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1. INTRODUCTION AND SUMMARY

Introduction

The Village 1 Specific Plan, defined in this report as “Village 1,” “Project,” or “Specific Plan Area,”
is located on approximately 1,832 acres in the City of Lincoln (City) and partially in the County of
Placer (County), occupying land both north and south of State Route 193 (Highway 193). The
Village 1 boundaries were identified in the City’s adopted 2050 General Plan. The Village 1
Specific Plan (Specific Plan Document), Environmental Impact Report, and General Development
Plan were adopted by the Lincoln City Council in December 2012, Approximately 1,712 acres of
the Specific Plan Area were approved recently for annexation into the city limits by the County
Local Agency Formation Commission {LAFCO), and annexation is expected to be complete
{effective} by August 15, 2016. Map 1-1 shows Village 1 in its regionai context. Capitalized
terms used in this chapter are defined in various chapters throughout the remainder of this
document.

This Infrastructure and Public Facilities Financing Plan (Financing Plan) reflects a combined effort
by engineer and project manager, Frayji Design Group, and the City’s public finance consultant,
Economic & Planning Systems, Inc. The Financing Plan is composed of the following two
volumes:

+ Volume 1—Financing Plan Policy and Strategy
+« Volume 2—Infrastructure and Phasing Plan

This Financing Plan has been prepared as part of the Project’s entitlement and approval process.
Before consideration of this Financing Plan, the City previously approved the following series of
entitlements for the Project:

+ General Plan Amendment, dated July 9, 2013.
« Specific Plan Document, dated November 27, 2012.
« General Development Plan, dated December 11, 2012,

Following consideration of this Financing Plan, the City is anticipated to receive tentative
subdivision maps for its consideration, all of which fall within Village 1 and would be subject to
this Financing Plan.

This Financing Plan includes a description of the Village 1 land uses, a description of the
Backbone Infrastructure and Public Facilities, including cost estimates and phasing, proposed
funding sources, and an analysis of the financial feasibility of Village 1. In furtherance of the
Village 1 entitlement process, this Financing Plan provides the policy framework and technical
information to support adoption of the recommended financing mechanism(s) for constructing
Backbone Infrastructure and Public Facilities {as defined in Chapter 4) required to serve new
Village 1 development. Throughout this document, the term Facilities or Improvements also may
be used to describe the combination of Backbone Infrastructure and Public Facilities.

Economic & Planning Systems, Inc. 1 V1530001783068 incoh Viage 1 Fanomg Plan\esorts1 51068 2.doc
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This Financing Plan establishes the policy framework and evaluates the feasibility of Backbone
Infrastructure and Public Facility requirements for two project development thresholds; a
combined Phases 1 and 2 and Buildout (all phases).

Volume 2 of this document is an infrastructure and phasing plan, which establishes thresholds
and triggers for major elements of backbone infrastructure needed to serve Village 1. During
Project implementation, development will respond to market conditions and will occur in multipie
phases. The Infrastructure and Phasing Plan includes eight separate development phasing areas,
all of which may be developed independently of each other and in any order. The phasing areas
are based on the logical placement of infrastructure, utilities, and roads.

Economic & Planning Systems, Inc. (EPS) prepared Volume 1—Financing Plan Policy and Strategy
of this Financing Plan. Frayji Design Group, Inc., who prepared the engineering design and cost
estimates as of August 2016, prepared Volume 2—Infrastructure and Phasing Plan.

Village 1 Land Uses

Specific Plan Land Uses

The Specific Plan Area consists of approximately 50 to 60 parcels of different sizes owned by
several property owners that have varying development interests. As summarized by the City:

*[T]he Specific Plan identifies an integrated, multi-faceted community area with a
central core that gradually transitions to lower density development toward the
edges of the plan area and rural (county) interface. The Village 1 Specific Plan,
General Development Plan, and associated infrastructure master plan documents
detail the location and sizing of all backbone infrastructure necessary to support
development of the plan, consistent with the City’'s adopted General Plan. The
Village 1 Specific Plan and General Development Plan documents also identify the
development character, amenities, street sections, and trails which will be
developed as part of the Village 1 Specific Plan infrastructure obligations.”

As summarized above, the Specific Plan Area consists of approximately 1,832 acres of land
originally located 100 percent within the County. Recently, the City annexed approximately
1,712 acres of Village 1 property. At a future date, the City also may annex additional Village 1
areas if requested by Specific Plan Area property owners who were not subject to the first
annexation.

The owners of approximately 1,366.5 acres have jointly elected to participate in funding the
preparation of this Financing Plan. For purposes of this Financing Plan, any reference to the
Project references the portion of the Specific Plan Area participating in the Financing Plan. Once
annexed, future Specific Plan Area projects also would be subject to this Financing Plan. As
outlined in the Specific Plan Document, the Project is envisioned as a primarily residential
development with a small portion of the land dedicated to commercial mixed-use acreage.

Map 1-2 provides an overview of Project land uses, which are detailed in Table 2-1. This land
use information is based on a combination of existing tentative maps and average density
assumptions for remaining unmapped areas.

Economic & Planning Systems, Inc. 3 415200011 52068 Licols Viage 1 Francng PiAeponcs| 52068 12 dac
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Financing Plan Land Use Assumptions

The tand uses analyzed in the Financing Plan are less than the maximum permitted development
that was examined in the Specific Plan document and accompanying Environmental Impact
Report (EIR). Table 2-3 compares the land uses by land use type that were included in the
Financing Plan with those in the Specific Plan Document. There are two reasons the Financing
Plan land use totals are lower. First, not all the Specific Plan Area land uses are anticipated to
develop within the foreseeable future {e.g., 20 to 30 years). For this reason, certain properties
that may not develop within that timeframe have been excluded from the cost allocations and
calculations in this Financing Plan.

In reviewing the land use acreage and density information from initial Village 1 maps, it appears
as though these first several mapped projects are yielding fewer dwelling units per developable
acre as compared to the original Specific Plan Document amounts, Consequently, so the
estimates in this Financing Plan are not overstated, the Frayji Design Group, Inc., used the
average yields from the first tentative subdivision maps and the remaining developable acreage
to inform estimated units on remaining unmapped Project properties.

Land Use Phasing

Development of the Project is anticipated to take place over eight phases. Table 1-1 shows the
developable land uses of the Project by phase.

The Infrastructure and Phasing Plan, as completed by Frayji Design Group, Inc., establishes a
conceptual phasing plan for the major backbone infrastructure needed to serve the Project. The
Infrastructure and Phasing Plan and Specific Plan Document establish infrastructure requirements
for development of each phase of the Project, which may occur in any order. After initiation of
the Project, development will respond to market conditions and will occur in multiple phases.
Map 2-1 shows the preliminary phasing plan for the Project.

Improvement Costs and Funding Sources

Buildout of Village 1 will require construction of storm drainage, sewer, water, roadways, and a
variety of other public facilities. Cost estimates for required Backbone Infrastructure and Other
Public Facilities have been derived from a combination of available preliminary engineering data
provided by Frayji Design Group, Inc., as well as by information from the City’s existing Public
Facilities Element {PFE) Fee Program, EPS, and other sources.

Backbone Infrastructure and Public Facilities Costs

Table 1-2 summarizes the costs of Backbone Infrastructure and other Public Facilities required
to serve a combination of Phases 1 and 2 and buildout of Village 1. At buildout, Backbone
Infrastructure and Other Public Facilities are estimated to cost approximately $350 million
(2016 $). These costs do not include the costs of in-tract and other subdivision-specific
improvements, which will be financed privately.

As is typical in many new growth areas, the costs of Backbone Infrastructure and Other Public
facilities for initial Phases 1 and 2 development is high. Facilities costs for Phases 1 and 2 total

Economic & Planning Systems, Inc. 5 1570001157088 Lot Vdsge 1 Fencmg Pon\ie o I S1088 3.0
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Table 1-2
Lincoln Village | Financing Plan
Village 1 Infrastructure Cost Summary

DRAFT

Total Cost Total Cost
Cost Category Phases 1 and 2 at Buildout
Infrastructure
Potable Water $3,993,400 $9,083,300
Drainage $5,764,300 $11,229,800
Wastewater $2,699,700 $4,821,800
Roadways $19,621,900 $71,610,600
Nonpotable Water $1,093,200 $2,870,600
Frontage Landscaping $569,000 $3,463,200
Trails $753,600 $2,632,700
Total Infrastructure $34,495,100 $105,712,900
Other PFE Funded Infrastructure
Water $7,297,360 $24,261,748
Drainage $297,752 $0
Wastewater $6,830,045 $26,607,377
Roadways $312,770 $0
Total Other PFE Funded Infrastructure $14,737,928 $50,869,125
Public Facilities
Police $1,198,915 $4,460,078
Fire $608,283 $2,263,639
Solid Waste $875,358 $3,255,247
Administration Facilities $1,061,256 $3,947,038
Parks and Trails
Neighborhood Parks
Neighborhood Parks Land Acquisition $1,962,900 $6,545,400
Neighborhood Parks Devetopment $5,299,700 $17,672,700
Total Neighborhood Parks $7.262,600 $24,218,100
Regional Parks
Regional Parks Land Acquisition - $800,000
Regional Park Development $1,350,164 $10,553,365
Total Regional Parks $1,350,164 $11,353,365
Total Parks $8,612,764 $35,571,465
Schools $10,098,960 $32,340,162
Total Public Facilities $22,455,536 $81,837,630
Other
Financing Plan Reimbursement $352,619 $975,000
All Other $32,840,240 $110,905,426
Total Other $33,192,859 $110,905,426
Total $104,881,423 $350,300,081

Saurce: Frayji Design Group; City of Lincoln; and EPS.

Prepared by EPS 8/9/2016

cost
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approximately $105 million. Phases 1 and 2 costs are disproporticnately higher on a per-
developable-acreage basis as compared to the remainder of the Village 1 development phases.
This fact influenced the features of the proposed plan area fee program for Village 1.

Summary of Funding Sources for Village 1

As shown in Table 1-3, total Improvement costs at Project buildout equal approximately

$355.6 million (2016 $). Of these costs, $103.1 million is expected to be funded by the Village 1
Plan Area Fee Program, and $280.1 million is expected to be funded by existing and proposed
City, County, and Other Agency fee programs.

The Phases 1 and 2 costs are estimated at $106.5 million. Of these costs, $37.6 million is
expected to be funded by the Village 1 Plan Area Fee Program, and $68.9 million is expected to
be funded by existing and proposed City, County, and Other Agency fee programs.

Financing Strategy Overview

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

Factors Influencing the Financing Plan

The process of developing the Financing Plan included the following important considerations:
+ Large number of property owners and diversity of ownership interests,

+ Amount of major infrastructure required in the early phases of development (particularly
Phases 1 and 2).

* Mix of land uses.

Purpose and Goals of the Financing Plan

Given the above identified factors, the Financing Plan sets forth a plan te finance the Backbone
Infrastructure and Other Public Facilities required to serve Village 1, subject to the terms and
conditions worked out between the Village 1 property owners and the City, including those
specific conditions that will be identified in the Development Agreement (DA). The Financing
Plan articulates the financing strategy such that each property owner/investor can achieve the
following goals:

+ Ability to achieve final end-use, on-site vertical development.

+ Develop his or her respective property independently without relying on others to proceed (to
the greatest extent physically and feasibly possible).

+ Maximize available financial resources to optimize development returns, while creating a
community with City-desired amenities.

Economic & Planning Systems, Inc. 8 21152000\ 52068 Uoln Vg 1 Farmg Fom\Sapats 2568 - doc
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Lincoln Village 1 Infrastructure and Public Facilities Financing Plan
Public Review Draft Report August 2016

In addition, the Financing Plan identifies several City and property owner policies that informed
the financing strategy. Those City and property owner policies are more specifically listed in
Chapter 3.

Sources of Funding

Several different funding sources will be used to fund Backbone Infrastructure and Public
Facilities required to serve the Project, Figure 1-1 shows a combination of funding sources that
will be used to fund various Improvements throughout buildaout of Village 1. Initially, the
developer will be required to fund and construct many of the required Improvements with private
funding until public funding becomes available. Public funding sources primarily will be used to
reimburse the developer for advance-funding Improvements and to ensure development that
occurs at a later time ultimately pays its proportionate share for the required Improvements.

Existing and Potential Fee Programs

The City, County, and Other Agencies serving Village 1 have several existing development impact
fee programs to fund all or a portion of the costs for regional roadways, water, sewer, schools,
and other capital facilities. Existing and potential future fee programs are discussed in detail in
Chapters 5 and 6.

Existing City, County, and Other Agency fee programs that will fund a portion of Village 1
Backbone Infrastructure and Other Public Facility obligations include the following programs:

¢ Placer County Water Agency (PCWA) Water Connection Charges

¢ South Placer Regiona! Transportation Authority (SPRTA) Tier [ Fee
« South Placer Regional Transportaticn Authority (SPRTA) Tier II Fee
+ Placer County Capital Facilities Fee (CFF) Program.

« Western Placer Unified School District Fee
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Lincoln Village 1 Infrastructure and Public Facilities Financing Plan
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The existing fees listed above will be paid at various entitlement stages.! Many of the Village 1
Improvements are included in the capital improvement programs (CIPs) of these existing fee
programs. In those cases, developers who build eligible Improvements would receive a credit or
reimbursement from the fee program based on such credit and reimbursement policies in place
at the time these improvements are completed.

City PFE Program

The City currently imposes a PFE fee on all new development projects in the City. Village 1
development also will be subject to the PFE Program, which consists of the following fee
elements;

s Sewer Connection

«  Water Connection

¢ Transportation

o Drainage

¢ Community Services Fee:
— Park Construction
— Police
— Fire
— City Administration
— Library
— Solid Waste

Periodically, the City will update its PFE Program. At the time of this Financing Plan, the City was
in the process of preparing a PFE Program update.

PFE Program in Village 1

with the latest update, the City will reflect updated development and cost estimates for PFE
Program infrastructure. The PFE Program update also will identify how PFE Program fees from
Village 1 will be used to fund certain PFE Program facilities in Village 1 and will identify when the
City would issue PFE Pragram fee credits for completed, eligible PFE Program improvements.
New Village 1 development will be conditioned to construct several PFE facilities and because the
proposed Village 1 Plan Area Fee will include certain fee elements that would otherwise overlap
with City PFE Program facilities (e.g., neighborhood parks and trails).

Because specific Village 1 Backbone Infrastructure and Other Public Facilities are being funded
through the Village 1 Plan Area Fee Program, the City will not need to collect PFE Program fees
for those improvements. Both neighborhood parks and trails will be funded through the Village 1
Plan Area Fee and will not be collected with the PFE Program

PFE Credits for Direct Construction of PFE Program Facilities
The Village 1 Backbone Infrastructure and Other Public Facilities identified in the Infrastructure
Plan and included in this Financing Plan include specific facilities that are eligible to be funded

1 Most development impact fees are due at building permit. It is possible that one or more agencies
will or may change their fee collection procedures to collect impact fees at a iater or earlier time than
before building permit issuance.
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through the City’s PFE Program. Any Village 1 constructing entity that constructs an eligible PFE
Program improvement will be able to obtain fee credits against the PFE Program fee. A
constructing entity’s ability to receive PFE Program credits and reimbursements will be subject to
the PFE Critical Facilities Set-Aside as described in more detail in Chapter 5.

Pooling of Village 1 PFE Program Revenues for Village 1 Infrastructure Construction

Construction of PFE Program improvements in later Village 1 development phases may be
concurrent with payment of Village 1 fees by builders in those subsequent Village 1 development
phases. To facilitate completion of PFE Program improvements, the City separately will account
for and will make available PFE Program fees to fund PFE Program improvements in Village 1.
PFE Program fees made available by the City are composed of the core improvements
(transportation, water, sewer, stormwater) less any portions of those fee components needed for
critical facilities as described in Chapter 5.

New Village 1 Plan Area Fees

This Financing Plan includes a new fee program that will be applicable to all Village 1
development and will be called the Village 1 Plan Area Fee Program (hereinafter, referred to as
“Village 1 Plan Area Fee,” “Plan Area Fee Program,” or "Plan Area Fee”). The Plan Area Fee
Program is an integral element of this Financing Plan, given the number of Village 1 property
owners and their respective property interests. Because mast, if not ail, Improvements are
anticipated to be constructed by one or more Village 1 property owner in varying amounts
relative to their proportional obligation to such improvements, the Plan Area Fee acts as the
equalizing mechanism by establishing the proportionate share for Improvements for all Village 1
land uses subject to the Plan Area Fee Program.

The Village 1 Plan Area Fee Program will be a City-implemented plan area-specific development
impact fee program applicable only to Village 1 land uses. The Village 1 Plan Area Fee, and all
amendments and updates to the Plan Area Fee Program, will be implemented by the City
consistent with the provisions of the DA. The City is anticipated te enter into a DA with each
Village 1 property owner who wishes to move forward with development of his or her property.

The Village 1 Plan Area Fee will be independent and separate from all other City, County, other
agency, or regional development impact fees that will be applicable to Village 1 development.
The provisions for development and implementation of the Village 1 Plan Area Fee will be further
outlined and described in the DA, which may include additional exhibits detailing the Plan Area
Fee Program. The Plan Area Fee Program will include the following four components:

e Infrastructure Fee.

+ Neighborhood Park Development Fee.

+ Neighborhood Park Land Acquisition Fee.
+ Administration Fee.

Although briefly described in this chapter, Chapter 6 has a more complete description of the
proposed Plan Area Fee Program.

Infrastructure Fee Component
The Village 1 Plan Area Fee Infrastructure Component contains the following categories of
improvements and costs:
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+ Roadway facilities.

