are used in the permanent station once



completed. Additionally this assumes the cost of building permanent stations is
$400/square foot.

e Recommendation: PVOG appropriate share of station costs is $9,522,987
(54,663,000 + .8582*55,663,000). Riolo Vineyards appropriate share is
$803,013.

2. Proposal to reduce PVSP contribution for the Regional Fire Support Center and County
Interoperable Communications System from $6,035,460 to $5,000,000 is supported.

e Analysis: Regional fire service infrastructure costs are apportioned based on
projected future service population. Based on the most recent Fire Service
Capital Facilities Impact Fee Study, the future service population of the Placer
County Fire service area is projected to reach 195,807 by the time that the PVSP
area builds out.

e Discussion: Placer Vineyards total estimated service population, which includes
a factor for employment, is 34,995. The appropriate apportionment of the
Regional Fire Support Center and County Interoperable Communications System
costs to the PVSP development is 17.87% (34,995/195,807).

e Recommendation: The PVSP development one-time regional infrastructure
costs can be reduced from $6,035,460 to $4,448,153.

3. Proposal to apportion the eastern station service costs with PVSP assuming 60% of costs
for services is not supportable. Placer County staff can support the recommendation
below which eliminates the seasonal Type Ill engine company.

e Analysis: An appropriate apportionment of east station service costs is best
computed based on population served between Placer Vineyards and Riolo
Vineyards. That apportionment is 85.82 to 14.18. The balance of the Dry Creek,
Roseville or Antelope communities share no apportionment as these
communities are already contributed appropriately to fire service operating
costs.

e Discussion: The total cost of service at the Placer Vineyards east station is
projected to be $3,063,700. This includes personnel, operating and station,
vehicle and equipment replacement costs. This station will house a three
person engine company and a four person truck company. Combined with the
three person engine company at the Placer Vineyards west station, the Placer
Vineyards development enjoys the lowest number of firefighters per 1000
population in the region (not including the City of Lincoln). Applying an
appropriate apportionment, Placer Vineyards annual cost for the east station is
$2,629,267 and Riolo Vineyards cost is $434,432.

e Recommendation: The PVSP development annual fire service costs (considers
the appropriate east station contribution, the full west station contribution,
dispatch costs, regional overhead costs, and all infrastructure, vehicle and
equipment replacement) is $4,992,163.

Rui Cunha
Asst. Director of Emergency Services
Placer County Community Outreach /



Office of Emergency Services
(530) 886-4662
rcunha@placer.ca.gov
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