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Final Report Update
Missouri Flat Master Circulation and Funding Plan
November 20, 2000

[. INTRODUCTION

In 1998 the Board of Supervisors approved Phase I of the Missouri Flat Master Circulation
and Funding Plan (MC&FP-I), the results of an analysis of the transportation infrastructure
needs and financial resources arising from planned development in the vicinity of Highway
50 and Missouri Flat Road. Since then a number of factors relevant to the financial feasibility
have changed, including the scope of planned development and the costs of construction of
the necessary transportation infrastructure. Economic & Planning Systems, Inc., (EPS) was
retained to update the financial analysis prepared for the MC&FP-I to test the current
feasibility of the MC&FP-I and the circumstances that have changed. In particular, EPS has
been asked to evaluate whether the current planned development in the Missouri Flat area
meets the Threshold Level for Funding, or “critical mass,” necessary to generate sales and
property tax revenue sufficient to fund anticipated transportation infrastructure projects.
The following summarizes the results of that effort. The detailed calculations supporting the
following conclusions can be found in the Technical Appendices, dated November 20, 2000.
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II. CONCLUSIONS

The following represents our conclusions and is based on the assumption that the proposed
Wal-Mart and El Dorado Village projects will go forward. The analysis does not include any
development at Sundance or the proposed Raley’s project.

1. The MC&FP-I remains feasible.

Although costs have increased and some funding sources have been reduced, as detailed
below, the plan appears to remain feasible, assuming a gradual payback of the County
Traffic Impact Mitigation Fee (TIMF) program loan through Fiscal Year 2023-24, a grant from
the El Dorado County Transportation Commission of $9.3 million, and a bond issuance in
Fiscal Year 2003-04 to support infrastructure costs. The basic funding mechanisms and
structure contemplated in the MC&FP-I remain unchanged. Table 1 summarizes the
proposed financing.

2. The planned development has been reduced.

The Sundance project identified in the MC&FP-I may not go ahead as planned. Additionally,
the planned Raley’s project and Albertson’s expansion will not necessarily be included in the
Missouri Flat CFD. Therefore, these projects, and their concomitant impact fees and sales
and property tax revenue, have been removed from the “critical mass” calculation.! The
current planned development in the Missouri Flat Area reflected in the “critical mass”
evaluation totals approximately 249,000 square feet of commercial space, a decrease of
483,000 square feet from the approximately 732,000 square feet contemplated in the MC&FP-
L

3. The projected incremental sales and property tax revenue have been reduced.

The reduced planned development of approximately 249,000 square feet will provide
approximately $675,000 in incremental sales tax revenue and $93,000 in incremental property
tax revenue in Fiscal Year 2003-04, when it is expected that all the projected development is
completed and occupied. Of this amount, the County will dedicate 85 percent to the
payment of debt service on special tax bonds issued to pay for part of the projected
infrastructure costs and secured by lien on the property in the Missouri Flat area imposed
through a Community Facilities District.2

* The effect of adding Sundance or the supermarket projects to the feasibility model are evaluated in the
Technical Appendix.
?In the first two years, 100 percent of incremental sales and property tax revenue would be used.
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4. Construction costs for the remaining projects have increased.

The construction costs for the transportation infrastructure projects necessary to support the
now-reduced development plan at Missouri Flat have increased. Currently, the total
transportation infrastructure costs for the three projects required — the Highway 50/ Missouri
Flat Road Interchange, the Missouri Flat-Pleasant Valley Connector, and the Missouri Flat
Road widening — total approximately $41.2 million in current dollars, an increase of $11.2
million over the cost of approximately $30 million estimated in 1998. Table 1 details the
construction costs, adjusted to reflect an inflation rate of three percent. As shown on Table 1,
approximately $6.3 million has been spent on construction to date, and an additional $39.8
million (inflated) will be spent through Fiscal Year 2006-07 for construction and related costs.

5. The Mello-Roos bond issuance amount has been reduced,

The original plan anticipated a series of bond issuances. As part of the financing, it is
contemplated that a Community Facilities District (CFD) will be formed in order to issue
special tax bonds in Fiscal Year 2003-04 in the amount of approximately $7.8 million to pay a
portion of the infrastructure costs associated with correcting existing roadway deficiencies in
the Missouri Flat Area. As illustrated on Table 1, the net proceeds of this bond issuance will
be approximately $6.6 million. Although secured by a lien on the property in the CFD, the
debt service on the bonds will be paid through a contribution of an amount equal to 85
percent of the incremental sales and property tax revenue received by the County from
development at Missouri Flat.

6. The MC&FP-I assumes the receipt of a grant from the El Dorado County
Transportation Commission.

It is anticipated that the El Dorado County Transportation Commission will award a grant of
$9.3 million in Fiscal Year 2003-04 to fund a portion of the Missouri Flat Interchange.

7. The MC&FP-I becomes more feasible under two alternate development scenarios.

Staff examined the impact of two alternate development scenarios, the addition of two
expected supermarket projects and development of a reconfigured project at Sundance. The
addition of two supermarket projects results in increased sales and property tax revenue,
allowing the TIMF loan to be paid off in FY 2017-18. The reconfigured development at
Sundance results in significant additional cash flow for the plan, allowing the complete
repayment of the outstanding TIMF loan in Fiscal Year 2007-08. Under both alternative
scenarios, the plan’s feasibility improves. The detailed results of this analysis can be found
in the Technical Appendices.