« Sanitary sewer facilities.

« Potable water facilities.

« Nonpotable water facilities.
¢ Storm drainage facilities.

« Trail facilities.

+» Other Village 1 facilities.

Neighborhood Park Development Fee Component

The Village 1 Plan Area Fee Neighborhood Parks Component will fund development of all
neighborhood and pocket parks in the Project. By funding neighborhood park development
through the Plan Area Fee Program, Village 1 development will not pay the neighbarhocd park
component of the PFE Program.

Neighborhood Park Land Acquisition Fee Component
The Village 1 Plan Area Fee Neighborhood Parks Land Acquisition Component will fund the
acquisition of neighborhood park land in the Project.

Administration Fee Component

The Village 1 Plan Area Fee Administration Compconent will fund the City’s costs of collecting fees,
tracking fee program reimbursements and fee credits, and periadically updating the Plan Area
Fee Program.

Although expressed on a per-unit basis in this Financing Plan, the Village 1 Plan Area Fee will be
implemented and charged per developable acre. In this manner, the City does not have to worry
about whether any particular property is yielding more or less than the average density assumed
when the Plan Area Fee Program calculations were completed. Because the Village 1 Plan Area
Fees will be implemented per developable acre, the actual fee, when expressed on a per-unit
basis, may vary from property to property, depending on their relative densities.

The Village 1 Plan Area Fee information in the Financing Plan is based on the best infrastructure
improvement cost estimates, funding source information, administrative cost estimates, and land
use information available at this time. As costs, land uses, and other fee program information
changes over time, the Village 1 Plan Area Fee will be updated to account for these changes as
and when such updates are required by this fee program.

Plan Area Fee Program Phases | and 2 Initial Base Fee

Relative to prospective development in all other Village 1 phases, Phases 1 and 2 will be required
to advance-fund a greater amount of Backbone Infrastructure and Other Public Facilities. When
the Phases 1 and 2 Backbone Infrastructure is complete, Phases 1 and 2 developers will have
expended more than their proportionate share of costs. As an example, the average cost per
developable acre of infrastructure completed in Phases 1 and 2 may be $105,000; whereas, if
the City or another party had constructed all of the infrastructure and Phases 1 and 2 were
allowed to pay the Village 1 Plan Area Fee, the obligation would be only $80,000 per developable
acre.

Given the Phases 1 and 2 oversizing, the City will implement an Initial Base Fee element in the
Village 1 Plan Area Fee Infrastructure Component, designed to achieve the following purposes:
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1. Ensure all Phases 1 and 2 property owners will bear a proportional share of Backbone
Infrastructure oversizing (whether through direct construction of infrastructure or payment of
the Village 1 Plan Area Fee).

2. Provide an opportunity to recalculate the Initial Base Fee following completion of Phases 1
and 2 infrastructure.

3. Ensure Phases 1 and 2 property owners are reimbursed for infrastructure oversizing before
subsequent Village 1 phases are afforded the same privilege.

The City will continue to collect the Initial Base Fee from subsequent Village 1 phases (after
Phases 1 and 2) until such time as the Phases 1 and 2 property owners have been reimbursed
back to their proportionate share of backbone infrastructure as determined by the Specific Plan
Area Infrastructure Component. As described herein, the Phases 1 and 2 property owners’
proportionate share of the Village 1 Plan Area Fee obligation will be subject to change based on
annual adjustments to the Village 1 Plan Area Fee and will be recalculated and updated at the
conclusion of Phases 1 and 2. Chapter 6 includes a more complete description of the Initial
Base Fee and the ability of Village 1 property owners to obtain fee reimbursements and fee
credits related to the Village 1 Plan Area Fee Infrastructure Component.

New Land-Secured Financing Mechanisms

Although the Village 1 Backbone Infrastructure and Other Public Facilities primarily are included
in fee programs, major improvements may be required at the onset of each stage of
development. Mello-Roos Community Facilities Districts {CFDs) or Assessment Districts may be
used to provide public land-secured debt financing for some of these improvements.:

¢ Mello-Roos CFDs. The Mello-Roos Community Facilities Act of 1982 enables public agencies
to form CFDs and levy a special tax on property owners in those CFDs. These special taxes
may be used to pay debt service on CFD bonds or to finance public improvements directly on
a pay-as-you-go (PAYGO) basis.

+« Assessment Districts. California statutes give local governments the authority to levy
several special assessments for specific public improvements such as streets, storm drains,
sewers, streetlights, curbs, gutters, and sidewalks. The agency creates a special Assessment
District that defines both the area to benefit from the improvements and the properties that
will pay for the improvements.

Mello-Roos CFDs tend to be favored over Assessment Districts because Assessment Districts
need to establish special benefit to those being assessed, which can be more challenging than
the Mello-Roos requirement of establishing general benefit of facilities. One alternative that uses
the fixed-lien obligation of an Assessment District is that the City is a participant in the Statewide
Community Infrastructure Program (SCIP), which is administered by the California Statewide
Community Development Authority {CSCDA).

Participation and Use of Land-Secured Financing Proceeds

While the DA will permit participation in one or more Mello-Roos CFDs or SCIPs to finance fees or
infrastructure, participation by any Village 1 property owner is voluntary. Certain property
owners may wish to finance construction of Backbone Infrastructure and Other Public Facilities
through cash, equity, or other forms of debt rather than through the use of land-secured
financing through a City CFD or through SCIP.
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Generally speaking, CFD bond proceeds will be used to fund those Backbone Infrastructure and
Other Public Facilities that are completed first or for which the original payment to the contractor
has been outstanding the longest. As such, the financing sources and uses schedules in this
Financing Plan do not specify exactly where CFD financing wil! used in specific amounts for
specific facilities. In this manner, the City and Village 1 property owners maintain flexibility to
use CFD bond proceeds for the most critical Village 1 improvements.

The City and Village 1 property owners are considering whether an extended-term infrastructure
CFD may have merit for the Village 1 financing strategy. Any decisions related to this CFD
feature will be identified in the DA or negotiated during the CFD formation process.

Other Financing Sources

In addition to the specific funding sources identified herein, the City and other agencies will
continue to rely on several other funding sources to the extent necessary and available, including
the following categories:

« Matching State School Funding/Other School Funding. In addition to scheol district
impact fees, school facilities may be funded through a combination of the School Facility
Improvement District CFD, State of California (State) grant programs (i.e., State School
Facilities Program [SFP]), and potentially other local funding mechanisms such as any
approved General Obligation (GO) bonds.

s Private Developer Funding. Certain facilities may be funded directly by private developer
funding and may not be included in any of the aforementioned financing mechanisms.

¢« Developer Advances. The Financing Plan anticipates developer advances will finance

Backbone Infrastructure and Other Public Facilities needed in the initial phases of the Project
and before the collection of fees or other revenue sources. The Financing Plan describes how
fee credits or reimbursements for Facilities otherwise funded by fee programs will be
available if developers fund or construct fee-funded facilities. This premise applies to
Facilities in all development impact fee programs, including the new Village 1 Plan Area Fees
and the City's existing PFE Program. Developer advances also will be reimbursed as the City
acquires facilities through the Mello-Roos CFD(s).

e Other Funding Sources to fund Backbone Infrastructure and Public Facilities costs will be
examined. State and federal grant and loan programs are available from State and local
governments to finance a variety of public facilities, including sewer, water, parks, bridges,
interchanges, and public safety. The availability of these grants and loans and the selection
criteria vary from year to year. For example, oppcrtunities may include federal and State
highway funding or other federal/State funding for transit facilities and equipment and major
freeway interchanges. Federal and State funding sources also may be available for trails and
other vehicle-miles-traveled {(VMT) reduction strategies. To the extent that improvements
necessary for Village 1 development qualify for these programs, the available funds could be
used to augment, or fully or partially offset, Facilities costs,

Summary of Feasibility Analyses

This Financing Plan includes the following two methods for evaluating the financial feasibility of
the propcsed Project:
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s Total Infrastructure Cost Burden of Major Infrastructure.
+« Total Taxes and Assessments as a Percentage of Sales Price.

To be considered financially feasible, the Project should meet both of the feasibility tests. It is
important to note that these feasibility metrics, described in further detail below, should be
considered initial diagnostics, offering a general indicator of whether or not a project is likely to
meet financial feasibility criteria, or whether measures should be taken to improve viability either

through a reduction_in cost burdens, identification of other funding sources, or other approaches.

The purpose of the Total Infrastructure Cost Burden of Major Infrastructure feasibility test is to
assess the financial feasibility of the Project, given all current and proposed fees, and the
additional burden of Project-specific infrastructure costs. If a Project-specific fee (plan area fee)
is chosen as the means to fund infrastructure costs not covered by existing or proposed financing
programs, this feasibility test assesses the additional fee burden on residentia! dwelling units.

It is common for developers of major development projects to advance-fund and carry
infrastructure costs for some length of time. The impact of the land developer’s cost burden
depends on several factors, including the timeframe for the reimbursements and the extent to
which full reimbursement is received, either through public funding programs or through
adjustments in land sales prices.

Village 1 infrastructure cost burdens appear to be feasible, albeit at the upper end of the range
of feasibility indicators. The infrastructure cost burdens indicated in this Financing Plan could
change for several reasons, including cost reductions resulting from final design and project bids,
a change in estimated valuations with changing market conditions, or one developer advances a
mix of land uses where a cross-subsidization of cost burdens might occur.

Organization of Volume 1

In addition to this introductory chapter, Volume 1 of this Financing Plan contains the following
chapters:

e Chapter 2 summarizes the proposed Village 1 land uses.
+« Chapter 3 provides a summary of the Financing Plan policy and financing framework.

» Chapter 4 describes the Improvements and estimated costs of Village 1 Backbone
Infrastructure and Other Public Facilities.

¢ Chapter 5 describes the overall financing strategy and funding sources for Village 1.
» Chapter 6 describes the proposed Plan Area Fee Program.
¢ Chapter 7 provides a summary of Financing Plan feasibility.

« Chapter 8 cutlines the funding mechanisms for operation and maintenance of public facilities
in the Village 1 Project.

¢ Chapter 9 reviews implementation procedures for the Financing Plan.
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These appendices also are included in this Volume 1 of the Financing Plan:

+« Appendix A contains the Backbone Infrastructure and Other Public Facilities cost estimates,
provided by Frayji Design Group, Inc.

+ Appendix B contains the neighborhood park development cost estimates and land
acquisition cost estimates, provided by Frayji Design Group, Inc.

» Appendix C includes estimates of Village 1 payments of City PFE Program fees.
+ Appendix D includes estimates of Village 1 payments of City and other agency fees.

e Appendix E includes calculations for the Financing Plan Reimbursement Obligation, as
provided by Frayji Design Group, Inc.
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2. LAND USE

Land Use Assumptions

In its entirety, the Village 1 Specific Plan Area (Specific Plan Area) consists of approximately
1,832 acres of land originally located 100 percent within the County of Placer {County).
Recently, the City annexed approximately 1,700 acres of Village 1 Specific Plan property. At a
future date, the City also may annex additional Village 1 areas if requested by Village 1 Specific
Plan property owners who were not subject to the first annexation.

The owners of approximately 1,366.5 acres have jointly elected to participate in funding the
preparation of this Village 1 Public Facilities Financing Plan (Financing Plan). For purposes of this
Financing Plan, any reference to the Village 1 Project (Project) references the portion of the
Specific Plan Area participating in the Financing Plan. Once annexed, future Specific Plan Area
projects also would be subject to this Financing Plan. As outlined in the Village 1 Specific Plan
document {Specific Plan Document), the Project is envisioned as a primarily residential
development with a small portion of the land dedicated to commercial mixed-use acreage.

Map 1-2 in the previous chapter provides an overview of Project land uses, which are detailed in
Table 2-1. This land use information is based on average density assumptions. Table 2-2
details the estimated population at buildout resulting from the development of the Project

Developable Land Use Assumptions

For purposes of this Financing Plan, developable land uses include residential and nonresidential
commercial mixed-use acres. Some of the funding mechanisms described herein will be
collected on a developable acreage basis. For purposes of this Financing Plan, developable
acreage will be defined as that area within a project, map, or subdivision that excludes only
major streets rights of way, parks, open space, schools, or other dedications to public agencies.
Public and other land uses include public and quasi-public land uses such as parks and public
schools that will be exempt from paying fees or special taxes.

Residential Development

This Financing Plan includes approximately 4,508 units over almost 915.5 developable acres of
land in the Project. As described later in this chapter, these amounts are less than the maximum
allowable development that was analyzed in the Project’s environmental documentation. The
Project’s 915.5 residential acres include the following residential uses:

¢ Approximately 469 very low-density village country estates over 234.2 acres. These very
low-density units have an average density of approximately 2 units per acre.

e Approximately 2,090 low-density units envisioned to include detached products at an
average density of approximately 4 dwelling units per acre.
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+ Approximately 728 medium-density units at an average density of approximately 8 dwelling
units per acre.

s Approximately 519 high-density units over 28.8 acres. The high-density units have an
average density of approximately 18 units per acre.

Nonresidential Development

The Project includes 39.0 acres of commercial mixed-use development. For purposes of this
Financing Plan, it is assumed that the mixed-use acreage develops fully as residential, with a
unit-per-acre assumption of 18 units per acre, for a total of 702 units. Further, any
nonresidential uses that develop are assumed to generate the same demand for infrastructure as
high-density residential uses,

Specific Plan Land Uses

The land uses as described above and analyzed in the Financing Plan are less than the maximum
permitted development that was examined in the Specific Plan document and accompanying
Environmental Impact Report (EIR). Table 2-3 compares the land uses by land use type that
were included in the Financing Plan with those in the Specific Plan Document. There are two
reasons the Financing Plan land use totals are lower. First, not all the Specific Plan Area land
uses are anticipated to develop within the foreseeable future (e.g., 20 to 30 years). For this
reason, certain properties that may not develop within that time frame have been excluded from
the cost allocations and calculations in this Financing Plan. In addition, the City already has
approved and/or is currently reviewing tentative subdivision maps for the first approximately
1,000 to 1,400 single-family dwelling units. In reviewing the land use acreage and density
information, it appears as though these first several tentative mapped projects are yielding fewer
dwelling units per developable acre as campared to the original estimates in the Specific Plan
Document. Consequently, so the estimates in this Financing Plan are not overstated, the Frayji
Design Group used the average yields from the first tentative subdivision maps and the
remaining developable acreage to inform estimated units on remaining unmapped Project
properties.

Land Use Phasing

Development of the Project is anticipated to take place over eight phases. Table 1-1in
Chapter 1 shows the developable land uses of the Project by phase.

The Infrastructure Plan, as completed by Frayji Design Group, Inc., establishes a conceptual
phasing plan for the major backbaone infrastructure needed to serve the Project. The
Infrastructure Plan and Specific Plan establish infrastructure requirements for the development of
each phase of the Project, which may occur in any order. After initiation of the Project,
development will respond to market conditions and will occur in multiple phases. Map 2-1
shows the preliminary phasing plan for the Project.
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LONG AS NEEDED INFRASTRUCTURE TO SUPPQRT DEVELOPMENT IS IN PLACE.
o T s A ° ° ° 87 nzo +  IMPROVEMENTS SHOWN PER PHASE WILL REQUIRE COMPLETION PRIOR TO
3 wozozon o poms = 5 o P 2012 %I#Irje THE BUILDING PERMIT OF THE FINAL LOT SHOWN IN THE CUMULATIVE
o [ [Nl [z02z.2023] w1 2 w | 15 | e | en 2685 +  APPROXIMATE NUMBER OF DWELLING LUNITS ARE A PROJECTION AND ARE
1 SUBJECT TO ECONOMY AND OTHER FACTORS.
5 2024-2025, 40 128 228 g2 158 27 3602
T 2026-2027| 18 455 105 0 164 742 4344
T 2028-2029 23 o [1] 0 [} 92 4437
|
8 2030-2031 0 a 7 1] [} kAl 4508

* PROJECTED FINAL MAPS TO BE APPROVED-SUBJECT TO CHANGE.
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DESIGN GROUP, INC.
1540 iurcka Road Ste. 100 (916) 782.3000 [hnng
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Map 2-1
Village 1 Phasing (Based on Approved Specific Plan) Disisimer [ ‘,qf.iﬁ.pj_\f_i'.f'\’-f-,'.’;’[,’ii-ﬂ".;%

This Exhibit is based on Specific Plan and Conceptual Design, @r
Revisad 7/26/2016 Finals Costs will be based on Final Improvement Plans.
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3. PROJECT POLICY AND PUBLIC FACILITY FINANCING
FRAMEWORK

This chapter describes the policy and financing framework that shaped the financing strategy
included in this Financing Plan. This chapter describes each of the following concepts:

+» Project Approval and City Annexation.

¢« Development Agreements and Subsequent Entitlements.
s Future Discretionary Project Approvals.

+ Financing Purpose, Goals, and Policies.

Policy Framework

The ability for Village 1 property to develop is governed by several City agreements, policies, and
approvals. The following sections summarize these actions taken for the Project.

Specific Plan Document Approval and City Annexation

The Project has received a series of land use approvals and entitlements from the City, including
the following items:

« General Plan Amendment, dated July 9, 2013.
o Specific Plan Document, dated November 27, 2012.
« General Development Plan, dated December 11, 2012.

Along with City approval of the Specific Plan Document, the City also certified the EIR and
adopted a Mitigation and Monitoring Program for the Project. At the time of City actions, the
Project was approved subject to agreement between the City and County on a tax-sharing
agreement for annexation of the property into the City. The City and County reached agreement
on tax sharing, and the property was annexed into the City in 2016.

Adoption of the Specific Plan Document established zoning of the property, the land use plan and
corresponding development standards, the circulation system, the plan for services and utilities,
and the plan for implementation and financing.

Development Agreements and Subsequent Entitlements

Development in Village 1 is subject to approval of subsequent entitlements and will be governed
by a series of development entitlements between the City and the property owners. Subsequent
entitlements will be governed by the Village 1 General Development Plan(s), Tentative
Subdivision Maps, Specific Development Plans, Development Permits, and Development
Agreements and Design Review of individual project proposals.2 In addition to the typical
subdivision mapping process, one of the first subsequent entitiements will be a Development

2 village 1 Specific Plan, dated July 2013.

ECOnOmiC & P’anning SyStemS, Inc. 26 P\ IS2000\152068 Lingoin ¥age 1 Fmpneing Plan\Reports| 152068 o2 docs



Lincoln Village 1 Infrastructure and Public Facilities Financing Plan
Public Review Draft Report August 2016

Agreement (DA), which the City will enter into with each Village 1 property owner after their
respective property seeks to receive land use entitiement approvals. The DA will vest certain
rights of the property owners and of the City and commits each party to the agreements to
subsequent actions before Village 1 development may proceed. The DA is anticipated to identify
City policy direction related to implementation of the Project. Among other items, the DA will
refer to and require participation in a single Financing Plan that covers the entire Project. The
Financing Plan must be approved by the City before City Council acceptance of the first Village 1
small lot final map. The Financing Plan is required to describe the financing strategy and
mechanisms to fund backbone infrastructure and public facilities needed to serve new Village 1
development.

Future Discretionary Project Approvals

In addition to the anticipated creation of a DA, future Village 1 development will be subject to
the following future discretionary City project approvals:

e Project-level design review.
s Subdivisions (e.g., tentative maps, large lot final maps, final small ot maps).
+ Building permits (this is @ ministerial action rather than discretionary).

Financing Plan Policy Guidance

The financing strategy included in this Financing Plan has been guided by existing City policies
and practices, by the Specific Plan Document, by the Frayji Design Group Infrastructure Plan
document (Infrastructure Plan), and by participating Village 1 property owners. The fact that the
Project consists of multiple property owners has influenced and shaped the policies summarized
in this chapter and the method and blend of public financing mechanisms described in this
Financing Plan. Although certain public financing methods for Village 1 may vary from those that
may be employed in another single-owner master-planned City project, the results will be the
same in that new Village 1 development will conform to the City’'s General Plan requirements and
will be consistent with the City’s vision in the Specific Plan Document, The public financing
methods described herein also are consistent with industry-standard best practices and are
similar to approaches used under similar circumstances by neighboring jurisdictions in the
Sacramento Region.

Financing Objectives and Policies

A set of Financing Objectives and Policies defines the “rules” regarding the funding and
construction of infrastructure and the phasing of development in Village 1. Village 1
development shall be consistent with the following goals and policies, which are anticipated to be
incorporated as Conditions of Approval for subsequent project entitlements. These goals and
policies clarify the approach for developing required infrastructure as each project or tentative
subdivision map moves forward.
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Financing Plan Purpose, Goals, and Policies

Purpose

The purpose of the Financing Plan is to identify the appropriate financing mechanisms to fund the
necessary backbone infrastructure and other public facilities costs required to serve the Project.
The identified financing mechanisms are flexible enough to ensure the required improvements
are constructed when necessary. The financing mechanisms ultimately used and, potentially,
which ones are used at various times, will depend on the types and timing of the needed
facilities.

Financing Plan Goals

The elements of the Financing Plan must work together to provide the optimal balance of fee,
bond, and private financing to not burden undeveloped land while assuring that necessary
facilities are constructed when needed. The Financing Plan articulates the financing strategy
such that each property owner/investor can achieve the following goals:

» Ability to achieve final end-use, on-site vertical development.

e Develop his or her respective property independently without relying on others to proceed (to
the greatest extent physically and feasibly possible}).

+ Maximize available financial resources to optimize development returns, while creating a
community with City-desired amenities.

The following financing policies are consistent with the aforementioned goals.

Financing Policies

In addition to the financing policies from the Specific Plan Document, the following objectives
and policies should be considered to guide financing of infrastructure and services in Village 1.

Village 1 Property Owner Policies

s Clearly identify physical and financial cbligations of the Village 1 Project and each property
owners’ development project.

s Equitably allocate Village 1 Backbone Infrastructure and Other Public Facilities costs to land
uses based on proportional benefit received.

e Maximize the use of existing tools and funding mechanisms.
¢ Maximize the use of “pay-as-you-go” funding mechanisms.

e Establish the Village 1 Plan Area Fee Program (with individual components for Backbone
Infrastructure costs, for neighborhood park development, for neighborheood park land
acquisition and for City administration) to fund all or a portion of major Backbone
Infrastructure and Other Public Facilities not included in existing fee programs or funded
through other sources.

» Make appropriate use of one or more public land-secured debt financing mechanisms.
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Effectively leverage available regional, state, and federal funding (e.g., transportation
funding opportunities through Sacramento Area Council of Governments [SACOG]’s
Metropolitan Transportation Plan/Sustainable Community Strategy).

Include flexibility to accommodate changes in development phasing, sequencing, and land
uses in response to market conditions.

Identify ways to finance construction of backbone infrastructure and public facilities through
the most efficient combination of public and private financing.

City Policies

Eliminates the use of City funds to cover any shortfalls or cash flow issues.

All land for Public Facilities required for development on a property owner’s property
(whether located in or cutside of the property being developed) shall be dedicated at no cost
to the City when requested by the City.

City Public Facilities Element (PFE) fees paid by Village 1 will be first used to construct or to
reimburse constructing entities for PFE facilities constructed for Village 1. The priority for use
of PFE fees toward construction of specific Backbone Infrastructure obligations of Village 1
shall be at the discretion of the City. Such PFE obligations would be those identified in this
Financing Plan.

The City may seek grant funds for various projects, but agreements will not unreasonably
delay construction of needed infrastructure based on the lack of grant approvals.

If the City finds itself in the position of constructing Village 1 infrastructure, the City will not
contract or proceed to build any infrastructure without full funding being secured and
accessible to the City.

The City will enforce reimbursement obligations created by this Financing Plan or the DA for
any third-party beneficiaries of improvements constructed for Village 1.

All agreements shall distinguish between one-time commitments and charges and ongoing
obligations of the landowners and successors.

Community Facilities District (CFD) bond funds shall be permitted to fund or reimburse for
constructed capital facility costs (including replacement costs) or used to finance City or
other agency impact fees.

The City supports participation in the Statewide Community Infrastructure Program (SCIP)
that is administered by the California Statewide Community Development Authority (CSCDA)
to finance impact fees or to directly fund acquisition of eligible capital facilities.

CFD bond proceeds or SCIP proceeds shall be eligible to finance all eligible Village 1
Backbone Infrastructure and Other Public Facilities, including any such facilities included in
the Plan Area Fee Program, the City’s PFE Program, or any other existing fee program,
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4. BACKBONE INFRASTRUCTURE AND OTHER PUBLIC FACILITY
REQUIREMENTS

This chapter defines and briefly summarizes the Village 1 backbone infrastructure and other
public facility requirements as informed by the Specific Plan Document, City master plans, and
infrastructure planning documents from other agencies. A summary of the cost detail supporting
the Village 1 backbone infrastructure is included in Appendix A, which is a subset of and taken
directly from the Infrastructure Plan, prepared by Frayji Design Group, Inc. Unless otherwise
indicated, all cost estimates were prepared by Frayji Design Group, Inc., and are stated in 2016
dollars.

Financing Plan Definitions

Many people tend to use the term “backbone infrastructure” for all publicly owned facilities. The
Financing Plan uses the term(s) Backbone Infrastructure and Other Public Facilities and relies on
the following definitions to characterize these items more precisely:

+ Backbone Infrastructure. This term includes most of the public service-based items that
are underground or at ground level, which may be both on site or off site (i.e., within or
outside the Project boundaries). Backbone Infrastructure is sized to serve the Project as a
whole and in some cases may be sized to serve broader development areas, including
existing development. For the Project, Backbone Infrastructure includes the following items:

— Roadways — Drainage Facilities
— Potable Water Facilities — Sewer Facilities
— Non-Potable Water Facilities — Amenities

+ Other Public Facilities. This group of items (also defined as “Public Facilities”) provides
amenities to the Praject (e.g., parks, schocls) or houses employees providing services to the
area (e.g., law enforcement, fire). For the Project, Other Public Facilities includes the
following items:

— Parks and Trails — Schools
— Fire Facilities — Administration Facilities
— Solid Waste Facilities — Police Facilities

» Facilities. This term may be used generically in the Financing Plan to include a combination
of Backbone Infrastructure and Other Public Facilities when a separate distinction is not
required.

+» Other Project Development Costs. The Backbone Infrastructure and Other Public
Facilities cost estimates exclude the costs of in-tract and other subdivision-specific
improvements, which will be privately financed. These improvements are considered
subdivision improvements and, therefore, are not part of this Financing Plan. Other
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development costs include in-tract or subdivision improvements (e.g., mass grading,
sewer, storm drainage, water, and local roads) in an individual subdivision, commercial, of
multifamily project.

Backbone Infrastructure

Table 4-1 summarizes the estimated cost of Project Backbone Infrastructure (2016%$) at
buildout and at the conclusion of Phases 1 and 2 combined. Viliage 1 Backbone Infrastructure
includes the following facilities:

+ Roadways

+ Potable Water Systems

« Non-Potable Water System
+ Sewer System

» Drainage System

¢ Amenities

As described later in this Financing Plan, all of these facilities are intended to be included in the
Village 1 Plan Area Fee Program, as well as funded through collection of the City PFE program for
select elements of backbone infrastructure. Table 4-2 shows the estimated backbone
infrastructure costs by Project phase and infrastructure type. Appendix A includes individual
illustrations of the backbone infrastructure and summary of the total costs for each facility type.
The Village 1 backbone infrastructure requirements are summarized briefly below by facility type.

Roadways

The roadways element of the Financing Plan includes all major roadways in the Project. The cost
estimates also include the Auburn Ravine Bridge, which is half funded by the Village 1 Plan Area
Fee and half funded with impact fees collected as part of the City PFE fund. For specific roads in
the Project, all costs are included between the roadway, frontage landscaping, and trails
elements of the Financing Plan. Further, for the case where an existing road is present in the
Project, only the additional cost of pavement has been included in the Financing Plan. Exhibit 8
in Appendix A details the backbone roadway system plan for the Project. Backbone roadways
are both PFE- and Village 1-funded infrastructure. These roadway costs are eligible for PFE
funding:

« All traffic signals and appurtenances.

+ Pavement widening as a result of traffic signal intersections.

s 2 lanes on 4-lane roadways.

+ Drainage pipes/culverts under the 2 lanes as identified in the City’'s PFE Program.

Special circumstances will allow for PFE funding for additional roadway costs.
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Table 4-1
Lincoln Village | Financing Plan
Village 1 Infrastructure Cost Summary

DRAFT

Total Cost Total Cost
Cost Category Phases 1 and 2 at Buildout
Infrastructure
Potable Water $3,993,400 $9,083,300
Drainage $5,764,300 $11,229,900
Wastewater $2,699,700 $4,821,800
Roadways $19,621,900 $71,610,600
Nonpotable Water $1,093,200 $2,870,600
Frontage Landscaping $569,000 $3,463,900
Trails $753,600 $2,632,700
Total Infrastructure $34,495,100 $105,712,900
Other PFE Funded Infrastructure
Water $7,297,360 $24,261,748
Drainage $297,752 $0
Wastewater $6,830,045 $26,607,377
Roadways $312,770 $0
Total Other PFE Funded Infrastructure $14,737,928 $50,869,125
Public Facilities
Police $1,198,915 $4,460,078
Fire $608,283 $2,263,639
Solid Waste $875,358 $3,255,247
Administration Facilities $1,061,256 $3,947,038
Parks and Trails
Neighborhood Parks
Neighborhood Parks Land Acquisition $1,962,900 $6,545,400
Neighborhood Parks Development $5,299,700 $17,672,700
Total Neighborhood Parks $7,262,600 $24,218,100
Regional Parks
Regional Parks Land Acquisition - $800,000
Regional Park Development $1,350,164 $10,553,365
Total Regional Parks $1,350,164 $11,353,365
Total Parks $8,612,764 $35,571,465
Schools $10,098,960 $32,340,162
Total Public Facilities $22,455,536 $81,837,630
Other
Financing Plan Reimbursement $352,619 $975,000
All Other $32,840,240 $110,905,426
Total Other $33,192,859 $110,905,426
Total $104,881,423 $350,300,081

Source: Frayji Design Group; City of Lincoln; and EPS.

Prepared by EPS 8/9/2016
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Table A-2 in Appendix A provides the cost estimates of the roadway element. The roadway

costs include the following items:
e Mobilization

e Excavation

e« Aggregate base

¢ Asphalt concrete

¢ Subgrade preparation
e Signing and striping

e Traffic signals

¢ Concrete sidewalk

e Concrete curb

+ Roundabout

e Joint trench

e Underground existing utilities in joint
trench

¢ Type 5 curb median
e Median landscaping
+ Signal conduit and wiring
¢ Concrete curb and gutter

¢ Asphalt concrete driveway

Select Roadway Frontages

Irrigation sleeves
Street lights

Sawcut and pavement removal (where
applicable)

Reconstruction ditches

Erosion control

ROW acquisition

Grind and remove pavement

Grind and overlay

Retrofit utilities

Dewatering

Golf course fence and netting

Split rail fencing

FRR supplemental topc and aerial topo
Remediation trench and monitoring
Traffic control

Bridge (at Auburn Ravine)

The Village 1 capital improvement program includes construction of certain roadway frontage
lanes that front non-participating property owners. Once constructed, the City has agreed to
enforce the reimbursement obligation (for the nonparticipating property owners to reimburse the
constructing entity who constructed their roadway frontage on their behalf). At the time the
Financing Plan was completed, the Village 1 capital improvement program included roadway
frontage costs that are the obligation of assessor’s parcels numbered 378-010-057 and 021-274-

023.

Potable Water

The Project water system included in the Financing Plan consists of all backbone water systems
included in the Specific Plan Document. Appendix A includes a backbone water system plan
detailing backbone water improvements required to provide potable water to the Project.
Backbone water systems are both PFE- and Village 1-funded infrastructure. Privately funded

Economic & Planning Systems, Inc.
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water systems in individual subdivision are excluded from PFE and plan area funding, excepting
parcels in which a transmission line is anticipated to run. The following backbone potable water
infrastructure is to be funded by the PFE and Village 1 Plan Area Fee Program:

+ Water Transmission Pipe-18" and larger, for the cost over a 16” diameter pipe
» Water valve upsized-18" and larger, for the cost over a 16” diameter pipe

Table A-2 in Appendix A provides the cost estimates of the potable water element. The
potable water costs include the following items:

« Water main pipe « Transmission main interconnection

+« Water valve » Trenching and backfill

» Pressure reducing valve » Water line across Auburn Ravine Bridge
o Air release valve » Flex joints on Auburn Ravine Bridge

¢ Fire hydrant and appurtenances
e Bore and jack (at Auburn Ravine)

Non-Potable Water

Non-potable water infrastructure reduces the need to use potable water for major Project
landscaping, such as landscape corridors and parks. In addition, non-potable water may be used
to potentially add fill water to the lake on North Ingram Slough. Exhibit 10 in Appendix A
shows the non-potable water infrastructure, which includes the grading and potential lining of a
raw water lake along Oak Tree Lane on the Walkup Ranch parcel. At the time the Financing Plan
was completed, the City did not anticipate funding any non-potable water through the City PFE
program. Table A-3 in Appendix A provides the cost estimates of the non-potable water
element.

Drainage

Exhibit 6 in Appendix A shows the backbone drainage infrastructure network for the Project.
Drainage infrastructure improvements include drainage networks required to provide drainage to
the major roads in the Project. The drainage network is to be funded both from the PFE and
Village 1 Plan Area Fee Program revenue. Subdivision drainage is excluded from the Financing
Plan. The PFE-funded portion of the drainage infrastructure includes retrofitting the existing lake
outlet and existing berm.

Table A-4 in Appendix A provides the cost estimates of the drainage infrastructure, which
include the following items:

¢ Storm drain pipe ¢ Wetland mitigation at Oak Tree Lane

) overcrossing
+ Storm drain manhole

» Retrofit lake outlet and existing berm
+ Culvert expansion

» Storm water gquality
¢ Headwall retrofit

o Qutfall
o Drainage inlet

¢ Arch culverts
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s NID box culvert expansion * Auburn Ravine grading and bank

stabilization
e Fiex joints on Auburn Ravine Bridge

¢ CLOMR and LOMR (Auburn Ravine Bridge
next to Ferrari Ranch Road)

Wastewater

The Project wastewater system requirements consist of all backbone wastewater systems
included in the Specific Plan Document. Exhibit 7 in Appendix A includes a backbone
wastewater system plan detailing backbone wastewater improvements. Backbone wastewater
infrastructure will be funded through a combination of Village 1 Plan Area Fee Revenue and City
PFE revenue when applicable. Wastewater pipes in individual subdivisions were excluded from
the Financing Plan with exception of parcels in which backbone sewer facilities are anticipated to
be constructed. The following backbone wastewater infrastructure as identified in the City’s PFE
program is to be funded by the PFE Program:

+« Wastewater Pipe cost for upsizing above 10”
« Wastewater Pipe cost for upsizing above 12”7
« Full Cost of some 24" Wastewater Pipe

Table A-5 in Appendix A provides the cost estimates for the wastewater element, which
include the following items:

¢ Sanitary sewer pipe with trenching and
backfill

¢ Sanitary sewer manholes
¢ Sanitary sewer lift station
¢ Connection to existing transmission main

+ Bore and jack (across Auburn Ravine)
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Frontage Landscaping

Frontage landscaping includes limited landscape corridors along major backbone roads adjacent
to open space areas as denoted in Exhibit 10 in Appendix A. Frontage landscaping will be
funded through a combination of PFE funds and Village 1 Plan Area Fee Program revenues.
Table A-6 in Appendix A provides the cost estimates of the frontage landscaping element.