3 final plan ;@;Qﬁﬂf?’x, ];D . 5




SPCERIOUYSEOL\ROPOURYNIFSZOLYH QOO ol ‘siieiskg Buprmyd ¥ onvounay

©
(@]
-
i ™
<
(o]
<
AN
A
*ou ‘swalsAg Bujuueld B oiouos3 *opeiog 13 jo Aunoy seanog
"pun; 193joud 0] patunia; S| PALIES ISBIBIUL JBY} SOWNSSE [BPOW “BDISE 185 BIIAISG 1G8(] [ENUUY 01 [Bnba BAIDSal [B198dg (1)
*$1502 Yoefoid jo areys | sussaiday (g)
‘uollinw 0°2$ Alejewnxoudde Jo sueor Bupsixe epnipu; jou op suawkeds: wng dwn 10q (2)
‘uolipw £'93 Alejewixordde jo samnypuadxs snojassd BpnIdU; Jou op 51500 BanonIISEI (1)
oLt szt Bu B B B/ (wsunuwon Aunon) ebeisaos 198
699'1E0'vS siv'e12'is 2v0's80'1$ £££'g2es 0% B () pung ‘sey leads yim sourjeg wngy
ZIS'YPO'vS 82'628'L$ 2ro'seo’Ls £££'928$ 0% B 1SBIBIUL /M SIUBJEE BANEINLNG
89%'080'vS £LV'696'L$ 659°2H0'1$ yIE'8IES 0% B/ SUS[) SNUIW SB2IN0G BARRIMUNY
(500'68Y'c$) ¥18'925'0% 582'v2L$ yE'81E8 0% T Spun jo SASN SNUIW S92IN0G
<t
a.1'109'v$ 0eL'805'c2S 158°206'%$ 102's80'c$ 196'12¥'1$ viY'ye0'ZS saosnog Buipund jeio]
0% 000'00€'6$ 0% 0% 0$ e/ {d118) wern vossiwwiod
04 0% 0s o$ - 0% B/U eIy sueiien
000'6E$ 000'6E$ 0$ 0% 0% B/l Bupoueuly Joj saressy puog uo isaioiy
0$ 000'0£9'9% 0% 0% o$ B Spa8goid puog 18N
vzg'o8s £22'c6$ 2£6'28% 0$ 0% B/U ‘ut4 Joj xe ) Ausdoid fenuuy [enusiod
828'065% ova'yL0% 8v.L'9e9% v.£'816% 0% e/ : Bupueutd soj xe| sejes fenuuy
0% 0% £46°066'L$ LEE'B0E'1$ £1¥'1£9% yIy'vE0'2S (perelu)) LOQ Wol Jwy ueoT JWIL
$25'068'c$ 190'122'9% PES'281'2S 96¥'L5P' 1S £69'06L% /U (€) (pereyus) Buroueuy joj ABY 8B WiL [enuuy
spunyg Jo seaunog
181°060'8$ g1e'186'91$ 995'811'v$ Fxa: g FArs 296"12V°1$ yor'yee'ss Spuny jo sas( [Bi0}
0% 000'002'c$ o$ 0$ 0% e/ (2} wowdkeday wng dwn 100
£€98'219% £08°219% 0% 0% 0% B 82119 1ga( [ENULY
8LE LY LS £5+'891'eLS 095'8L1'v$ 128'99.'2% 96'12v'1$ Yov'yEE'as (1) pareyu) sison camonselu)
spung jo sasn
aoueleqg Jeaj jo LElg
G002 $002 €002 2002 1002 8183 J0Ud way

weiBoid Bupueury pue
uoReNALY JOISEN 1814 LnoSSIN
ajqe] Alewwng Bupueuy

} 8iqe]




SXERIOUS IO\ SISO SZONVH

DOOIZ/AE o ‘stumsAe Duuueyy v spumusey

et £eL 62 ST [} 811 £1°L (uswnwon Aunon) ebrierss 1qeg

659'8$ 06£°'9$ 95v'L8 §62'1% 6v1'L$ sz1'es$ 9¥5'892'2$ {v) pundg sy reedg yum soueleg wny

128'129% £52'619% 61£'029% 1S1°'p19% 110°029% B886'699% 60¥'18E'eS 15818)U] /M BOUBEY BATBINWND

{290's8c8) (€20'19¢e%) {e22'6284) (geg'soes) (08'692%) (g2s'2618) 019'129'28 SOS SNUW S321N0S BARINWNG

(v66'22%) {ooe1e%) (eye'c2s) (os6'5E%) (2ve'L28) {act'vig'es) (zs8'851'14) SPun4 JO $98M) SNUIW S20IN0G
698'v.L8% £95°158¢ §16'8Z8% L06°g08$ 125'58.8 199'098'¥$ 95£°906'2$ saanog Buipung [elog
o$ 0% 0% 0% 0% 0% 0$ {diLS) weIn uoISsiuIWos
03 0% 0% 0% 0% o$ 0% R suelyen
000'6€$ 000'6E$ 000'6e$ 000'6E$ ooo'ec$ 000'68$ 000'66% Bupueuly Jo) sAesaY puog uo JsaIsiUl
0% 0% 0% 0% 0% 0% 0% Spassold puog 18N
522'601% $80°'L01% y86'v0L$ $26'201$ 106°001$ 626'86% 1vy'28% “ut] Joj xey Ausdoid [enuuy fenueiog
yH9'92Ls 8¥'S01$ 166°v89% 286'v99% £19'649$ 608'929% £55'808% ) Bupueui 10) Xe] s8jeg |enuuy
0% 0% 03 0% 0% 0% 0$ (peteyun) 1OQ woij Jury ueo JNIL
0% 0% 0% 0$ 0% £26'660'7$ £59€'9L1°2$ (€) (payeyu) Buueuly soj Aey vad WiL fenuuy