Other Public Facilities

Select Other Public Facilities will be funded through programs established in the Financing Plan
and portions of the PFE impact fees collect by the City.

Parks and Trails

Parks and Trails facilities include Neighborhood Parks, Regional Parks, and Trails.

Neighborhood Parks

Neighborhood parks generally are anticipated to be included in each development project in
Village 1. Based on the Specific Plan Document, this Financing Plan includes neighborhood parks
based on a requirement of 2.43 acres of neighborhood parks per 1,000 residents. The difference
from 3.0 acres per 1,000 residents is described in the Specific Plan Document and Infrastructure
Plan and results from consideration of active open space acres included in the Project. For the
estimated population of 13,468 residents, 32.74 neighborhood park acres are required to be
developed. Refer to Exhibit 12 in Appendix A for a map of neighborhood park acres
anticipated in the Project. The Financing Plan will establish two separate plan area-specific fees
for neighborhood park land acquisition and development respectively. Table B-1 in Appendix B
shows the estimated public facilities costs refated to neighborhood parks land acquisition and
development.

Regional Parks Land Acquisition

Regional park land in the Project will be developed by the City through collection of the citywide
PFE impact fees. Land parcels to be converted to regional park acres will be purchased by the
City utilizing Village 1 fees collected through the Village 1 Plan Area Fee Program. Exhibit 11 in
Appendix A shows the location of the regional park site in the Project. Cost of the regional park
land acquisition is shown in Table A-6 in Appendix A.

Trails

The trails element of the Village 1 Plan Area Fee includes funding for both trails that are
anticipated to be construcfed, along with major backbone infrastructure facilities and other trails
entitled “non-infrastructure trails” that are expected to be constructed in individual subdivisions.
Althcugh non-infrastructure trails are in individual subdivisions, they are included in this
Financing Plan and in the Village 1 Plan Area Fee Program because they provide connections
between projects and throughout the Project, Exhibit 9 in Appendix A portrays the planned
trails in the Project. Trails not depicted on Exhibit 9 will not be included in the Village 1 Plan
Area Fee Program. Table A-7 in Appendix A provides the cost estimates for the trails system,
which include the following items:

+ Subgrade preparation
s Asphalt trail
« Signing and striping
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Other Public Facilities Elements

The Project will meet its obligations towards Other Public Facilities through payment of existing
citywide PFE fees. These facilities will be funded through the City PFE program:

Fire Facilities

Police Facilities

Regional Park Development
Solid Waste Facilities

City Administration Facilities
Library Facilities

Additional Information

For more details pertaining to the Backbone Infrastructure and Other Public Facilities, please
refer to the Infrastructure Plan completed by Frayji Design Group, Inc., dated August 2016.
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5. FINANCING SOURCES AND STRATEGY

This chapter describes in detail the sources of funds and financing strategy intended to be used
to implement new Village 1 development.

Purpose

The purpose of the Financing Plan is to identify the appropriate financing mechanisms to fund the
necessary Backbone Infrastructure and Other Public Facilities costs required to serve the Project.
The identified financing mechanisms are flexible enough to ensure the required improvements
are constructed when necessary. The financing mechanisms ultimately used and, potentially,
which cnes are used at various times, will depend on the types and timing of needed Facilities.

Financing Strategy Overview

Development of the Project will be contingent on the construction of Backbone Infrastructure and
Other Public Facilities necessary to support new development. In developing the Financing Plan,
the various funding sources were chosen to spread the costs in a way that distributes costs
equitably and to achieve Village 1 feasibility requirements. Several different funding sources will
be used to fund Backbone Infrastructure and Other Public Facilities required to serve the Project.
Figure 1-1 and Table 1-1 in Chapter 1 identify and quantify the major funding sources
anticipated to fund Backbone Infrastructure and other Public Facilities Costs.

The Financing Plan anticipates Village 1 property owners will be responsible for funding or
constructing all Backbone Infrastructure and QOther Public Facilities needed to serve the Project.
In many cases, particularly in the early stages of each development, the property owners also
will be required to construct or fund more than their proportionate share of improvements for
facilities serving a given development phase. A credit or reimbursement mechanism will allow
for repayment to the developer for advance-funding facilities included in fee programs, subject to
the City, County, and Other Agency fee credit and reimbursement policies. Private financing will
be used to fund in-tract subdivision infrastructure costs.

Backbone Infrastructure and Other Public Facilities required for development to proceed in the
Project will be funded through a combination of public and private financing, including private
capital, existing and planned City, County, and Other Agency fees, and a new Village 1 Plan Area
Fee Program. The recommended financing strategy comprises these key elements:

1. Fund Improvements through Existing and Planned City, County, and Other Agency
Fee Programs. A majority of Village 1 Backbone Infrastructure and Other Public Facilities
will be funded through existing and planned City, County, and Other Agency Fee programs.
As discussed below, a portion of the Backbone Infrastructure costs may be funded through
the use of private financing, land-secured financing (e.g., Mello-Roos CFD), cr a Village 1
Plan Area Fee Program.

2. Fund Project-Specific Improvements Not Currently Funded in Existing Fee Programs
through the Village 1 Plan Area Fee Program. This Financing Plan proposes that certain
Backbone Infrastructure and Other Public Facilities be funded through a Village 1 Plan Area
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Fee Program applicable to all Village 1 development. The City will administer the Village 1
Plan Area Fee Program and will periodically update the program as necessary. The Village 1
Plan Area Fee Program and its implementation are described in detail in this Financing Plan.

3. Provide for Land-Secured Financing of Improvement Costs. Backbone Infrastructure
{particularly roads, but which also includes storm drainage, sewer, water, and dry utilities
improvements) and Other Public Facilities will be needed before fee revenues are collected.
In general, many development impact fees are collected at building permit, yet the Backbone
Infrastructure and Other Public Facilities must be installed before obtaining a building permit.

The Financing Plan recommends forming one or more land-secured financing districts for the
City to acquire facilities initially constructed by the property owners who will advance-fund
and construct Backbone Infrastructure and Other Public Facilities. The use of one type of
land-secured financing, a Mello-Roos CFD, could be especially critical during the beginning
phases of development to allow the acquisition of facilities from the property owners before
the collection of development impact fees and to reduce the amount of advance-funding
required of the property owners.

4. Provide Private Financing as Needed. Private capital will be a major source of funding
for Backbone Infrastructure and Other Public Facility improvements because adequate fee
program monies will not be available and because a Mello-Roos CFD, if chosen, would be
limited in its bond issuance capacity at the cutset of development. To the extent that
revenues generated by fee programs, the proposed Village 1 Plan Area Fee Program, and
other funding programs are insufficient to reimburse the developer(s) for required Backbone
Infrastructure and Other Public Facilities, developer(s) will be required to cover the estimated
shortfalls. The proposed Village 1 Plan Area Fee Program and other existing and proposed
funding programs will be used to reimburse the developer(s) who pays more than his/her
proportionate share of the improvements.

5. Use Grant Funding Where Available. While Village 1 property owners will pay school
facilities fees to the Western Placer Unified School District, a significant portion of future
estimated school costs are anticipated to be funded through grants from the State of
California for school facilities (State School Facilities Program or its successor). Other grant-
funding opportunities for other improvements also may be pursued.

Sources of Funding

Table 5-1 shows how the various sources of funding align with uses for various Backbone
Infrastructure and Other Public Facilities at Village 1 buildout. In cases where new Village 1
development is paying fees to an existing fee program, the costs have been set equal to the
amount of fees estimated to be paid by Village 1 development. Table 5-2 shows the sources
and uses of funds assuming completion of Phases 1 and 2.

The following sections describe the major funding sources and financing mechanisms that will be
used in combination with one another throughout Village 1 implementation.
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Existing and Proposed City/County and Special District Fees

The existing impact fees collected by the City, County, Other Agencies, and Western Placer
Unified School District will be used to fund and construct a portion of the facilities necessary to
support the Project’s residents and businesses. These existing impact fees have been
established based on Government Code Section 66000 fee nexus studies that spread the cost of
necessary public facilities among new development based on benefit. Estimated Village 1 fee
revenues from existing and proposed City/County and Special District Fees are included in the
appendices of this Financing Plan.

Those fees that are outside of City control could be updated at any time to reflect updates or
adjustments to the fees. Any updates would be processed through the typical public hearing
process of the agency that is authorized to collect the fee. Generally speaking, new Village 1
development is anticipated to pay these applicable development impact fees rather than
constructing any of the Facilities for which the fees would be collected.

City PFE Program

The City currently imposes a PFE fee on all new development projects in the City. Village 1
development also will be subject to the PFE Program. The PFE Program consists of the following
fee elements:

» Sewer Connection

»  Water Connection

+ Transportation

s Drainage

s Community Services Fee:
— Park Construction
— Police
— Fire
— City Administration
— Library
— Solid Waste

Periodically, the City will update its PFE Program. At the time of this Financing Plan, the City was
in the process of preparing a PFE Program update.

PFE Proaram in Village 1

with the latest update, the City will reflect updated development and cost estimates for PFE
Program infrastructure. The PFE Program update also will identify how PFE Program fees from
Village 1 will be used to fund certain PFE Program facilities in Village 1 and will identify when the
City would issue PFE Program fee credits for completed, eligible PFE Program improvements.
New Viliage 1 development will be conditioned to construct several PFE facilities and because the
proposed Village 1 Plan Area Fee will include certain fee elements that would otherwise overlap
with City PFE Program facilities (e.g., neighborhood parks and trails).

PFE Credits for Village 1 Plan Area Fee Participation

Because specific Village 1 Backbone Infrastructure and Other Public Facilities are being funded
through the Village 1 Plan Area Fee Program, the City will not need to collect PFE Program fees
for those improvements. Both neighborhood parks and trails will be funded through the Village 1
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Plan Area Fee. Consequently, all new Village 1 development will not pay the PFE Program fee for
those elements. Table 5-3 shows the current PFE Program fee elements and reflects the
reduced fee for "Community Services,” netting out the neighborhood parks and trails portions of
the fee.

PFE Credits for Direct Construction of PFE Program Facilities

The Village 1 Backbone Infrastructure and Other Public Facilities identified in the Infrastructure
Plan and included in this Financing Plan include specific facilities that are eligible to be funded
through the City’s PFE Program. Any Village 1 constructing entity that constructs an eligible PFE
Program improvement will be able to obtain fee credits against the PFE Program fee. The City
and constructing entity will enter into a fee credit and reimbursement agreement for PFE
Program facilities. A constructing entity’s ability to receive PFE Program credits and
reimbursements will be subject to the PFE Critical Facilities Set-Aside described below. The DA
includes a template form for this fee credit and reimbursement agreement.

PFE Critical Facilities Set-Aside

Although the City will allow Village 1 constructing entities who complete eligible PFE
improvements or facilities to take credits against the PFE fee, such ability to take fee credits will
be constrained by the PFE Critical Facilities Set-Aside. In the PFE Program, the transportation,
water, sewer, and drainage fee elements represent a core of Backbone Infrastructure Facility
elements. From time to time, the City faces cash flow constraints and uses fee revenues across
PFE Program elements (e.q., through interfund berrowing). To maintain adequate PFE Program
revenues into the City for critical facilities, Village 1 developers who construct eligible PFE
infrastructure will not be permitted to take credits against the critical infrastructure or the
administrative component of the combined PFE Program fee for transportation, water, sewer,
and storm drainage. As shown in Table 5-3, of the total approximately $23,000 in PFE
infrastructure fees, a Village 1 constructing entity will be allowed to take credit only for up to
approximately $21,000 because the administration and critical infrastructure portions of the fee
are not creditable. It is important to note that these are the PFE Program fees and critical
infrastructure set-asides currently adopted by the City. If the City updates the PFE Program, the
PFE Program infrastructure component and the critical infrastructure set-aside amount are both
subject to change as a result of that update.

Pooling of Village 1 PFE Program Revenues for Village 1 Infrastructure Construction
Construction of PFE Program improvements in later Village 1 development phases may be

concurrent with payment of Village 1 fees by builders in those subsequent Village 1 development
phases. To facilitate completion of PFE Program improvements, the City will separately account
for and will make available PFE Program fees to fund PFE Program improvements in Village 1.
PFE Program fees made available by the City are composed of the core improvements
(transportation, water, sewer, stormwater) less any portions of those fee components needed for
critical facilities as described above. Again, using Table 5-3 as the current example, the City
will reserve and up to approximately $1,400 of the PFE Program infrastructure component fees
to assist in funding specific City constructed PFE criticial elements as identified in the City PFE
program.
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New Village 1 Plan Area Fees

The City is anticipated to create a new fee program that will be applicable to all Village 1
development and will be called the Village 1 Plan Area Fee Program (Village 1 Plan Area Fee
Program or Village 1 Plan Area Fee).

Village 1 Plan Area Fee Program

The City and Village 1 preperty owners have proposed formation of the Village 1 Plan Area Fee
Program, which would fund a combination of new Backbone Infrastructure and Other Public
Facilities. The Village 1 Plan Area Fee Program will comprise the following four companents:

+ Infrastructure Fee.

« Neighborhood Park Development Fee

s Neighborhood Park Land Acquisition Fee
¢ Administration Fee.

Although briefly described in this chapter, Chapter 6 has a more complete description of the
proposed Village 1 Plan Area Fee Program.

Infrastructure Fee Component

The Village 1 Plan Area Fee Infrastructure Fee Component centains the following categories of
improvements and costs:

+ Roadway facilities.

+ Sanitary sewer facilities.

+ Potable water facilities.

+ Nonpotable water facilities.
¢ Storm drainage facilities.

« Trail facilities.

» Other Village 1 facilities.

Neighborhood Park Development Fee Component

The village 1 Plan Area Fee—Neighborhood Parks component will fund development of all
neighborhood and pocket parks in the Project. By funding neighborhood park development
through the Village 1 Plan Area Fee program, Village 1 development will not pay the
neighborhood park component of the PFE Program.

Neighborhood Park Land Acquisition Fee Component

The Village 1 Plan Area Fee—Neighborhood Parks Land Acquisition component will fund the
acquisition of neighborhood park land in the Project.

Administration Fee Component

The Village 1 Plan Area Fee—Administration component will fund the City’s costs of collecting
fees, tracking fee program reimbursements and fee credits, and periodically updating the Village
1 Plan Area Fee Program.

The Village 1 Plan Area Fee information in the Financing Plan is based cn the best infrastructure
improvement cost estimates, funding source information, administrative cost estimates, and land
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use information available at this time. As costs, land uses, and other fee program information
changes over time, the Village 1 Plan Area Fee will be updated to account for these changes as
and when such updates are required by this fee program.

The cost estimates presented in this report are in constant 2016 dollars. The Village 1 Plan Area
Fee will include provistons for automatic and other adjustments for inflation and changes in
infrastructure costs and land acquisition costs. Each of these categories of improvements and
costs were explained in greater detail in Chapter 4.

Village 1 Plan Area Fee Program Phases 1 and 2 Initial Base Fee

Relative to prospective development in all other Village 1 phases, Phases 1 and 2 will be required
to advance-fund a greater amount of Backbone Infrastructure and Other Public Facilities. When
the Phases 1 and 2 Backbone Infrastructure is complete, Phases 1 and 2 developers will have
expended more than their proportionate share of costs. As an example, the average cost per
developable acre of infrastructure completed in Phases 1 and 2 may be $150,000; whereas, if
the City or another party had constructed all of the infrastructure and Phases 1 and 2 were
allowed to pay the Village 1 Plan Area Fee, the obligation would be only $100,000 per
developable acre.

Given the Phases 1 and 2 oversizing, the City will implement an Initial Base Fee element in the
Village 1 Plan Area Fee—Infrastructure component, designed to achieve the following purposes:

4. Ensure all Phases 1 and 2 property owners will bear a proportional share of Backbone
Infrastructure oversizing (whether through direct construction of infrastructure or payment of
the Village 1 Pian Area Fee).

5. Provide an opportunity to recalculate the Initial Base Fee following completion of Phases 1
and 2 infrastructure.

6. Ensure Phases 1 and 2 property owners are reimbursed for infrastructure oversizing before
subsequent Village 1 phases are afforded the same privilege.

The City will continue to collect the Initial Base Fee from subsequent Village 1 phases (after
Phases 1 and 2) until such time as the Phases 1 and 2 property owners have been reimbursed
back to their proportionate share of backbone infrastructure as determined by the Specific Plan
Area—Infrastructure fee component. As described herein, the Phases 1 and 2 property owners’
proportionate share of the Village 1 Plan Area Fee obligation will be subject to change based on
annual adjustments to the Village 1 Plan Area Fee and will be recalculated and updated at the
conclusion of Phases 1 and 2.

Reimbursements to property owners will be paid on a first-in first-out basis based on the
effective date of the credit/reimbursement agreement in any calendar year for a Constructing
Entity or based on the calendar year in which the Village 1 Plan Area Fee—Infrastructure
component Initial Base Fee was paid (for a party who did not construct any infrastructure).