spun. jo seomnog
£98°206% £98°288% £98°2584 €98'2ves £98'298% 66LV19°L% ¥iZ'59c'v$ spung jo sasp [eioL
000'062% 000'0L2% 000'0¥z$ 000'0e2$ 000'052% 0% 0$ (2) wewAheday wng dwny 10g
£98'219% £98°218% £98'219¢ £98'219% £98'210% £98'219% £98'219% 80IAIBG 1qB(] [ENULY
0% 0% 0% 0% o$ 9€6'190°L$ LGE'26L'ES (1) pareyu; s1s0n eamonnsenuy

spunyg jo sasn

aoueleq Jeaj jo ueig

Zi62 1102 0102 6002 8002 16062 §00¢ way

weabouy Bujoueury pue
UONRINDAY) Jaisep 1el{ UNOSSIW
@|qe}l Aeunung Buppueury

1L alqey

12-0643.1D.7




SPCERIOUSGEOL\SIBPOUNGMUPSZO IV H QOO L DU ‘SwersAs Suwsy] y suousssy

«©
()]
v
- ™
<
©
<
N
A
994 29t 574 €94 2120 Wi oy (iusunuiwon Aunocn) abeiaaon 1900
Bog's$ 16% 182'c$ 101'v$ 058'1$ 669'c$ vi8'v$ {+) pun4 "say tewadg yum soueleg wny
1£2'819% 026'219% 051'919% $96'019% SLLv19% 205'g19¢ ZEL'2198 18818JU /M BOUEIRY BARRINWING
{6£6'200%) (222'8.5%) (s10'sv58) (s21'vi68) (see'osrs) (s0t'2sv$) (2£0'e2v8) S8} SNUIW §82IN0G BAfRIMWLNG
[VAVA 743 (z0z'ees) (os8'088) {osL'22%) (626°cE$) (62€'62%) (o10've8) Spun jo $3sM snNulW $adIN0g o
syi‘eso‘t$ 959°620°1$ £16°100°1$ £20'5.6% YEE'8YES ves'ezss £58'068¢ seamog Bugpung eyog
0% 0% 0% 0% 0% 0% 0$ (d1L8) ey vossiwwo)
0% 0% 0$ 0% 0% 0% 0% juBID sueljlen
000'6€% 000'6€% 000'6€$ 000'6€$ 000'6£$ 000'66$ 000'6£% Buoueuly J0] BAIBSBY PUOE U0 1S8181Y]
0% 0$ 0% 0% 0% 0$ 0% $pasaold puog 19N
eop'szLS 500'e21$ ¥65'021$ 622'811% 1i6'g1 18 BEQ'ELLS OL¥'LLLS ‘U4 J0j xet Ausdold [enuuy jeguaiod
0896684 059'298% 6.c'2v88 yra'L18% £20'v6L$ 9689'02L% Evr'avLs © - Bupueuy o) xey sefeg fenuuy
0% o$ 0% 0% 0% 0% 0% (porEjU) LOQ Wolp Wy ueo JWIL
0% 0$ 0$ 0% 0% 0$ 0% (€) (pareyul) Buioueuld Joj sy B84 WLL [BnuLy
spung jo saamnoesg
£98'280'1$ £98°290°1$ £98°280°1$ £98'200°1$ £98°286$ £98°Z56% £99°266$ spun jo sasn jei01,
000°0L¥$ 000°0SY$ 000'02¥% 000'06€$ 000'0L6% 000°0%E% 000'02¢$ (2) wewiheday wng dwm 100
£98'219% £98'219% £€98°'219¢ £08'219% £98'210% £98'219% £98'219% 80IAIBS 198(] [enuuy
o$ 0% 0% 0% 0% 0% 0% (1) pareyju) sisop sxmonuisesjuy
spund jo sosn
anueleg Jesj jo ueig
6102 8i6e Zioe 8108 G102 R0 TToe

weibold Buppueury pue
uonensi) JAIsen 18] Unossiy
ajqe} Arewwng Bujoueuly

L |ae],




P M 000ZAZ/NL DU 'suselsAS Bupamly ¥ suouasy

S
()]
v
™
<
©
<
N
A
YN 26t 98’1 [S: 2% [:FARY [FAY (usumuwiwon Aunon) sbeisron 1eq
£OY'0Y9°1L S 89¥'51ES 611'6$ £81'1$ 862'6$ 02018 {¥) pung "sey [eosdg yim sousieg wny
526'652°2$ 628'826% 206'129¢ SHO'y10% 191'g10$ Ol i'c29$ isesslul /M eoueleg BAREINWND
686'S6.$ {o0v'15%$) (ove'6128) (08’ L698) (095'c993) {ze£'g208) $aS() SNUUI S32UN0S BARIMLNY
S68°LY2'1$ PES'BOZS {o12'2es) (0L1'vE$) (ezz'sed) (s6£'52¢) Spuny Jo sasn snujw s82n0g
[
180°00£°59$ G6E'LYT'LS b2 2 R4 A £59°081°14 £69°'svL‘ LS 6E9°LL1°1% 59Y°280°1L$ samnog Buipunyg jejog
000'00€'6$ 0% 0% 0% 0% 0% 0$ {d1LS) Wein uolsspuwo)
0$ 0% 0% 0% 0% 03 0$ jueig) sueljjen
000'858% 000'62$ 000'65% 000'6€$ 000'6£$ 000'6E$ 000'6€$ Bupueuld 10} BAIBSSY puOg U IS8I81Y|
000°0£9'0% 0% o$ 0% 0% 0% 0% $pBanold puog 18N
119'e09°2$ 862°1v1$ yes'eels 808'seL$ SpL'EEL ¥ES'0E1S 6L6'421% “utg 10 xe | Auedold fenuuy [enusiod
168'215'81$ 101°280°1$ 020'980'1$ SYR'S00°1L$ 8v5'0L6% S0L'8veS 08¥'026% : Bupueut Joj xe| sejeg [enuuy
161'996's$ 0$ 0% 0$ 03 0$ 0$ (Patenul) LOQ woy Juy uBoT ANIL
$54'608'12$ 0% 0% 0$ 0$ 0% 0% (€) (pareyuy) Buueury Joj AsY 834 WIL fenuuy
spung o s83uNog
8yL'v08'89% o$ 010's¥6$ £98°202'1$ £98°281°1$ £98°251°1$ £98°TLLLS spun4 jo sasn [eioy
IvV'2LL'8% 0% Ly1°zees 000°065% 000'0£5% 000'0¥5$ 000'005% (2) wewhedsy wng dwn 100
611048218 0% £08'219$ £og'z10% £08'219¢ £08'219% £98'210% 8DjABS 1q8Q fBnuuyY
Z88'i9l'or$ 0% 0% 0% 0% 0% 0% (1) pareyu] sisoD samorulseny
spurg Jo sasn
asuefeg Jea ) jo ueg
(LN Ge0e 74 Te0e T2 20 KT

L3y

weiboig Bupueuly pue
uonenay 191sew 184 LNOSSIN
sjqe}, Asewung Bupoueuly

L aqel




Final Report Update
Missouri Flat Master Circulation and Funding Plan
November 20, 2000

III. ACTION STEPS

The MC&FP-I established an action framework for implementing General Plan Policies. The
MCG&FP-1 is a central component of a complex set of actions required by the County to
achieve implementation. These actions can be grouped into three categories:

(1) discretionary approvals by the County; (2) establishing funding mechanisms; and

(3) initiating road improvements. As noted below, some of the actions contemplated in the
MCE&FP-I have already been accomplished.

DISCRETIONARY APPROVALS

The discretionary approvals associated with the MC&FP-I have already been completed.
The EIR for the MC&FP-I has already been certified and does not need to be modified. The
MCE&FP-I was adopted by the Board in 1998, and this update reflects current information.
Lastly, the development agreements with the individual pending development proposals
providing project-specific contracts with the individual developers conferring vested
development entitlements and securing participation in the MC&FP-I financing mechanisms
have been adopted.

ESTABLISHING FUNDING MECHANISMS

TIM FEE AND CIP AMENDMENTS

The TIM Fee Program and the County’s Capital Improvements Program will need to
continue to reflect the policies and commitments contained in the MC&FP-I. While the
existing TIM Fee Program and CIP largely conform to the MC&FP-] at the present time, it
will be important to maintain this consistency over time. For example, the MC&FP-I
presumes that the TIM Fee program remains in force.

COUNTY FUNDING COMMITMENT

A central component of the Funding Plan is an agreement by the County to commit funds
equal to a portion of incremental sales and property taxes derived from the development of
new commercial development in Missouri Flat to fund road improvements. This funding
commitment, along with the $9.3 million grant from the El Dorado County Transportation
Commission, constitutes the County’s proportional share of costs based upon existing traffic
congestion deficiencies in the area. Under the County Funding Commitment, annual
payments will be made to a special fund account that will be dispensed for plan-related
purposes, including funding reserve accounts, pay-as-you-go funding of projects, and
contributions to the proposed Missouri Flat Community Facilities District to offset debt
service.

final ph:rl %&Qp@aﬂ}gﬁy 119 10
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ESTABLISH FINANCING DISTRICT

A Missouri Flat Community Facilities District (CFD) is proposed as a mechanism for issuing
bonds that would fund road improvements in the Missouri Flat Area. The CFD would be
initiated by the Board of Supervisors through the statutory procedure that begins with a
Resolution of Formation.

Initially, the CFD would contain only those properties that are the subject of current
development proposals. Only these properties would be included in the CFD and be subject
to the special tax and reimbursement/lease agreement. As additional commercial
development proposals are processed by the County in the area they would be added to the
CFD as a condition of approval (of a General Plan Amendment, rezoning, or use permit).
Some projects, such as those that require no discretionary act, would not be added to the
CFD; however, incremental taxes from all commercial development in the MC&FP boundary
would be used toward the funding plan.