Chapter 6 includes a more complete description of the Initial Base Fee and the ability of
Village 1 property owners to obtain fee reimbursements and fee credits related to the Village 1
Plan Area Fee Program—Infrastructure Fee.
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Plan Area Fee Program Implementation

Authority and Collection

The proposed Village 1 Plan Area Fee Program is anticipated to be implemented by the City
through approval of this Financing Plan and through the subsequent execution of DAs between
the City and each Village 1 property owner. The fee will be effective after the Financing Plan is
approved and DAs are executed, which is anticipated to occur before the first final small lot map
is approved in Village 1.

Although expressed on a per-unit basis in this Financing Plan, the Village 1 Plan Area Fee will be
implemented and charged per developable acre. In this manner, the City does not have to worry
about whether any particular_property is yielding more or less than the average density assumed
when the Village 1 Plan Area Fee Program calculations were completed. Because the Village 1
Plan Area Fees will be implemented per developable acre, the actual fee, when expressed on a
per-unit basis, may vary from property to property depending on their relative densities.

Implementation and Updates

The Financing Plan anticipates property owners and developers will be required to advance-fund
and construct the majority of Village 1 Plan Area Fee Program Facilities. Consequently, the
Village 1 Plan Area Fee Pregram primarily will function as the equalizing mechanism, ensuring
that each property owner pays his or her proportionate share of the required Backbone
Infrastructure costs, regardless of who physically constructs the improvements.

The Village 1 Plan Area Fee is independent and separate from all other City, County, Other
Agency, or regiona! development impact fees that will be applicable to Village 1 development.
Calculating and presenting the Village 1 Plan Area Fee includes references to various types of
land uses and ownership entities. Each of these land use terms may be used in this Financing
Plan and in the ongoing administration of the Village 1 Plan Area Fee. In general, the Village 1
Plan Area Fee refers to the entire fee program, which will be composed of the aforementioned
four fee components. The provisions for development and implementation of the Village 1 Plan
Area Fee are outlined and described in Chapter 6 and also may be further detailed in the DA.

New Land-Secured Financing Mechanisms

Although the Village 1 Backbone Infrastructure and Other Public Facilities primarily are included
in fee programs, major improvements may be required at the onset of each stage of
development. Mello-Roos CFDs or Assessment Districts may be used to provide public land-
secured debt financing for some of these improvements:

+ Mello-Roos CFD. The Mello-Roos Community Facilities Act of 1982 enables public agencies
to form CFDs and levy a special tax on property owners in those CFDs. These special taxes
may be used to pay debt service on CFD bonds or to finance public improvements directly on
a pay-as-you-go (PAYGO) basis.

« Assessment Districts. California statutes give local governments the authority to levy
several special assessments for specific public improvements such as streets, storm drains,
sewers, streetlights, curbs, gutters, and sidewalks. The agency creates a special Assessment
District that defines both the area to benefit from the improvements and the properties that
will pay for the improvements.

Economic & P’ann‘fﬁg Systems, Inc. 49 F:\1526001152068 Luncoe Villsge 1 Financng PientReports\ 52086 r2.deca



Lincoln Village 1 Infrastructure and Public Facilities Financing Plan
Public Review Draft Report August 2016

Mello-Roos CFDs tend to be favored over Assessment Districts because Assessment Districts
need to establish special benefit to those being assessed, which can be more challenging than
the Mello-Roos requirement of establishing general benefit of facilities. One alternative that uses
the fixed-lien obligation of an Assessment District is that the City is a participant in the SCIP,
which is administered hy the CSCDA.

Participation and Use of Land-Secured Financing Proceeds

While the DA will permit participation in one or more Mello-Roos CFDs or SCIPs to finance fees or
infrastructure, participation by any Village 1 property owner is voluntary. Certain property
owners may wish to finance construction of Backbone Infrastructure and Other Public Facilities
through cash, equity, or other forms of debt rather than through the use of land-secured
financing through the City or through SCIP.

Generally speaking, CFD bond proceeds will be used to fund those Backbone Infrastructure and
Other Public Facilities that are completed first or for which the original payment to the contractor
has been outstanding the longest. As such, the financing sources and uses schedules in this
Financing Plan do not specify exactly where CFD financing will used in specific amounts for
specific facilities. In this manner, the City and Village 1 property owners maintain flexibility to
use CFD bond proceeds for the most critical Village 1 improvements.

Mello-Roos CFD Example

One or more CFDs are anticipated to be established to help finance the construction or
acquisition of Backbone Infrastructure and Other Public Facilities. CFD bonds are secured by a
lien on the underlying land and are nonrecourse to the sponsoring public agency or landowners.
Land-secured debt will be necessary to fund infrastructure costs during the early years of
development, as well as at other strategic times when revenues from Village 1 Plan Area Fees
and other sources are not readily available. CFD special taxes, bond amounts, and PAYGO
financing will be limited to prudent levels that are consistent with the City's goals and policies.
This section conservatively estimates the potential bonding capacity if one or more Mello-Roos
CFDs are chosen as the primary land-secured financing mechanisms, assuming all Village 1 land
uses were inciuded in the CFD(s).

If the CFD financing option is implemented, the actual special tax formula, properties included in
the CFD, and the list of facilities financed with CFD proceeds will be determined at the time of
CFD formation. At that time, there also will be a final determination regarding the level of
maximum special taxes that can be absorbed by the various properties included in the CFD. For
purposes of this report, the following annual tax rates have been assumed:

s Village Country Estates (VCE}—$3,100 per unit.

s \Village Low-Density Residential (VLDR)—$2,100 per unit.

» Village Medium-Density Residential (VMDR)—$1,600 per unit.
+ Village High-Density Residential (VHDR)—4$600 per unit.
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These preliminary special tax rates were derived using current market information along with
calculations from Table 5-4 in this chapter based on a preliminary assumption the total annual
special taxes and assessments for any given residential land use should not exceed
approximately 1.7 percent3 of that unit’s finished real estate value,

Table 5-5 presents the estimated preliminary Maximum Annual Special Tax revenue that could
be generated by the entire Village 1 using the aforementioned assumptions. At buildout, the
maximum annual special tax revenue is estimated at approximately $7.3 million. Based on the
maximum annual special tax revenue, Table 5-6 shows estimated bonding capacity for the
Project at Project buildout. Based on current financing assumptions, the Project is estimated to
have capacity to bond for approximately $103.9 million, yielding approximately $81.0 million in
proceeds for construction and acquisition of land and improvements. Table 5-7 shows the
estimated bonding capacity for the cumulative Phases 1 and 2.

It is important to note that these preliminary land-secured financing estimates do not include
estimates of potential special tax revenues that may be collected and expended on a PAYGO
basis. Depending on the structure of the tax formula(s) and bond issuances, PAYGO revenues
could be a significant source of infrastructure financing capacity. Table 5-8 presents the
estimated bond proceeds per unit and nonresidential acre based on the buildout land-secured
financing example.

Initial bond issues will be constrained by various factors, including the appraised value of land in
the CFD at the time bonds are sold. Several bond sales would occur as development of the
Project progresses and security can be demonstrated for the bonds. Also, it is important to note
that these estimates of bonding capacity are preliminary, based on current financing
assumptions, and subject to revision once a land-secured financing mechanism is implemented.

Extended-Term Infrastructure CFD(s)

Historically, CFD special tax authorization periods (before the Great Recession) typically
extended between 5 and 15 years beyond the anticipated fina! principal and interest payment for
the first series of bonds (e.g., for a total of 35 to 45 years). The decline in land and home
values, increasing demand on special taxes for maintenance funding, along with other economic
factors, has made it more difficult for public and private entities to fund public improvements
through land-secured bond financing, particularly before significant horizontal and vertical
development has occurred.

An alternative to counter these funding constraints is to extend the tax authorization over a
longer period of time and provide a greater opportunity to fund the construction of selected
public facilities and amenities over this longer time period. Extending the end-year within which
CFD special taxes can be levied (i.e., extended-term) provides the City and the property owners
with greater discretion over and flexibility for use of CFD cash flows. Through the extended-term
feature, the Extended-Term Infrastructure CFD could act as both a financing mechanism and a
funding source, with the details being identified during the CFD formation process.

3 Although the general guideline is 2 percent, Project property owners initially are targeting an
amount of 1.7 percent.
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The Extended-Term Infrastructure CFD(s) may take the form of one overall Infrastructure CFD
with multiple improvement areas (e.g., one improvement area for each major property owner) or
may take the form of several separate infrastructure CFDs. While it is anticipated Village 1
would be composed of several separate infrastructure CFDs, final determination on the preferred
approach will be achieved during Village 1 implementation.

An Extended-Term Infrastructure CFD could help to meet the challenge of high-cost
infrastructure and facilities while also aligning the timing of funding availability with the need for
such funding. For example, funding for large or deferred infrastructure projects (such as future
transportation improvements), which might not be needed until later in a project, may be well
suited to come from the Extended-Term Infrastructure CFD revenues rather than other sources.

In other jurisdictions that have authorized the use of Extended-Term Infrastructure CFDs, the
CFD funding has either served to directly fund certain facility costs or it was used to pay certain
development impact fees. Depending on how established and for what facilities or costs the
Extended-Term Infrastructure CFD is intended to fund, the City may retain discretion for its
future City Council as to whether to continue to levy the special tax for the extended period.

New Financing Plan Reimbursement Fee

On behalf of several property owners who advance-funded the cost to prepare the Financing
Plan, Infrastructure Plan, and the template for the development, the City will collect a Financing
Plan Reimbursement Fee from all Village 1 property owners that did not participate in the
advance-funding prior to City Council acceptance of the first fina!l small lot map. Table 5-9
shows the estimated Financing Plan Reimbursement Fee, which will be collected on the basis of
developable acreage. The amount shown in Table 5-9 is based on a placeholder total estimated
cost of $975,000 for the abovementioned efforts. This amount includes $40,000, which the City
will require be advance-funded by one or more property owners in order to set up the Village 1
Plan Area Fee Program. Within 90 days of City Council approval of the Financing Plan and
template DA, the City will reconcile all costs expended and establish the final Financing Plan
Reimbursement Fee.

Other Financing Sources

In addition to the specific funding sources identified herein, the City and other agencies will
continue to rely on several other funding sources to the extent necessary and available, including
the following categories:

+« Matching State School Funding/Other School Funding. In addition to school district
impact fees, school facilities may be funded through a combination of the School Facility
Improvement District CFD, State grant programs (i.e., State School Facilities Program
[SFP]), and potentially other local funding mechanisms such as any approved General
Obligation (GO) bonds.

+ Private Developer Funding. Certain facilities may be funded directly by private developer
funding and may not be included in any of the aforementioned financing mechanisms.

Developer Advances. The Financing Plan anticipates developer advances will finance
Backbone Infrastructure and Other Public Facilities needed in the initial phases of the Project
and before the collection of fees or other revenue sources. The Financing Plan describes how
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fee credits or reimbursements for Facilities otherwise funded by fee programs will be
available if developers fund or construct fee-funded facilities. This premise applies to
Facilities in all development impact fee programs, including the new Village 1 Plan Area Fees
and the City’s existing PFE Program. Developer advances also will be reimbursed as the City
acquires facilities through the Mello-Roos CFD(s).

+ Other Funding Sources to fund Backbone Infrastructure and Public Facilities costs will be
examined. State and federal grant and loan programs are available from State and local
governments to finance a variety of public facilities, including sewer, water, parks, bridges,
interchanges, and public safety. The availability of these grants and loans and the selection
criteria vary from year to year. For example, opportunities may include Federal and State
highway funding or other Federal/State funding for transit facilities and equipment and major
freeway interchanges, Federal and State funding sources also may be available for trails and
other vehicle-miles-traveled (VMT) reduction strategies. To the extent that improvements
necessary for Viilage 1 development qualify for these programs, the available funds could be
used to augment, or fully or partially offset, Facilities costs.
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6. VILLAGE 1 PLAN AREA FEE PROGRAM

Overview

The Village 1 Plan Area Fee Program will be a City-implemented plan area-specific development
impact fee program applicable only to Specific Plan Area land uses. The Village 1 Plan Area Fee,
and all amendments and updates to the Village 1 Plan Area Fee, will be implemented by the City
consistent with the provisions of the DA. The City is anticipated to enter into a DA with each
Village 1 property owner who wishes to move forward with development of his or her property.
The Facilities and associated cost estimates for the Village 1 Plan Area Fee calculations (in
2016%) were prepared by the Frayji Design Group, Inc., and reviewed by the City. Facilities
costs will be updated over time with periodic adjustments to the Village 1 Plan Area Fee.

The Village 1 Plan Area Fee will be independent and separate from all other City, County, other
agency, or regional development impact fees that will be applicable to Village 1 development.
The provisions for development and implementation of the Village 1 Plan Area Fee will be further
outlined and described in the DA, which may include additional exhibits detailing the Village 1
Plan Area Fee Program.

Village 1 Plan Area Fee Nomenclature and
Terminology

Calculating and presenting the Village 1 Plan Area Fee includes references to various types of
land uses and ownership entities. Any of these land use terms may be used in this Financing
Plan and subsequent Village 1 Plan Area Fee Program documentation. In general, the Village 1
Plan Area Fee refers to the entire proposed fee program, which will be composed of four fee
components. Each Village 1 Plan Area Fee component is described below.

Village 1 Plan Area Fee Components and Cost
Estimates

The Village 1 Plan Area Fee is planned to contain the following fee components:

+ Infrastructure Fee.

* Neighborhood Park Development Fee,.

» Neighborhood Park Land Acquisition Fee.
¢ Administration Fee.

Table 6-1 shows the Village 1 Plan Area Fee Program costs per developable acre by land use
type at buildout and at the conclusion of Phases 1 and 2. The costs included in the Village 1 Plan
Area Fee—Infrastructure component were allocated to the various land use categories using the
same equivalent dwelling unit (EDU) factors used by the City in its PFE Program.
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The Village 1 Plan Area Fee Infrastructure Fee Component contains the following categories of
improvements and costs:

¢« Roadway facilities.

¢ Sanitary sewer facilities.

« Potable water facilities.

« Non-potable water facilities.
e Storm drainage facilities.

s Trail facilities.

« Other Village 1 facilities.

The Village 1 Plan Area Fee information in the Financing Plan is based ¢on the best infrastructure
improvement cost estimates, funding source information, administrative cost estimates, and land
use information available at this time. As costs, land uses, and other fee program information
changes over time, the Village 1 Plan Area Fee will be updated to account for these changes as
and when such updates are required by this fee program.

The cost estimates presented in this report are in constant 2016 dollars. The Village 1 Plan Area
Fee will include provisions for automatic and other adjustments for inflation and changes in
infrastructure costs and land acquisition costs. Each of these categories of improvements and
costs were explained in greater detail in Chapter 4.

Authority and Collection

The proposed Village 1 Plan Area Fee Program is anticipated to be implemented by the City
through approval of this Financing Plan and through the subsequent execution of DAs between
the City and each Village 1 property owner. The fee will be effective after the Financing Plan is
approved and DAs are executed, which is anticipated to occur before the first final small lot map
is approved in Village 1.

As delineated in the DA, in the event that Specific Plan Amendments (SPAs) are filed, the City
and property owners will work cooperatively and in good faith to (1) complete the processing of
SPAs and (2) to thereafter update the Village 1 Plan Area Fee Program fee calculations.

Although expressed on a per-unit basis in this Financing Plan, the Village 1 Plan Area Fee will be

implemented and charged per developable acre._In this manner, the City does not have to track
whether a particular property is yielding more or less than the average density assumed when

the Village 1 Plan Area Fee Program calculations were completed. Because the Village 1 Plan
Area Fees will be implemented per developable acre, the actual fee, when expressed on a per-
unit basis, may vary from property to property depending on their relative densities.

Village 1 Plan Area Fees will be collected before City approval of the first final small lot
subdivision map in any of a property owner'’s property that is identified in his or her respective
DA, subject to specific collection procedures as described herein. The rate at which the Village 1
Plan Area Fees—Infrastructure compaonent will be paid is subject to a multi-tiered payment
system as detailed further below.
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Timing of Village 1 Plan Area Fee Payment

As described below, the timing of Village 1 Plan Area Fee payment will vary by Village 1 Plan
Area Fee Program component.

Infrastructure Fee Component

The Village 1 Plan Area Fee will be coliected from new Village 1 development before City Council
acceptance of the first final small lot map cn any property identified in a property owner’s DA.
As described in greater detail below, there are special considerations for the Village 1 Plan Area
Fee—Infrastructure component calculation and payment timing, and furthermore, the timing
amount of Village 1 Plan Area Fee—Infrastructure component varies for Phases 1 and 2
development as compared to all other Village 1 phases. For purposes of the Village 1 Plan Area
Fee—Infrastructure component, the developable acreage upon which the fee will be charged will
include all developable acreage regardless of its zoning for single-family, multifamily, or
nonresidential uses.

If a Constructing Entity has Village 1 Plan Area Fee reimbursements that may be converted to
fee credits, then the amount of the Infrastructure Fee Component payable for a given project will
vary based on how many credits may be applied to the project. Village 1 Plan Area Fee
reimbursements that may be converted to fee credits would be available only to the extent that
a property owner had an executed reimbursement agreement with the City and has posted
adequate security (e.g., bonds, etc.) for the improvements included in the agreement.

Neighborhood Park Development Component

For all single-family development, the Village 1 Plan Area Fee Neighborhood Park Development
component will be due with the first building permit within each final small lot subdivision map.
For multifamily development, the Neighborhood Park Development component will be due at
building permit. The Neighborhood Park Development component will not be payable by
nonresidential development.