ESTABLISH POLICIES / PRIORITIES FOR ADDITIONAL FUNDS

Itis likely that in future years there will be sales and property tax proceeds in excess of what
will be required for debt service. This will likely be the case because, even in the absence of
substantial growth in taxable sales or additional development in the Missouri Flat Area, the
debt service will likely be a roughly fixed amount in the future while the sales and property
tax revenues will increase with inflation. Following is a possible list of priorities for such
available revenues:

1. Replenishment of any previous draws on the special reserve fund.

2. Earlier repayment of any outstanding TIMF loans.

3. Reduction of the County Tax Increment Commitment and/or defeasance or prepayment
of outstanding bonds to make more funds available to the County General Fund.

INITIATING ROAD IMPROVEMENTS

Work toward implementing the roadway improvements has already begun. As discussed
above, the Missouri Flat Road widening project has already been completed, at a cost of
approximately $5.7 million. The project study for the Highway 50/Missouri Flat Road Phase
[ Interchange Improvements has been completed. The County is in the process of retaining a
consultant to complete the environmental review documents. Right-of-way acquisition and
design will follow during Fiscal Year 2001-02, with construction anticipated in Fiscal Year
2003-04.

The implementation of the Pleasant Valley Connector will begin in Fiscal Year 2001-02 with a
route adoption study. Preliminary design, environmental review, right-of-way acquisition,
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and final design will continue thereafter, with construction anticipated in Fiscal Year 2006-07.
Cash flow limitations in the funding plan preclude delivery of the project at an earlier date.

12-0643.1D.12
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TECHNICAL APPENDICES

INTRODUCTION

Attached in Appendix I is the updated financial model examining the feasibility of
Phase I of the Missouri Flat Master Circulation and Financing Plan (MC&FP Phase I).
This memorandum explains the financial model methodology and assumptions used to
test the feasibility of the financing of infrastructure improvements connected to the
proposed development at Missouri Flat.

SUMMARY

As currently structured, the model shows that the project appears feasible, meeting the
Threshold Level for Funding, or “critical mass”, assuming a grant from the El Dorado
County Transportation Commission and gradual reimbursement of the outstanding loan
from the County TIMF fund through Fiscal Year 2023-24. The model does not reflect a
potential CalTrans grant, any development in the Sundance project or two planned
supermarket projects in the Missouri Flat Area, any of which could improve the
feasibility outlook of the project. Additionally, the estimates of property tax and sales
tax revenue utilized for the revenue projections are relatively conservative, and
additional revenue could potentially accelerate the rate of TIMF loan reimbursement.
As implementation moves forward, the model will be adjusted to account for any
changes in these factors, as well as changes in construction costs and other estimates.

Table I-1 summarizes the results of the feasibility analysis, showing sources and uses of
funds, along with a net cash flow each year and a cumulative net cash flow, with and
without calculated interest earnings on retained balances. As Table I-1 illustrates, the
County begins to receive sales tax revenues in Fiscal Year 2001-02 and property tax
revenues in Fiscal Year 2002-03, and issues bonds to pay for transportation
improvements in Fiscal Year 2003-04. After the final construction funds are expended in
Fiscal Year 2006-07, property and sales tax revenue available after payment of required
bond debt service are used to pay back the TIMF loan, with a final payment in Fiscal
Year 2023-24 . Funds in excess of debt service, TIMF loan repayment requirements and
reserve fund replenishment, if any, are available to the County General Fund.

ASSUMPTIONS

The model calculates the cash flow of the infrastructure financing of the Missouri Flat
project based upon a variety of assumptions. These assumptions are the key to
understanding the results the model generates.

12-0643.1D.13
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Missouri Flat Master Circulation
and Funding Plan Update

DEVELOPMENT ASSUMPTIONS

Table I-A details the assumptions made about the course of development at Missouri
Flat. These assumptions are currently identical to those made for the last study in 1998,
except that the Sundance Project and two planned supermarket developments have been
eliminated from the model and all of the remaining projects have been shifted out
several years. Wal-Mart is assumed to be constructing a new store of 129,000 square
feet, to be completed by the end of Fiscal Year 2001-02. El Dorado Village is expected to
develop a 55,000 square foot supermarket in Fiscal Year 2001-02, a 5,000 square foot
restaurant in Fiscal Year 2002-03, and 60,000 square feet of small shops, also in Fiscal
Year 2001-02.

In total, the model assumes approximately 249,000 square feet of development in the
Missouri Flat area, development that will provide TIM fees, sales tax revenue and
property tax revenue to support the transportation infrastructure necessary to make the
commercial development feasible.

MARKET ASSUMPTIONS

The major market assumptions that drive the results of the model are the assessed value
of the developments, which determine property tax revenue, and the taxable sales per
square foot, which determine sales tax revenue.

The property value per square foot for the anticipated developments is detailed on
Table I-A. AsTable I-A shows, the values range from $100 per square foot for Raley’s
and $105 per square foot for Wal-Mart to $160 per square foot for restaurants and small
shops. Table I-C details the taxable sales assumptions utilized in the model. As shown
on Table I-C, taxable sales per square foot range from $150 for supermarkets (where 30
percent of sales are assumed to be taxable) to $300 for Wal-Mart. All of these
assumptions are the same as those specified in the development agreements for the
project.