Although payable with the first building permit within each final small lot subdivision map, the
fee will be calculated on a per-unit basis by land use designation. The amount due will be equal
to the number of residential units in a proposed final map multiplied by the Neighborhood Park
Development component per unit for the given land use category. The City will permit property
owners who are anticipated to construct neighborhood park(s) in their project and who have
posted adequate security to take a fee credit against this fee compenent.

Neighborhood Park Land Acquisition Component

For all single-family development, the Village 1 Plan Area Fee Neighborhood Park Land
Acquisition component will be due before City Council acceptance of each final small lot
subdivision map. For multifamily development, the Neighborhood Park Land Acquisition
component will be due at building permit. The Neighborhood Park Land Acquisition component
will not be payable by nonresidential development.

Although payable before final small lot subdivision map, the fee will be calculated on a per-unit
basis by land use designation. The amount due will be equal to the number of residential units
in a proposed final map multiplied by the Neighborhood Park Land Acquisition component per
unit for the given land use category. The City will permit property owners who have dedicated or
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who have completed an irrevocable offer of dedication (10D) of neighborhood park land to the
City to take a fee credit against this fee component.

Administration Fee Component

The Administration Fee Component is due at the same time as and when the Village 1 Plan Area
Fee—Infrastructure component is due and payable. Generally speaking, the City does not
anticipate that any Village 1 property owners will be taking credits against the Administration Fee
Component.

Village 1 Plan Area Fee—Phases 1 and 2 Initial Base Infrastructure Fee
Applicability and Timing

As described in more detail below, development in Phases 1 and 2 will be subject to a Phases 1
and 2 Initial Base Infrastructure Fee {Initial Base Fee). The purpose of the Initial Base Fee is to
result in a situation where the initial Phases 1 and 2 developers end up with the same relative
amount of infrastructure oversizing relative to each other. Subsequent Village 1 development
will continue to be subject to the Initial Base Fee until the Phases 1 and 2 developers no loenger
have any outstanding cash reimbursements owed to them.

Village 1 Plan Area Fee—Initial Base Fee

Relative to prospective development in all other Village 1 phases, Phases 1 and 2 will be required
to advance-fund a greater amount of backbone infrastructure and other public facilities. When
the Phases 1 and 2 backbone infrastructure is complete, Phases 1 and 2 developers will have
expended more than their proportionate share of costs. As an example, the average cost per
developable acre of infrastructure completed in Phases 1 and 2 may be $105,000; whereas, if
the City or another party had constructed all of the infrastructure and Phases 1 and 2 were
allowed to pay the Village 1 Plan Area Fee, the obligation only would be $80,000 per developable
acre.

Given the Phases 1 and 2 oversizing, the City will implement an Initial Base Fee element in the
Village 1 Plan Area Fee—Infrastructure component, designed to achieve the following purposes:

1. Ensure all Phases 1 and 2 property owners will bear a proportional share of backbone
infrastructure oversizing (whether through direct construction of infrastructure or payment of
the Village 1 Plan Area Fee).

2. Provide an opportunity to recalculate the Initial Base Fee following completion of Phases 1
and 2 infrastructure.

3. Ensure Phases 1 and 2 property owners are reimbursed for infrastructure oversizing before
subsequent Village 1 phases are afforded the same privilege.

The City will continue to collect the Initial Base Fee from subsequent Village 1 phases (after
Phases 1 and 2) until such time as the Phases 1 and 2 property owners have been reimbursed
back to their proportionate share of backbone infrastructure as determined by the Specific Plan
Area—Infrastructure fee. As described herein, the Phases 1 and 2 property owners’
proportionate share of the Village 1 Plan Area Fee obligation will be subject to change based on
annual adjustments to the Village 1 Plan Area Fee and will be recaiculated and updated at the
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conclusion of Phases 1 and 2. Please see Table 6-4 for a specific example of this potential
change.

Reimbursements to property owners will be paid on a first-in first-out basis based on the
effective date of the credit/reimbursement agreement in any calendar year for a Constructing
Entity or based on the calendar year in which the Village 1 Plan Area Fee—Infrastructure
component Initial Base Fee was paid (for a party who did not construct any infrastructure). A
Constructing Entity will achieve a given Calendar-Year Priority when it has a fully executed Fee
Reimbursement Agreement and has expended at least 30 percent of the hard costs for eligible
Village 1 Plan Area Fee infrastructure included in such reimbursement agreement. As described
in this Financing Plan, the Phases 1 and 2 property owners’ proportionate share of Vitlage 1 Plan
Area Fee obligation will be subject to change based on annual adjustments to the Village 1 Plan
Area Fee and will be recalculated and updated at the conclusion of Phases 1 and 2.

Initial Base Fee Amount

As shown in Table 6-1, the Initial Base Fee is established on a per-developable-acreage basis by
Village 1 land use category. Any Village 1 project shall pay the Initial Base Fee amount until
such time as the City no longer maintains the Initial Base Fee element in the Village 1 Plan Area
Fee Program. Notwithstanding the previous sentence, a property owner who has constructed
backbone infrastructure may convert reimbursements owed for such construction to fee credits
against the Initial Base Fee.

Initial Base Fee Collection

The Infrastructure Plan, prepared by Frayji Design Group, Inc., identifies the area of each
Village 1 property owner by development phase. The phase designations influenced the amount
and timing cf Backbone Infrastructure and Other Public Facility obligations by development
phase. Consequently, the procedures for collecting the Initial Base Fee are directly influenced by
the phasing identified in the Infrastructure Plan. As the City and a Village 1 property owner
execute a DA, each DA shalf include an exhibit identifying the respective phases of development
for all property to which that DA applies and the anticipated developable acreage of owners’
property in each development phase. For purposes of developable property, the exhibit will
include the developable acreage of all single-family, multifamily, and nonresidential property.
Developable acreage also will be defined in the DA, so there can be no disagreement as to what
the term inciudes and excludes.

Initial Base Fee Collection from Phases 1 and 2 Development

Before City Council acceptance of the first final small lot map in a respective development phase,
the Initial Base Fee shall be payable for the entire developable acreage owned by that property
owner within that development phase. For example, the exhibit in Developer A’s DA identifies
100 developable acres as Phase 1 property and 150 developable acres as Phase 2 property.
Before Developer A can receive City Council acceptance for his or her first final small lot map in
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Phase 1, Developer A must have paid the Initial Base Fee for the entire 100 acres of Phase 1
developable acreage (see Table 6-2). All subsequent Phase 1 final small lot maps for
Developer A will not have to pay the Initial Base Fee because the Initial Base Fee for all Phase 1
property was already paid. Similarly, before Developer A can receive City Council acceptance for
his or her first final small lot map in Phase 2, Developer A would have to pay the Initial Base Fee
for the entire 150 acres in Phase 2 (see Table 6-3).

If a multifamily or nonresidential development wishes to proceed before the first final small lot
map in a phase has been considered for City Council acceptance, then the entire Initial Base Fee
would be required to be paid for all of that respective phase before issuance of a building permit
for either a multifamily or a nonresidential project. Following the example above, if a 10,000-
square-foot commercial buitding were being processed on a 1.5-acre parcel in Phase 1 and no
final small lot maps had been accepted by the City Council, then before issuance of the building
permit, the Initial Base Fee would be payable for 10 acres in Phase 1.

Initial Base Fee Collection from Subsequent Village 1 Development Phases

Before City Council approval of the first final small lot map in a respective development phase
(after Phases 1 and 2), the Initial Base Fee shall be payable for the developable acreage
associated with that specific final small lot map being considered for City acceptance. In
addition, the Village 1 Plan Area Fee-Infrastructure fee component shall be payable for all
remaining developable acres in the phase in which the first final small lot map is being
considered. Consider the example of Developer B who has 75 developable acres identified in his
or her DA as Phase 3, and his or her first final small lot map was 25 acres. Before City Council
acceptance of the first final small lot map, the following payments would need to be paid to the
City: 25 acres multiplied by the Initial Base Fee per acre and 50 acres multiplied by the Village 1
Plan Area Fee-Infrastructure component per acre. The table below shows this example.

If the Initial Base Fee is still in effect when Developer B comes forward with his or her second
final small lot map in Phase 3, before City Council acceptance of that final map, Developer B will
have to pay the difference between the Initial Base Fee per developable acre and the Village 1
Plan Area Fee-Infrastructure component per acre for all developable acres associated with the
second final small lot map. The table below shows this example,

Updates to the Initial Base Fee

The City will adjust or update the Initial Base Fee in the same manner as it will adjust or update
the overall Village 1 Plan Area Fee Program. As described in more detail below, such changes
might be automatic annual adjustments or periodic updates to the quantities or unit prices. One
feature unique to the Initial Base Fee will be the final update and reconciliation of the Initial Base
Fee when Phases 1 and 2 infrastructure is complete, as determined by the City Engineer. The
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purpose of the final update of the [nitial Base Fee would be to ensure all eligible infrastructure
costs incurred by Phases 1 and 2 property owners would be accounted for in the amount of
Initial Base Fee applicable to Village 1 development. This reconciliation would recognize
expenditure on eligible Village 1 Plan Area Fee Program improvements and will serve to inform
recalculation of the entire Village 1 Plan Area Fee Program—Infrastructure component.

At the time the final reconciliation is complete, the amount of reimbursement for facilities
oversizing will be recalculated. Although the intent would be that every Phases 1 and 2 property
owner would be owed the same reimbursement per acre {in a given land use category), it is
nossible that this number may differ based on whether a property owner was a Constructing
Entity or a Village 1 Plan Area Fee payer (see Table 6-4). As an example, at the time the
Financing Plan was completed, the Initial Base Fee was anticipated to be approximately
$105,000 per developable acre and the buildout amount was anticipated to be approximately
$80,000. In this example, the Phases 1 and 2 oversizing burden equals $25,000 per developable
acre. It is possible at the end of Phases 1 and 2 that the total amount expended within Phases 1
and 2 equates to $107,500 per acre and the buildout amount might change to $85,000 per
developable acre. In this particular example, the oversizing burden was reduced from $25,000
to $22,500, Although this example may never occur, it illustrates one potential outcome of the
reconciliation that wiil be completed at the end of Phases 1 and 2.

Cessation of the Initial Base Fee

At a minimum, the City would not anticipate ending collection of the Initial Base Fee until such
time as all Phases 1 and 2 property owners have been reimbursed back to their proportional
share of Village 1 Plan Area Fee obligation as determined by the Village 1 Plan Area Fee Program
when the Phases 1 and 2 final reconciliation is completed. For example, if, when the Phases 1
and 2 final reconciliation is completed, the Village 1 Plan Area Fee obligation for a VLDR unit
project is $105,000 per acre and the Initial Base Fee is $80,000 per acre, the City would not end
collection of the Initial Base Fee until all Phases 1 and 2 property owners who were at the
$105,000 per acre level were reimbursed back to the $80,000 level one by one in priority order
as described above,

Of course, by imposing the Initial Base Fee on subsequent Village 1 property owners (e.g.,
Phases 2, 3, 4, etc.), those subsequent property owners also will have funded greater than their
proportional share of costs as measured by the difference between the Initial Base Fee and the
Village 1 Plan Area Fee. Reimbursement from the Initial Base Fee down to the proportional
Village 1 Plan Area Fee obligation shall be in calendar-year priority order established by year of
eligibility via construction of eligible facilities or by year of payment of the Plan Area Fee if not a
constructing entity. Given this circumstance, the City will have the ability to monitor and
determine whether continued imposition of the Initial Base Fee after all Phases 1 and 2 property
owners have been repaid is warranted and for how long. Eventually, the Initial Base Fee can no
longer be collected because Village 1 Plan Area Fee revenue from subsequent Village 1
development is available for reimbursement to constructing entities and is not needed to
construct new infrastructure.
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Village 1 Plan Area Fee Program Reimbursements and
Credits

As is typical with development impact fee programs, many of the public infrastructure facilities
are needed up front, before adequate revenue from the fee collection would be available to fund
such improvements. Consequently, private funding will be necessary to pay for the public
improvements when they are needed. This private funding may be in the form of land-secured
bonds, developer equity, or another form of private funding. As will be further detailed in the
DA, there shall be no adjustment to the Village 1 Plan Area Fee based on the method by which a
constructing party funds or constructs eligible project costs.

Reimbursement for Eligible Project Improvements

In cases where a private party {e.g., developer) has advance-funded an eligible Village 1 Plan
Area Fee infrastructure component, that party would be defined as a "Constructing Entity” and
will be due a reimbursement from the Village 1 Plan Area Fee Program. Reimbursements will be
provided under the following conditions:

e A Constructing Entity shall have executed a Fee Reimbursement Agreement with the City (a
form of which is included in each DA executed between the City and a property owner).

+ Constructing Entity-installed improvements shall be considered for reimbursement. Only
funds collected from the Village 1 Plan Area Fee shall be used to reimburse a developer who
installed eligible infrastructure improvements identified in this report. Reimbursements are
an obligation of the Village 1 Plan Area Fee Program and not an obligation of the City General
Fund or other operating funds.

s All bidding and contracting for construction work shall be done to allow for the Project
improvements to be eligible for acquisition or construction through a CFD or to enable the
Village 1 Plan Area Fee Infrastructure Fee Component to be financed by a CFD. Failure to
comply with these requirements may result in the applicable imprevements becoming
ineligible for reimbursement through the Village 1 Plan Area Fee.

The total amount of reimbursement for completed infrastructure will he based on actual costs
incurred for eligible hard costs based on a properly bid construction contract. All hard costs will
be subject to verification by the City. The overall cost summaries included within the
Infrastructure Finance Plan include 17 percent for soft costs allocation along with 15 percent
contingency based upon estimated construction cost. Soft cost elements as included have been
estimated at:

s Plan Check & Inspection = 5%

s Soil Inspection = 1.5%

s Bond Fees = 1%

+« Engineering and Staking = 9.5%

The soft costs will further need to incorporate non-typical items such as PG&E Design Fees;
QOutside Agency Review Fees; SWPPP Inspection (which may be a contractor performed
function); and other elements that may arise as a required effort in completion of the project. As
these non-typical items are difficult to quantify, the Village 1 Plan Area Fee shall account for Soft
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Costs on an actual incurred basis during Phases 1 & 2. At the end of Phase 2 the City shall
reconcile actual soft costs and compare to estimated soft costs in the plan, and make
adjustments to allocations concurrent with construction cost reconciliation adjustments. At the
end of Phase 2 the City may elect to proceed for future phases with a fixed percentage for soft-
costs after evaluating the actual soft costs incurred during the first two phases, or to continue
administering soft costs on an actual incurred basis.

Reimbursements shall be controlled by a fully executed Fee Reimbursement Agreement. Fee
reimbursements will be personal to the party granted Village 1 Plan Area Fee reimbursements,
and such fee reimbursements do not run with the land. Depending on circumstances, Village 1
Plan Area Fee reimbursements may be repaid in the form of fee credits or cash reimbursements
as described in more detail below. Cash reimbursement for eligible facilities will not be payable
until the infrastructure for which reimbursement is being made is completed and accepted by the
City. Fee reimbursements converted to fee credits may be used once a Fee Reimbursement
Agreement has been executed and acceptable security has been posted as determined by the
City Engineer.

Reimbursements Converted to Fee Credits

At his or her election, a Constructing Entity {developer or property owner) may convert fee
reimbursements to fee credits for use anywhere in the property identified in that property
owner's DA and subject to a particular phase designation. More specifically, cash
reimbursements may be converted to fee credits only within the respective development phase
that aligns with the infrastructure constructed. For example, if a property owner has constructed
Phases 1 and 2 infrastructure, then that Constructing Entity can convert the fee reimbursement
to fee credits for development within Phases 1 and 2. If a property owner elects to construct
infrastructure identified for a future phase {(e.g., constructs Phase 4 infrastructure), then that
Constructing Entity cannot convert fee reimbursements into fee credits for use in Phases 1, 2 or
3.

Fee credits will be expressed as a dollar amount to be used to offset the Village 1 Plan Area Fee.
Fee reimbursement may be converted to fee credits when needed to be applied against the
Village 1 Plan Area Fee Program obligation. All fee reimbursements, including those converted to
fee credits, shall be adjusted annually based on the annual change to the Village 1 Plan Area Fee
Program (i.e., Construction Cost Index adjustment). All fee reimbursements, including those
converted to fee credits, shall only apply against the Viilage 1 Plan Area Fee Program element for
which funding was advanced. In other words, the City will not permit a property owner to he
reimbursed or use fee credits against the Village 1 Plan Area Fee—Infrastructure component for
dedicated park land or for a constructed park. Similarly, a property owner will not be able to
take Village 1 Plan Area Fee—Park Development fee credits for a completed roadway.

As with fee reimbursements, fee credits will not run with the land and may be applied to any
property identified in a property owner’s DA subject to the phasing limitations described above.
The owner of fee reimbursements may allocate Village 1 Plan Area Fee credits in any manner to
a given parcel or project in his or her own property as identified in his or her DA. It is the
Constructing Entity’s responsibility to inform the City how fee credits will be applied to
development projects, and the City, as the Village 1 Pian Area Fee Program administrator, shall
bear responsibility for ensuring fee credits are used only on appropriate property and in the
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appropriate phase. Exhibits to the DA will serve as template forms and subsequently be used by
a Constructing Entity when using Village 1 Plan Area Fee Program fee credits.

Cash Reimbursements

Fee reimbursements that are not converted to fee credits will be subject to reimbursement from
Village 1 Plan Area Fee cash flows, when available, on a first-in first-out basis. Fee
reimbursements do not run with the fand and may be transferred to any property owner in
Vitlage 1. It shall be the responsibility of the property owner who wishes to transfer any fee
reimbursements to notify the City of such transfer. The transferor and transferee both shall sign
an acknowledgement or other instrument acceptable to the City identifying the transfer amount
and all other necessary information {e.q., date, contact information, etc.).

Cash reimbursements will be paid on a first-in first-out basis based on the effective date of the
credit/reimbursement agreement in any calendar year (Calendar-Year Priority). A Constructing
Entity will achieve a given Calendar-Year Priority when it has a fully executed Fee
Reimbursement Agreement and has expended at least 30 percent of the hard costs for eligible
Village 1 Plan Area Fee infrastructure included in such reimbursement agreement. Although the
Calendar-Year Priority should account for this issue, property owners are anticipated to be paid
cash reimbursements on a phase-by-phase basis, meaning that property owners in Phases 1 and
2 would anticipate receiving their cash reimbursements before a property owner in Phase 4.

If two agreements have an effective date in the same calendar year, reimbursements will be paid
out pro rata to each Constructing Entity based on the relative amount of fee reimbursements
owed to each party.

The Financing Plan anticipates all Village 1 Plan Area Fee infrastructure will be constructed by
Village 1 developers; thus, the City is anticipated to collect Village 1 Plan Area Fee revenues only
from these Village 1 developer-property owners who are not Constructing Entities (i.e.,
developer-property owners who do not construct eligible Village 1 Plan Area Fee backbone
infrastructure).

Village 1 Plan Area Fee Administration Fee
Component

The Village 1 Plan Area Fee Administration Fee Component will be collected to fund the
administration, oversight, implementation, and updates of the Village 1 Plan Area Fee Program.
The Village 1 Plan Area Fee Administration Fee Component will include adequate funding to cover
all City costs, including those of outside consultants if so hired, to administer the Village 1 Plan
Area Fee Program.

While the Village 1 Plan Area Fee Administration Fee Component is required to cover actual costs
of administering the program on an annual basis, this fee component also must collect adequate
funding to cover periodic updates to the program that are above and beyond the annual fee
program manitoring and maintenance. To account for these circumstances, it is recommended
the Village 1 Plan Area Fee Administration Fee Component be established as a percentage of the
Village 1 Plan Area Fee—Infrastructure component. At the outset of the program, the City has
determined to use 1.5 percent of the Infrastructure estimated construction cost component as
the administrative fee amount. Although based on the amount of the Infrastructure component
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alone, this administrative fee amount is intended to cover City and outside consultant costs (if
incurred) to administer the entire Village 1 Plan Area Fee Program, including neighborhood park
components,

Village 1 Plan Area Fee Program Adjustments and
Update

The Village 1 Plan Area Fee is subject to automatic annual inftation adjustments, periodic
updates, and a 5-year review requirement. The purpose of each update is described in this
section.

Automatic Inflation Adjustments

Annually, the costs on which the Village 1 Plan Area Fee is based shall be updated by actual
costs (using unit price and other cost data from completed projects) or using a construction cost
index such as the Engineering News Record Construction Cost Index (CCI). In the event an
index is used, the Financing Plan recommends, in July of each calendar year, using the
procedures set forth in California Government Code Section 66017, the Village 1 Plan Area Fee
be adjusted by the average of the change in the San Francisco CCI and the change in the 20-city
CCI as reported in the Engineering News Record for the 12-month period ending March of each
calendar year.

Periodic Village 1 Plan Area Fee Updates

The proposed Viltage 1 Plan Area Fee is subject to periodic updates based on changes in
developable land, cost estimates, or other changes in the data on which the fee is based. For
the first 5 years after approval of the first Village 1 Plan Area Fee Program fee nexus study, the
periodic update will be conducted either (1) after the approval by the City of a SPA and on the
request of any landowner or (2) every 2 to 3 years. Thereafter, the City will continue to conduct
periodic updates either (1) after the approval by the City of a SPA and on the request of any
landowner or (2) as otherwise determined by the City.

During pericdic updates, the City will analyze these items:

« Changes in facility costs different from the CCI inflation factor.

« Use of actual costs for completed facility improvements to “true up” the fee program.
+ Changes in land use because of SPAs.

« Changes in other funding sources.

e Changes in the cost to update or administer the fee.

After an amendment to the Village 1 Plan Area Fee Program is implemented by the City, the
updated fees shall apply to Village 1 development from that point forward. If a SPA results in a
decrease in facilities funded by the Village 1 Plan Area Fee, the corresponding cost savings shal!
be to the benefit of all Village 1 property owners who would still be subject to the Village 1 Plan
Area Fee. Conversely, if a SPA, except those initiated by the City, adds improvement costs to
the Village 1 Plan Area Fee Program, then those increased costs should be borne by the party
requesting the SPA.
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/.  FEASIBILITY OF THE FINANCING PLAN

This chapter provides a summary of financial feasibility of the Project. The feasibility analyses
presented in this chapter evaluate the feasibility of the Project in light of current and proposed
fees, estimated infrastructure cost burdens, and taxes and assessments. The actual costs, unit
mix, Mello-Roos bond proceeds, fees, and other factors may vary according to the market
conditions at the time of development. Final unit sales prices and major Backbone Infrastructure
and Other Public Facilities costs will have an impact on actual development feasibility.

Summary of Feasibility Analyses

This Financing Plan includes the following two methods for evaluating the financial feasibility of
the proposed Project:

e Total Infrastructure Cost Burden of Major Infrastructure.
 Total Taxes and Assessments as a Percentage of Sales Price.

To be considered financially feasible, the Project should meet both of the feasibility tests.

It is important to note that these feasibility metrics, described in further detail below, should be
considered initial diagnostics, offering a general indicator of whether or not a project is likely to
meet financial feasibility criteria, or whether measures should be taken to improve viability either
through a reduction in cost burdens, identification of other funding sources, or other approaches.

The purpose of the Total Infrastructure Cost Burden of Major Infrastructure feasibility test is to
assess the financial feasibility of the Project, given all current and proposed fees, and the
additional burden of Project-specific infrastructure costs. If a Project-specific fee (plan area fee)
is chosen as the means to fund infrastructure costs not covered by existing or proposed financing
programs, this feasibility test assesses the additional fee burden on residential dwelling units.

It is common for developers of major development projects to advance-fund and carry
infrastructure costs for some length of time. The impact of the land developer’s cost burden
depends on several factors, including the time frame for the reimbursements and the extent to
which full reimbursement is received, either through public funding programs or through
adjustments in land sales prices.

The purpose of the Total Taxes and Assessments as a Percentage of Sales Price feasibility test is
to ensure current and proposed taxes and assessments do not exceed the preliminary target of
1.7 percent of the value of the property.? If a Mello-Roos CFD (special tax) or assessment is
chosen as the means to fund infrastructure costs not covered by existing or proposed financing
programs, this feasibility test assesses the additional special tax/assessment burden on
residential dwelling units. The estimated preliminary maximum special tax amount that could be

4 Although the general rule of thumb is 2 percent, the Village 1 property owners have set a
preliminary target amount of 1.7 percent, to allow some gap for additional special taxes and
assessments if needed.
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implemented as part of a Mello-Roos CFD or Assessment District is included in this feasibility test
(refer to Table 5-4 in Chapter 5 for estimated preliminary maximum special tax amounts).

Total Infrastructure Cost Burden of Major Infrastructure Feasibility Test

The infrastructure cost burden of development to a builder can be used to assess the financial
feasibility for development of the finished products of a project. The total infrastructure cost
burden consists of all Backbone Infrastructure and Public Facilities costs allocated to the
development plus applicable fees, including building permit processing fees, County fees, and
regional fees. The infrastructure cost burden feasibility indicator measures the total costs of
Backbone Infrastructure and Public Facility improvements as a percentage of the final sales price
or finished value of a residential unit.

The Total Infrastructure Cost Burden of Major Infrastructure Feasibility Test provides a
performance indicator of a project’s feasibility. In general, for each residential and
nonresidential land use, if the total cost burden per dwelling unit or square foot is less than 15 to
20 percent of the finished sales price, then a project is considered to be financially feasible:

e Burdens below 15 percent are generally considered financially feasible.

e Burdens between 15 and 20 percent may be feasible depending upon the specific
circumstances of the project., and

e Burdens above 20 percent suggest that a project may not be financially feasible unless other
components of the praject pro forma are particularly advantagecus to the developer, thus
allowing the project to bear unusually high infrastructure costs.?

These feasibility benchmarks are based on EPS’s experience conducting financial feasibility
analyses for numerous projects throughout the Sacramento Region and Central Valley over the
last 3 decades. The 15- to 20-percent test is merely a tool that can be used—along with other
tools—as a general measure of financial feasibility. This measure should not be taken to mean
that if one land use type exceeds the threshold, the project definitely is infeasible. There are
ways in which a development project can mitigate against a high cost burden. In addition, the
infrastructure costs will be fine-tuned and possibly reduced as engineering studies are completed
closer to actual construction.

Village 1 Infrastructure Cost Burden Feasibility Summary

Table 7-1 shows the total infrastructure cost burden by tand use for the Project. The cost
burden is shown per dwelling unit for residential units. The Infrastructure Cost Burden Analysis
is organized into the following components:

5 Such other components may include extraordinarily low land basis (e.g., land has been in
the family for a long time, land acquired during severe real estate market downturn, etc.),
development phasing (e.q., fast early absorption ahead of a major infrastructure cost such as
a new water treatment plant), low or no envircnmental mitigation requirements (e.g.,
through avoidance and/or on-site preservation.
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+ Existing City Fees. Includes permit, processing, and existing City development impact
fees.

+ Existing City PFE Fee. Includes all elements of the existing City PFE Fee Program.

+« Plan Area Fees. Includes the proposed Village 1 Plan Area Fee Program. Please note that
although expressed on a per unit basis for Table 7-1, the Plan Area Fee - Infrastructure
component will be imposed on a developable acreage basis. The amount per unit by land use
category was estimated using the average densities for each category as assumed in this

Financing Plan.

¢ School Fees. Includes the Western Placer Unified School District impact fee.

e County/Regional Agency Fees. Includes the fees collected by Placer County, the Placer
County Water Agency and other County or regional agencies.

Table 7-1 documents the infrastructure cost burden for Village 1 residential units, based on the
estimated unit sales prices and the infrastructure costs shown per unit. The cost burden per
dwelling unit ranges from approximately 19.5 percent to approximately 24.7 percent of the home
sales price for all owner-occupied low- and medium-density residential land uses, indicating
these units are at the upper end of the range that is generally considered feasible to develop.
The cost burden for multifamily units is greater than 20 percent indicating a combination of a
change in unit valuation or change in costs allocated to multifamily development may be
necessary before these Specific Plan land uses may move forward. The infrastructure cost
burdens indicated in this Financing Plan could change for several reasons, including cost
reductions resulting from final design and project bids, a change in estimated valuations with
changing market conditions or one developer advances a mix of land uses where a cross-
subsidization of cost burdens might occur.

Total Taxes and Assessments as a Percentage of Sales Price

The measurement of Total Taxes and Assessments as a Percentage of Sales Price is often
referred to as the “two-percent test.” This metric is yet another measure of the financial
feasibility of a project evaluated by land developers, builders, and municipal governments. The
Total Taxes and Assessments as a Percentage of Sales Price is a general rule for the feasibility of
proposed annual special taxes and assessments. In general, if the sum of property taxes, other
ad valorem taxes, and all annual special taxes and assessments is less than 2 percent of the
average finished home sales price, then the burden of annual taxes and assessments is
considered financially feasible. In the Sacramento Region, generally there is a target rate for the
total of these taxes to be no greater than approximately 1.7 percent to 1.8 percent of the
finished home sales price.

Two-Percent Feasibility Summary

As described in more detail in Chapter 5, Village 1 development will be subject to one or more
CFDs formed to fund Village 1 public facility maintenance and public safety. This Financing Plan
includes estimates of the annual special taxes the City is anticipated to require from new
Village 1 development. Table 5-4 in Chapter 5 summarizes the Two-Percent Test for the
various residential developable land uses in the Project. The total annual amount includes the
following taxes and assessments:
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+ Property taxes.
¢+ Other general ad valorem taxes (e.g., school/other GO bonds).
e Existing special taxes and assessments.

« Proposed or potential special taxes for Village 1 public facility maintenance and public safety
services.

e A preliminary estimate of CFD special taxes for infrastructure, based both on tax rates in
comparable projects in the City and surrcunding areas and on the overali annual tax burden,

After accounting for all taxes on Table 5-4 in Chapter 5, each land use type has a total tax
burden of less than or equal to the preliminary target of 1.7 percent.
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8. FUNDING OF ONGOING OPERATIONS AND MAINTENANCE
CosTS

Village 1 Funding for Maintenance

The City historically has used landscaping and lighting district assessments on new development
to fund the maintenance of street lighting, landscape corridors, medians, storm drainage
facilities, and other open spaces. For Village 1, the Financing Plan is based on the assumption
that the City may choose to use the services and maintenance authorizations under the Mello-
Roos Act to implement one or more Maintenance CFD(s). For Financing Plan purposes, the
annual maintenance obligations have been organized into the following categories:

e Park, Trail, Landscape Corridor, Median, and Open Space Maintenance.
+ Street, Street Light, and Safety Light Maintenance,
¢ Storm Drainage Maintenance.

Although subject to change upon creation of the funding mechanism, the Financing Plan
generally defines annual maintenance as follows. Annual maintenance functions and costs
generally will include the installation, maintenance, and servicing of turf, ground cover, shrubs
and trees, irrigation systems, drainage systems, street lighting, fencing, soundwalls, sidewalks,
monuments, statuary, fountains, water quality ponds, park facilities, open space, bike trails,
walkways, drainage swales and other ornamental structures and facilities, entry signage, street
pavers, art work and monuments, and all necessary appurtenances, and labor, materials,
supplies, utilities (including water and electricity) and equipment, as applicable, for property
owned or maintained by the City. The annual maintenance costs also would likely include an
allowance for long-term repair and replacement of improvements.

A portion of the annual maintenance special tax also may be used to fund open space
maintenance. Although the specific details will be finalized before Village 1 development, this
maintenance function is intended to maintain the open space areas located adjacent to avoided
or created habitat mitigation areas and other buffer areas between the cpen space and vertical
development. The City is working through this funding strategy not only with Village 1 but also
with other “villages” identified in the City’s General Plan.

At the time this Financing Plan was written, the City and property owners were quantifying the
types and locations of Improvements for which CFD funding will be required. Because the
amount has not been quantified in total or on a per unit basis, this Financing Plan includes a
placeholder amount of $500 per low density single family residential unit based on comparable
costs for similar master-planned communities within the region. The costs for higher density
units will be less than that of a single-family unit. When the Maintenance CFD(s) are
implemented, the City and Village 1 property owners may wish to combine or separate one or
more of these functions into different groups. How the functions are organized ultimately will
likely be informed by further analysis by the City. The final agreement on terms will be
memorialized in the terms of the DA that is expected to be executed between the City and each
Village 1 property owner.
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Lincoln Village 1 Infrastructure and Public Facilities Financing Pian
Public Review Draft Report August 2016

Village 1 Funding for Public Safety

The Project was annexed into the City from the unincorporated County. Among other terms of
the annexation, one term included tax revenue sharing between the City and County from the
Village 1 annexation area. Before annexation, the City prepared a fiscal impact analysis that
identified a range of annual deficits (e.g., the difference between Village 1 revenues to the City
compared with City costs of services to the Project). To provide a funding mechanism to cure
any such annual deficits, the DA requires that all new Village 1 development participate in a
Mello-Roos CFD for public safety. This CFD will be formed before approval of the first final small
lot map in the Project. This Financing Plan includes a placeholder special tax amount for this
CFD obligation, which is based upon the original fiscal impact analysis. The final special tax
amount will be determined when the City and County agree on an updated fiscal impact analysis
and final split of property tax revenues from new Village 1 development.

Funding for Maintenance and Public Safety
Obligations During Construction Periods

The above-mentioned funding mechanisms are designed to levy annual taxes in an amount equal
to that of anticipated costs of public facility maintenance and new public safety services. The
special taxes will be triggered once a building permit is puiled for construction on a parcel. In
addition, the City Council has expressed its desire to ensure the City is not exposed to any
financial risk for the maintenance of existing roadways or costs of public safety provided to the
Project while construction is underway and before adequate building permits have been pulled to
fund such costs.

At the time this Financing Plan was written, the City and property owners were negotiating the
amount and exact nature of funding that will be provided to satisfy the City Council’s concern for
City costs during construction periods. The final agreement on terms will be memorialized in the
terms of the DA that is expected to be executed between the City and each Village 1 property
owner.
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9. FINANCING PLAN IMPLEMENTATION

Implementation of Financing Plan financing strategies will require use of existing development
impact fee programs, including existing City fee programs, County fee programs, and the school
district fee program. In addition, the City will be presented with actions to implement the new
Village 1 fee programs and land-secured financing districts described herein. The use of land-
secured financing is an integral component of the financing strategy as it will help provide the
up-front funding required for significant Backbone Infrastructure and Other Public Facilities
required at the outset of development.

Financing Plan Implementation Action Items

Table 9-1 details the actions that are required for implementation of the Financing Plan, which
will require the following actions:

e« Approve and execute a DA between the City and each Village 1 property owner when
pursuing development of their property.

s Establish internal City procedures for collection of the Village 1 Plan Area Fee and its
following components:

— Village 1 Plan Area Fee—Backbone Infrastructure.
— Village 1 Plan Area Fee—Neighborhood Parks Fee.
— Village 1 Plan Area Fee—Neighborhood Parks Land Acquisition Fee,
— Village 1 Plan Area Fee—Administration Fee.
e Form one or more land-secured financing districts (CFDs) for infrastructure.
¢ Form one or more land-secured financing districts (CFDs) to fund the following annual costs:
— Public Safety Services.
— Park, Trail, Landscape Corridor, Median, and Open Space Maintenance.
— Street, Street Light, and Safety Light Maintenance.
— Storm Drainage Maintenance.