COST ASSUMPTIONS

The major costs for the Missouri Flat project are the transportation infrastructure
projects, in particular phase I of the Missouri Flat Interchange, the Missouri Flat to
Pleasant Valley Connector and the Missouri Flat widening (which has already been
completed), totaling approximately $41.2 million. Approximately $6.3 million has been
spent to date, leaving a total remaining cost of approximately $34.8 million in present
dollars. Inflated at an annual rate of 3 percent, the remaining cost for these projects rises
to approximately $39.8 million.
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POLICY ASSUMPTIONS

As shown on Table I-D, the model assumes that 100 percent of property and sales tax
generated by the development at Missouri Flat will be available to finance
transportation improvements during Fiscal Years 2002-03 and 2003-04, and 85 percent
thereafter. This is the same assumption made in 1998 for the last financing analysis, that
100 percent would be available during the first twofull years of revenue.

Also shown on Table I-D, the model also assumes that the loan from the TIMF fund,
expected to total, including interest of 5 percent annually, approximately $6.5 million by
Fiscal Year 2003-04, will be paid off partially when bond proceeds become available, and
gradually after all construction has been completed. Currently, the model schedules a
payment of $3.2 million in Fiscal Year 2003-04 and, after construction has ceased, a series
of payments through Fiscal Year 2023-24. This obligation is paid off gradually largely
because there are significant up-front infrastructure costs and without the Sundance
Project the property and sales tax revenues cannot support a bond issuance at the outset
sufficient to finance both the required infrastructure and a debt repayment.

It is important to note that the model assumes that the TIMF loan obligation will be
subordinate to the bond obligation. This is necessary to maximize the debt proceeds
that can be obtained to finance the transportation infrastructure. It means, however, that
if for some reason sales and property tax revenues fall short of the current projections,
the TIMF repayments will be made only after debt service obligations are covered.

FINANCING ASSUMPTIONS

Table I-B details the baseline assumptions driving the calculations of the model. The
assumed inflation rate is 3 percent, and the legislated appreciation rate for real property
is currently 2 percent. The sales tax distributed to the County is 1.05 percent of total
taxable sales, and the property tax increment available to finance improvements at
Missouri Flat is 1.0 percent of assessed value.

Table I-B also details the financing assumptions. The interest rate earned on balances,
and the interest rate paid on the TIMF loan balance outstanding, are both 5 percent.1
The interest rate on the contemplated public debt issuance to be serviced by sales and
property tax revenues is assumed to be 6.75 percent. For the proposed debt issuance,
the issuance costs are assumed to be 15 percent (including a reserve fund of 10 percent).

1 The actual rate will be the County Treasurer’s pooled rate of interest.
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METHODOLOGY

REVENUES

There are three main sources of revenue calculated in the model, property tax, sales tax
and the traffic impact mitigation fee. TIMF revenue has been provided by staff from the
County of El Dorado, and is based on the percentage of project cost for which the TIMF
program is responsible, 51 percent in the case of the Missouri Flat Interchange and 58
percent otherwise. County staff have indicated that there will be sufficient funds in the
TIMF program, based on existing fee projections, to pay the TIMF programs’s share. As
detailed in Table I-6, property tax is calculated by estimating the sales price or assessed
value at construction and calculating an assessment based on the tax increment available
to the County. As detailed in Table I-7, sales tax is calculated by multiplying the
estimated sales per square foot for each type of development by the sales tax received by
the County, 1.05 percent.

In addition to the identified revenue sources, the model assumes that the County will
receive a grant from theEl Dorado County Transportation Commission of approximately
$9.3 million to assist with the cost of upgrading the Missouri Flat Interchange. This
grant is assumed to be available in Fiscal Year 2003-2004, the first year that funds are
expended on construction of the interchange.

As indicated above, neither the potential CalTrans grant, the planned supermarket

developments nor any development at Sundance is included in the Missouri Flat
development estimates.

EXPENDITURES

There are three types of expenditures accounted for in the analysis, transportation
infrastructure costs, repayment of the TIMF loan and bond debt service. Both the
infrastructure costs and the TIMF loan amount outstanding are figures provided by
County staff. The model assumes a TIMF loan repayment schedule linked to bond
issuance proceeds.

ANALYSIS RESULTS

As mentioned in the introduction, the feasibility model, absent any development at
Sundance, planned supermarket development or the CalTrans grant, projects that the
project appears feasible, assuming a grant from theEl Dorado County Transportation
Commission of approximately $9.3 million. Based on the projected sales and property
tax revenues, the County is expected to be able to borrow approximately $6.6 million in
net bond proceeds to assist in financing the required transportation infrastructure.
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ALTERNATE DEVELOPMENT SCENARIOS

EPS staff also examined the impact of a change in the projected development in the
Missouri Flat area, including planned supermarket development and construction of an
updated project at Sundance.

ADDITIONAL INCREMENTAL DEVELOPMENT

There are currently approved plans for a Raley’s supermarket (approximately 55,000
square feet) and an expansion of Albertson’s (approximately 9,000 square feet).
Appendix Il illustrates the effect of adding this development to the financial feasibility
evaluation. As shown on Table II-1, although these developments will not necessarily
be added to the CFD, and therefore allow for additional bond issuances, the extra sales
and property tax revenue generated by the additional development allows the TIMF
loan to be repaid sooner, and the final payment date moves from Fiscal Year 2023-24 to
Fiscal Year 2017-18.