¢ Prepare documentation and adopt City resolution implementing the Financing Plan
preparation fee. This fee would apply to any Village 1 property owners who did not
participate or did not pay 100 percent of their proportional share of the costs to prepare this
Financing Plan.

Economic & Planning Systems, Inc. 81 13523001 52088 Lot Wilege 1 Finacng Sian\Rperts 152088 1ok



Table 9-1
Lincoln Village 1 Financing Plan
Financing Plan Implementation Actions

DRAFT

Category/ltem

Action

Responsible
Party

Timing

Development Agreement

New Development Agreement

Development Impact Fee Programs

Village 1 Plan Area Fee - Backbone
Infrastructure

Village 1 Pian Area Fee -
Neighborhood Parks Development
Fee

Village 1 Plan Area Fee -
Neighborhood Parks Land
Acquisition Fee

Infrastructure CFD(s)

Public safety

Parks, Trails, Landscape Corridors,
Medians and Open Space
Maintenance

Approve and execule a new Development
Agreement between the City and each Village 1
property owner.

Establish internal procedures for collection of
development agreement fees for roadways, water,
sewer, storm drainage and other facilities costs.

Establish internal procedures for collection of
development agreement fees for neighborhood park
development costs.

Establish internal procedures for collection of
development agreement fees for neighborhood park
land acquisition.

Form one or more Melle-Roos CFD(s) to fund all or
a portion of the required Village 1 Backbone
Infrastructure and Other Public Facilities.

Form Mello-Roos CFD to fund public safety services.

Form Maintenance Services Mello-Roos CFD to
fund park, parkway, open space, median and
landscape corridor maintenance.

Street Maintenance District / Lighting Form Mello-Roos CFD to fund street, street light and

Maintenance District

Storm Drainage Maintenance

Financing Plan Reimbursement Fee

- safety light maintenance. Could be combined with

above Maintenance Services CFD.

Form Mello-Roos CFD to fund storm drainage
maintenance. Could be combined with above
Maintenance Services CFD.

New Financing Plan Reimbursement Implement fee to collect nonparlicipants' share of

Fee

Village 1 Financing Plan costs.

City/village 1
Property
Owners

City

City

City

City/Village 1
Property
Owners

City/Village 1
Property
Owners

City/Village 1
Property
Owners

City/Village 1
Properly
Owners

City/Village 1

Property
Owners

City

Concurrent with or immediately
following approva! of the Financing
Pian but before City Council
acceptance of the first Final Small
Lot Subdivision Map or Building
Permit if subdivision is not required.

Before the City Council acceptance
of the first Final Small Lot
Subdivision Map or Building Permit if
subdivision is not required.

Before the City Council acceptance
of the first Final Small Lot
Subdivision Map or Building Permit if
subdivision is not required.

Before the City Council acceptance
of the first Final Small Lot
Subdivision Map or Building Permit if
subdivision is not required.

Land Secured Financing District {Mello-Rcos Community Facility District(s)) for Infrastructure and Public Facilities

Before the first Final Small Lot
Subdivision Map or Building Permit if
subdivision is not required.

Land Secured Financing District {Mello-Rcos Community Facility District(s})) for Operation and Maintenance (Services)

Before Final Map or Building Permit
if subdivision is not required.

Before Final Map or Building Permit
if subdivision is not required.

Before Final Map or Building Permit
if subdivision is not required.

Concurrent with or immediately
following Tentative Map Approval/

Following approval of Financing Plan
and Development Agreement.

Prepared by EPS 8/9/2016
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Lincoln Village 1 Infrastructure and Public Facilities Financing Plan
Fublic Review Draft Report August 2016

Changes in the Capital Improvement and Financing
Programs

As the Financing Plan is implemented, the infrastructure costs will change and available funding
sources may change (i.e., additional sources may become available) as development occurs. As
a result, the Financing Plan must be flexible enough to appropriately adjust to such changes.
Changes in the actual or assumed infrastructure cost estimates or funding of the infrastructure
and facilities should be re-evaluated in the context of the cverall financing strategy to ensure
required funding is available when needed. Possible changes include the following adjustments:

» Revised or refined Backbone Infrastructure improvements.

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

+ New funding source data.
» Inflationary adjustments to cost and funding data.
¢ Land use changes.

Changes in the overall financing program could include either higher or lawer public facility costs
or different funding source information than initiatlly assumed. The Financing Plan costs and
funding sources are shown in 2016 dollars.

Chapter 6 includes more detailed discussions about how future changes in land use and
infrastructure costs would affect the Village 1 Plan Area Fee Program.

City Administration

The City will administer implementation of the Financing Plan, which will include the following
activities:

e« Completion of the Financing Plan implementation action items identified above.
¢ Administering the Village 1 Plan Area Fee Program.
¢ Administering the DAs between the City and respective Village 1 property owner(s).

¢ Monitoring development activities and Backbone Infrastructure and Other Public Facility
construction.

+ Monitoring, reporting, and periodically updating the financing mechanisms (e.g.,
development impact fee programs) to ensure the necessary infrastructure is constructed as
required to serve Village 1 development.
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This Exhibit is based on Specific Plan and
Cenceptual Design. Finals Costs will be
based on Final Improvement Plans.
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Disclaimer:

This Exhibit is based on Specific Plan and
Conceptual Design. Finals Costs will be
based on Final Improvement Plans.
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Exhibit 5: Backbone Water System Plan
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SUN CITY LINCOLN HILLS
({DEL WEBE)

T R ARCH CLLVERT

A PPE LG
e

A
L

1 (2017 - 2018)

22018 - 2019)
3(2020-
4(2022.
5(2024 -
(2020 -
T (2028 -
8(2030-

2021)
2023)
2025)
2047)
2020)
2031)

SUN CITY LINCOLN HILLS
|DEL WEBE)

N
W E
S
N.T.S.
NOTE:

(‘D AUBURN RAVINE IMPROVEMENTS MUST BE COMPLETED BEFORE CERTIFICATE OF
OCCUPANCY WILL BE ISSUED.

@ DEVELOPMENT MAY PROCEED IN ANY SEQUENCE AND PER DIFFERENT PHASES AS
LONG AS NEEDED INFRASTRUCTURE TO SUPPORT DEVELOPMENT IS IN PLACE.

@ IMPROVEMENTS SHOWN PER PHASE WILL REQUIRE COMPLETION PRIOR TO PULLING
THE BUILDING PERMIT OF THE FINAL LOT SHOWN IN THE CUMULATIVE TOTAL.

@ ONLY AREAS COLORED ABOVE ARE INCLUDED IN THE INFRASTRUCTURE COSTS.
OTHER IMPROVEMENTS ARE PROJECT OWNER COSTS.

@ SOME LENGTHS ABOVE MAY NOT MATCH DUE TO INLET LEADS AND CROSSINGS

Exhibit 6: Backbone Drainage System Plan

(VERDERA)

Disclaimer:

This Exhibit is based on Specific Plan and
Conceptual Design. Finals Costs will be
based on Final Improvement Plans.

FRAY]I

DESIGN GROUP, INC.
1540 Fureka Road Ste. 100 (916) 7623000 Phone
Reseville, (A 95661 (U16) TH2-3955 Fax
, CIVIL ENGINEERING + PLANNING « SURVEYING

T

Revised 6/13/2016
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1 % ASSUME BRIDGE WILL INCLUDE

BRACKETS FOR 2-14" FORCEMAIN.
1 (BY OTHERS)
1 * * VIRGINIATCIWN FOOAD
s e 28 ¢ % 10" SEWER FOR THE PROPERTIES EAST
NI 1 OF OAK TREE LANE TO BE FUNDED BY

PRCPERTY OWNERS WHEN THEY

DEVELOP.
Phasing Legand
1{2017 - 2018)
2 (2018 - 2018)
— 3 (2020 - 2021)
— 4 (2022 - 2023)
—— 5 (2024 - 2025)
E— 6 (2026 2027)
7 (2028 - 2029)
8(2030 - 2031)
&@r‘?‘ &=

w

SUN DITY LINGOUN HILLS E

(OFL WERB| g

£

LEGEND
Exntmg 47 55 g BICKFORD RANCH
- - Exntog {07 S8
L Tn
| ——

Progened Bocksoie
[ - e

O Pairk Of Gonnestien
=%,
g Savens L1 Sastirn an

SUN CITY LINCOLN HILLS
ADEL WEBR)

TWELVE BRIDGES
N (VERBERA)

&)
LR

i

(1) ALL COLLECTOR STREET SEWER LINES TO BE INCLUDED AND TIE-IN FROM PARK TO
TRUNK LINE. Disclaimer:
(2) DEVELOPMENT MAY PROCEED IN ANY SEQUENCE AND PER DIFFERENT PHASES AS This Exhibil is based on Spedific Plan and
LONG AS NEEDED INFRASTRUCTURE TO SUPPORT DEVELOPMENT IS IN PLACE. Conceptual Design. Finals Costs wil be
(3) IMPROVEMENTS SHOWN PER PHASE WILL REQUIRE COMPLETION PRIOR TO PULLING ek o Finet inieoverment Piang

THE BUILDING PERMIT OF THE FINAL LOT SHOWN IN THE CUMULATIVE TOTAL.

@ ONLY AREAS COLORED ABOVE ARE INCLUDED IN THE INFRASTRUCTURE COSTS.
OTHER IMPROVEMENTS ARE PROJECT OWNER COSTS.

| DESIGN GROUP, INC.
1540) Burcka Rel Ste. 100 (916) TB2-3000 Phone
Roseville, CA 95661 (916) 782-3955 Fax
CIVIL ENGINEERING « PLANNING « SURVEYING

Exhibit 7: Backbone Wastewater System Plan

Revised 6/13/2016
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EITY OF LIMOOLN

1{2017 - 2018)
2(2018- 2019)
3 {2020 - 2021)
4 (2022 - 2023)
5 (2024 - 2025)
3 6 (2026 - 2027)
rIll 7 (2028 - 2028)
:r 8 (2030 - 2031)
%*-w
SUN CITY LINCOLN MILLA b‘ﬁ
(DEL WERM) a?
L LEGEND
OFF STREET TRALE Ll
1 ML T USE TRALS —
NON-NFRASTRUC TURE  eeeemessm——m
TRARS
BERFORD RAMCH
- " ' \’%
N ST T
MI:wc BRIDGES { P
] S h
W — E
Disclaimer.
1) DEVELOPMENT MAY PROCEED IN ANY SEQUENCE AND PER DIFFERENT PHASES AS . . .
® LONG AS NEEDED INFRASTRUCTURE TO SUPPORT DEVELOPMENT IS IN PLACE. This Exhibit is based on Specific Plan and
- Conceptual Design. Finals Costs will be
2) IMPROVEMENTS SHOWN PER PHASE WILL REQUIRE COMPLETION PRIOR TO PULLING based on Final Improvement Plans.

THE BUILDING PERMIT OF THE FINAL LOT SHOWN IN THE CUMULATIVE TOTAL

@- ONLY AREAS COLORED ABOVE ARE INCLUDED IN THE INFRASTRUCTURE COSTS.
OTHER IMPROVEMENTS ARE PROJECT OWNER COSTS..

@' REQUIRED SIDEWALKS ARE INCLUDED AS A PART OF CIRCULATION

DESIGN GROUP, INC,
1540 Eurcka Road Ste. 100 (9161 7T82-3000 Phone
Reseville, CA 93661 (916) TH2-3955 Fax
! CIVIL ENGINEERING * PLANNING » SURVEYING .

Exhibit 9: Trails

Revised 8/2/2016
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GCITY OF LINGOLMN

SUN CITY LINCOLN HILLS
(DEL WEBE)

Phasing Legend

1 (2017 - 2018)

2 {2018 - 2016)
3 (2020 - 2021)
I 4 (2022 - 2023)
m—— (2024 - 2025)
e 8 (2028 - 202T)
NN 7 (2028 - 2020)
8 (2030 - 2031)

BICKF ORD RANCH

BUN CITY LINGOUN HILE

(OEL WEBE) N
LEGEND
e i w E
S
N.T.S.

NOTE:

@ DEVELOPMENT MAY PROCEED IN ANY SEQUENCE AND PER DIFFERENT
PHASES AS LONG AS NEEDED INFRASTRUCTURE TO SUPPORT
DEVELOPMENT IS IN PLACE.

IMPROVEMENTS SHOWN PER PHASE WILL REQUIRE COMPLETION
PRIOR TO PULLING THE BUILDING PERMIT OF THE FINAL LOT SHOWN IN
THE CUMULATIVE TOTAL.

@ ONLY AREAS COLORED ABOVE ARE INCLUDED IN THE
INFRASTRUCTURE COSTS. OTHER IMPROVEMENTS ARE PROJECT
OWNER COSTS.

@ ALONG VILLAGE 1 DEVELOPABLE FRONTAGES, LANDSCAPING WILL BE
FUNDED BY FRONTING DEVELOPMENT.

TWELVE BRIDGES
IVERDERA}

Disclaimer:

This Exhibit is based on Specific Plan and
Conceptual Design. Finals Costs will be
based on Final Improvement Plans

FRAY I

DESIGN GROUP, INC,

Exhibit 10: Backbone Amenities Plan

1540 Furcks Road See. 100 (716) TR2-3000 Phone
Roseville, CA 95661 (916) TH2-3955 Fax

CIVIL ENGINEERING » PLANNING = SURVEYING

(Includes Raw Water & Frontage Landscaping) .

Revised 6/13/201

|
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WERIINGA T RO

OTY OF LINCTALN

e 1 (2017 - 2018)

2({2018 - 2019)
I 3 (2020 - 2021)
N (2022 - 20:23)
P
ETERTE
T

5 (2024 - 2025)
r
£ 6(2026 - 2027)
& 7 (2028 - 2029)
= 8 (2030 - 2021)
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NOTES:

@ DEVELOPMENT MAY PROCEED IN ANY SEQUENCE AND PER DIFFERENT PHASES AS
LONG AS NEEDED INFRASTRUCTURE TO SUPPORT DEVELOPMENT IS IN PLACE.

@ ONLY AREAS COLORED ABOVE ARE INCLUDED IN THE INFRASTRUCTURE COSTS.

OTHER IMPROVEMENTS ARE PROJECT OWNER COSTS.

@ REG{O‘NAL Sﬁ.HK QUTSIDE OF COUNTY PARCEL WILL BE DEDICATED ONCE

DEVELO

Exhibit 11: Regional Parks

Disclaimer:

This Exhibit is based on Specific Plan and
Conceplual Design. Finals Costs will be
based on Final Improvement Plans.

JFRAY ]I

| DESIGN GROUP, INC.
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Exhibit 12
Table B-1
Table B-2

Table B-3

Table B-4

APPENDIX B:

Neighborhood Park Cost
Estimates and Allocations

Village 1 Neighborhood Parks..........ccoovviiiiiiiiiiiinnnnns
Neighborhood Park Acres Cost at Buildout .........cccoiveninnnne.

Neighborhood Park Development Plan Area Fee-
Funded Cost Allocation at BuildoUt........ivevivvinnviiricnnniiiannns

Neighborhood Park Land Acquisition Plan Area Fee-
Funded Cost Aliocation at Buildout........cocvevviiiiininnns

Neighborhood Park Acres Cost by Phase.........cccovviivvnvrnnne.
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@ DEVELOPMENT MAY PROCEED IN ANY SEQUENCE AND PER DIFFERENT PHASES AS
LONG AS NEEDED INFRASTRUCTURE TO SUPPORT DEVELOPMENT IS IN PLACE
Disclaimer,

@ ONLY AREAS COLORED ABOVE ARE INCLUDED IN THE INFRASTRUCTURE COSTS
OTHER IMPROVEMENTS ARE PROJECT OWNER COSTS.

PARK AREAS BASED ON THE BEST AVAILABLE LOT COUNTS, SPECIFIC PLAN OR
TENTATIVE MAP AS APPLICABLE.

@ BOTH PRIVATE & PUBLIC PARKS ARE SHOWN. IT IS ASSUMED THAT BOTH WILL BE
ELIGIBLE TO RECEIVE PARK FEE CREDITS

This Exhibit is based on Specific Plan and
Conceptual Design. Finals Costs will be
based on Final Improvement Plans.

TIFRAY I

J| DESIGN GROUP, INC.

1540 Eureka Road Ste, 1060

Exhibit 12: Village 1 Neighborhood Parks

(916) TH2-3000 Phone

Roseville, CA 95661 {916) 782-3955 Fax

E CIVIL ENGINEERING « PLANNING = SURVEYING _.
(Based on Approved Specific Plan) &= )
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APPENDIX D:

City and Other Agency Fee Revenue

Table D-1
Table D-2

Table D-3

Table D-4

County Capital Facilities Fee Revenue ...........ocovvivnininnnne. D-2
South Placer Regional Transportation

AULhOIEY REVENUE 1ttt D-3
Placer County Water Agency Zone 1 Water

Connection Charge REVENUE .....covvvvveiiiiiiiiie e iciannens D-4
Western Placer Unified School District.........coooeeviiiiinnnns D-5
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APPENDIX E:

Finance Plan Reimbursement

Table E-1 Financing Plan Estimated Cost
Reimbursement at Buildout........cooooiiiiiiiniiniinn,

Table E-2 Financing Plan Reimbursement Revenue...........cocoevvvinnnnnn.
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