SUNDANCE DEVELOPMENT

Appendix III contains a separate version of the feasibility model, adjusted to account for
potential development at Sundance Plaza, approximately 227,000 square feet of
commercial space, completed and occupied by the end of Fiscal Year 2002-03.2 Table
III-1 summarizes the impact of this development on the feasibility of MC&FP Phase 1.
As Table III-1 shows, the additional sales and property tax revenue generated by the
Sundance project allows the project to pay back the entire TIMF loan balance in Fiscal
Year 2003-04. Sundance is expected to be part of the CFD, and will therefore expanding
the bonding capacity of the CFD, allowing a large enough bond issuance to pay off the
TIMF loan completely at bond issuance.

CONCLUSIONS

As illustrated on Table I-1, the financing of the infrastructure improvements necessary
for MC&FP Phase I appears feasible even when the development included in the
financial model is restricted to the two developments, Wal-Mart and El Dorado Villages,
currently required to be included in the CFD. It is likely that other development will
occur in the Missouri Flat Area in the future and, as detailed in Appendix IT and
Appendix II, this development will improve the feasibility of MC&FP Phase 1.

2 The original MC&FP feasibility analysis assumed that approximately 534,000 square feet of
commercial development would occur at Sundance. It appears that a project of this size is no
longer feasible at this site. Representatives of Sundance have indicated that they may pursue a
reduced development of approximately 227,000 square feet, which is reflected in the alternative
analysis detailed above and in Appendix I1I.
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APPENDIX I

e Critical Mass Scenario - Wal-Mart & the Villages operational
in 2002-2003
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Table I-B
Project Assumptions

Missouri Flat Master Circulation and Financing Program

Item

Baseline Demographic
Current Unincorp. Population
Current County Population
Current County Employment
Equivalent Population Factor

Financial
Inflation Rate
Legislated Appreciation Rate

Fiscal for Case Studies
DOT Administrative Budget
Current Road Maintenance Budget
Current Maintained Lane Miles
Property Transfer Tax Rate
General Govt Fixed Costs
Sales Tax Rate
Property Tax Rate
Net Tax Allocation Factors
Issuance Cost Factor (Including Reserve)
Bond Reserve Fund Rate
Interest Rate Earned
Borrowing Rate
Number of Years
TIMF Loan Interest Rate

Annual Debt Service
Bond 1
Bond 2
Bond 3

Land Use
SF in acre

Population (2000)
Unincorporated
Incorporated
County

Annual Population Growth Rate
Unincorporated i
Incorporated H#i4
County B

113,000

144,900

37,000
50%

3%
2%

$1,809,749
$6,722,735
2,085
$1.10
50%
1.05%
0.282%
28.23%
15%
10%
5.0%
6.75%
30
5.0%

Year
2004
2017
2012

43,560

120,618
32,324
152,942

1.65%
0.33%
1.37%

Amount
$7,800,000
50
$0

Payment
$612,863
$0
$0

(1) Department of Finance, 2000.

Saurce: Depariment of Finance; Economic & Planning Systems.

Economic & Planning Systems, Inc.  11/20/2000
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Table I-C
Project Assumptions by Retail Type
Missouri Flat Master Circulation and Financing Program

Item Super  Restaurant Regional Home Drug Small
Markets Retail Improve Stores Shops
Employment Density 600 500 600 800 400 400
Taxable Sales (SF)
Percent Taxable 35% 100% 100% 100% 70% 100%
Standard Sales/SF $428 $220 $220 $240 $229 $160
Taxable Sales/SF $150 $220 $220 $240 $160 $160
Wal-Mart n/a n/a $300 n/a n/a n/a
Raleys $150 n/a n/a n/a n/a n/a
El Dorado Villages $150 $220 n/a n/a n/a $160
Other Future Uses $150 $220 $220 n/a $160 $160
Floor Area Ratio
Wal-Mart 0.25 0.25 0.25 0.25 0.25 0.25
Raleys 0.25 0.25 0.25 0.25 0.25 0.25
El Dorado Villages 0.19 0.19 0.25 0.25 0.18 0.18
Other Future Uses 0.25 0.25 0.25 0.25 0.25 0.25
Occupancy Rates
Wal-Mart 100% 100% 100% 100% 100% 100%
Raleys 100% 100% 100% 100% 100% 100%
El Dorado Villages 100% 95% 100% 100% 100% 95%
Other Future Uses 100% 95% 95% 100% 100% 95%

Economic & Planning Systems, inc. 11/20/2000 HA10254mei] De@BA BV A6 s
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APPENDIX I1I

e Critical Mass Plus Supermarket Scenario- Wal-Mart & the
Villages operational in 2002-2003, Supermarket operational
in 2003-2004

12-0643.1D.51
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Table 1I-B
Project Assumptions

Missouri Flat Master Circulation and Financing Program

Item

Baseline Demographic
Current Unincorp. Population
Current County Population
Current County Employment
Equivalent Population Factor

Financial
Inflation Rate
Legislated Appreciation Rate

Fiscal for Case Studies
DOT Administrative Budget
Current Road Maintenance Budget
Current Maintained Lane Miles
Property Transfer Tax Rate
General Govt Fixed Costs
Sales Tax Rate
Property Tax Rate
Net Tax Allocation Factors
Issuance Cost Factor (Including Reserve)
Bond Reserve Fund Rate
Interest Rate Earned
Borrowing Rate
Number of Years
TIMF Loan Interest Rate

Annual Debt Service
Bond 1
Bond 2
Bond 3

Land Use
SF in acre

Population (2000)
Unincorporated

incorporated
County

Annual Population Growth Rate
Unincorporated #H4
Incorporated #4484
County #h#H

113,000

144,900

37,000
50%

3%
2%

$1,809,749
$6,722,735
2,085
$1.10
50%
1.05%
0.282%
28.23%
15%
10%
5.0%
6.75%
30
5.0%

Year
2004
2013
2012

43,560

120,618
32,324
152,942

1.65%
0.33%
1.37%

Amount
$7,800,000
$0
$0

Payment
$612,863
$0
$0

(1} Department of Finance, 2000.

Source: Depariment of Finance; Economic & Planning Systems.

x & Planning L Ine. 11202000
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Table II-C
Project Assumptions by Retail Type
Missouri Flat Master Circulation and Financing Program

tem Super  Restaurant Regional Home Drug Small
Markets Retail Improve Stores Shops
Employment Density 600 500 600 800 400 400
Taxable Sales (SF)
Percent Taxable 35% 100% 100% 100% 70% 100%
Standard Sales/SF $428 $220 $220 $240 $229 $160
Taxable Sales/SF $150 $220 $220 $240 $160 $160
Wal-Mart n/a n/a $300 n/a n/a n/a
Raleys $150 n/a n/a n/a n/a n/a
El Dorado Villages $150 $220 n/a n/a n/a $160
Other Future Uses $150 $220 $220 n/a $160 $160
Floor Area Ratio
Wal-Mart 0.25 0.25 0.25 0.25 0.25 0.25
Raleys 0.25 0.25 0.25 0.25 0.25 0.25
El Dorado Villages 0.19 0.19 0.25 0.25 0.18 0.18
Other Future Uses 0.25 0.25 0.25 0.25 0.25 0.25
Occupancy Rates
Wal-Mart 100% 100% 100% 100% 100% 100%
Raleys 100% 100% 100% 100% 100% 100%
El Dorado Villages 100% 95% 100% 100% 100% 95%
Other Future Uses 100% 95% 95% 100% 100% 95%

Economic & Planning Systems, Inc.  11/20/2000 HY Oéﬁma@ﬁgm o406 /s
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APPENDIX III

e Critical Mass Plus Reduced Sundance Scenario -Wal-Mart and the
Villages operational in 2002-2003; reduced Sundance operational
in 2003-2004

12-0643.1D.81
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Table lII-B
Project Assumptions

Missouri Flat Master Circulation and Financing Program

item

Baseline Demographic
Current Unincorp. Population
Current County Population
Current County Employment
Equivalent Population Factor

Financial
Inflation Rate
Legislated Appreciation Rate

Fiscal for Case Studies
DOT Administrative Budget
Current Road Maintenance Budget
Current Maintained Lane Miles
Property Transfer Tax Rate
General Govt Fixed Costs
Sales Tax Rate
Property Tax Rate
Net Tax Allocation Factors

Issuance Cost Factor (Including Reserve’

Bond Reserve Fund Rate
Interest Rate Earned
Borrowing Rate

Number of Years

TIMF Loan Interest Rate

Annual Debt Service
Bond 1
Bond 2
Bond 3

f.and Use
SF in acre

Population (2000)
Unincorporated

Incorporated
County

Annual Population Growth Rate
Unincorporated #i##
Incorporated #Hith
County #ih

113,000

144,900

37,000
50%

3%
2%

$1,809,749
$6,722,735
2,085
$1.10
50%
1.05%
0.28%
28.23%
15%
10%
5.0%
6.75%
30
5.0%

Year
2004
2013
2012

43,560

120,618
32,324
152,842

1.65%
0.33%
1.37%

Amount
$10,600,000
$0
$0

~ Payment
$832,865
$0
$0

(1) Department of Finance, 2000.

Source: Department of Finance; Economic & Planning Systems.

Economic & Planning Systems, Inc. 1 142172000
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Table lII-C
Project Assumptions by Retail Type
Missouri Flat Master Circulation and Financing Program

ftem Super  Restaurant Regional Home Drug Small
Markets Retail Improve  Stores Shops
Employment Density 600 500 600 800 400 400
Taxable Sales (SF)
Percent Taxable 35% 100% 100% 100% 70% 100%
Standard Sales/SF $428 $220 $220 $240 $229 $160
Taxable Sales/SF $150 $220 $220 $240 $160 $160
Wal-Mart n/a n/a $300 n/a n/a n/a
Raleys $150 n/a n/a n/a n/a n/a
El Dorado Villages $150 $220 n/a n/a n/a $160
Other Future Uses $150 $220 $220 n/a $160 $160
Floor Area Ratio -
Wal-Mart 0.25 0.25 0.25 0.25 0.25 0.25
Raleys 0.25 0.25 0.25 0.25 0.25 0.25
El Dorado Villages 0.19 0.19 0.25 0.25 0.18 0.18
Other Future Uses 0.25 0.25 0.25 0.25 0.25 0.25
Occupancy Rates
Wal-Mart 100% 100% 100% 100% 100% 100%
Raleys 100% 100% 100% 100% 100% 100%
El Dorado Villages 100% 95% 100% 100% 100% 95%
Other Future Uses 100% 95% 95% 100% 100% 95%

Economic & Planning Systems, Inc.  11/21/2000 HA1025 4260643 15406 «1s
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