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SOURCE:  FUHRMAN LEAMY LAND GROUP, MARCH 2013.
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FIGURE III-6

Dixon Ranch Residential Project EIR
Village Park (Lot A) Conceptual Site Plan

14-1617 3F 3 of 130

CTim
Typewritten Text
Exhibit M



o KEYNOTES

. 1 , GENERAL KEY NOTES'
1.0 E:XIS'l'1N31'RE!Slt)RDIofrIIrl1

:,1.-
~~\\b

l'''''t t\JV ' ~

,-------~ ..i>:

'))
~""\\6\ ·')

, .I

LOT B SUNSET PARK

\~ .-- -'

\)~. \
"'--'''\ . .. . J "<::> i 1\

, . «. ,, '

'\

\ ....\
" ."Y\-<

~>

~ -'-'.1
-, P=1168.5

330""
P=1170.0 "'" -:

5
;8.5

~SrfEKEYr;JOTes

2 .0 PRllPOSEIl PASSIYE TURF NfEA

2.' PROPOSED MONUMENT SlCN

2.2 PROPOSED ON SJREET PMK~

2 .3 PRllPOSEIl l1lT lDT

2 .4 AIJPOSED SHADE ARBOR wmt PlCHIC TMI.£S AND BBQ

2.5 PROPOSED 1'RAI. PARK

2.6 PROPOSED 1I COURT IIOSKmWl.

2 .7 PROPOS£D S£ATWN.l.

329
~" " P=un.o

m
328X

P=1170.5
~;/r eI

i- -..---.OJ-
~7

-I
z 170.0

L S i\ F I G UR E I ll -?

4
SOU RCE: FllH RMAN LEAM YLAND GROU P, MARCH 2013.

Dixon Ranch Residenlial Project ElR

Neigh b o r h o o d Park (Lo t B) Conceptual P lan

I:\EDC IIOl Dixon Ranc:h\figun:s\EJR\Fig_1ll7 I lxl 7.at (J ! 19fI4)

14-1617 3F 4 of 130



~~t",~~\;:·- '"
I
I

' . I

I.
,_ \ __ t " ' ~ " r.-'"I \ \"'~I r" _

FIGURE III -15

//1
./ .

/' L.OTt,; •
OI·t-:N:SMCf ' 1-.\..

'.-'
-'

-'
/

/
/

HOR

HDR

LAND USE

RF-P O

RI-PO

ZONI NG

LEGEND

CO LO R

,
- '--

,/

-'

---
I ..... "-t I. b tor z r- _ _ I
I I ..... , " ( I UI'fST,\TIo" I - - - I
I ' ) ~
I ..~? J , 'I,', <. : :
I' , ~ ' I '

<, . ;,,_:....::- ./ ' I 1 : 1

c:=J
1 ) f '..- 1 :-.. ' I I , 1I (), -v: , - \ , ,, -,

I 4' : LOn \ ' , - , )1 <, :

CJ I"" " .. -, / I -, 1

'}-- - - -- - - t i \ ,.~~ I 1
II I - - - .... • " I
~ RIA- PO IIDR . • '- ,-, "' .,p.,O" I'l. >' I

r ..\ /:A<' , ,-------
II R3A- PO IJOR <, ""' ,

I ~ / - - - - -'/ ' ''<:<> I
I CJ

-' ~~' I

I
' I' I I ' .~>'R£5-PO LCR .. / / ~

I ' , ' I LOT I) V , <?t" -,
I c:=J OS-PO as ,I: / ~' SP \CE \, i',:"

, I' ,
). , 1\ ! // \ I -, - . .

/ _ •• - PROJECr BOUtlOARY ', ' / / / I " "( \ ,/-' -, '

'i «, . : / ">-
L "-: 't" •-, ,, / . /
I

\ . ~ L. " • Y.·
I \ _ -

-- _/\ ~ ...~ • ~l /.. ..... EXW\{(

I - - .I I \ ~ t .' /'
'\I ' I \\'" . ~/.,

t---- ..-.----- ~---.-.-~-------.----...:..--/. 'r -\- - - -I.nT J
V.\ '\(.4 OI'E~ liP.\CF. I \

· \I .
: \
I "
• f
I I
• f
• II ,

'\
,.;

'I
- : ~

I
M=:

I-.·I·"·1··! op~~i~.~ce· ~'/.\ L . .:_ '"

L S A

NOTTO SCALE

SOURC E: CTA, SEPTEMBER 2013.

Dixon Ranch Residential Project EIR

Proposed General Plan and

Zoning De signations

1:IEDCII OI Dixon Ranch lfigureslEIR IFi g_1II15ai (4/15 / 14)

EXHIBIT 0
14-1617 3F 5 of 130



Dixon Rallell

Wildland Fire Safe Plan

Prepared for:

Dixon Ranch Partners LLC

Prepared by:

CDS Fire Prevention Planning
William F. Draper

Registered Professional Forester
#898

4645 Meadowlark Way
Placerville, CA 95667

July 22, 2013
Revised

1

EXHIBIT P
14-1617 3F 6 of 130



,.',
(
......

Db:.o~1 Ranch

&:PH
MIt.h0\e1 LilicDlb.a",])C

Firc Manila,
F.1'Detrad.u Bills Fi:rel"N~n llf.Itri~l

DariD lolcll'lIl'lin, li'ne..trtaib.
li'lrel'nveDticm.
Ca\l.IfQni:a ~HpvtmBUt m
li'ORd l'1 "'od FinPu~tK!:ffOIJ

2

Date

/;/ ,~, L~
D -/J-":.5

14-1617 3F 7 of 130



CONTENTS

I. Purpose 4

II. Fire Plan Limitations 4

III. Wildland Fire Safe Plan 5

1. Project Description 5

2. Project Vegetation (Fuels) , '" 6

3. Problem Statements 6

4. Goals 6

5. Wildfire Mitigation Measures 7

6. Other Fire Safe Requirements 8

7. Open Space Guidelines 10

IV. Appendix

A. Firescaping Standards '" 11

B. Fuel Treatment Specifications Oak Woodland 13

C. Enclosed Deck Guidelines 13

D. Maps 14-16
Location Map, Parcel Map, Lot Map

E. CDF Guideline 17

F. Notice of Fire Hazard Inspection 18

3

14-1617 3F 8 of 130



I. PURPOSE AND SCOPE

Communities are increasingly concerned about wildfire safety. Drought years coupled with
flammable vegetation and annual periods of severe fire weather insure the potential for periodic
wildfires.

The purpose of this plan is to assess the wildfire hazards and risks of the Dixon Ranch subdivision, to
identify measures to reduce these hazards and risks and protect the native vegetation. There are
light to moderate fuel hazards and gentle topography associated with this proposed project both on
and adjacent to the project.

The possibility of large fires occurring when the subdivision is complete will be greatly reduced.
However, small wildfires in the open space areas and on the larger lots may occur due to the
increase in public uses.

Incorporation of the fire hazard reduction measures into the design and maintenance of the future
parcels will reduce the size and intensity of wildfires and help prevent catastrophic fire losses. State
and County regulations provide the basic guidelines and requirements for fire safe mitigation
measures and defensible space around dwellings. This plan builds on these basic rules and provides
additional fire hazard reduction measures customized to the topography and vegetation of the
development with special emphases on the interface of homes and wildland fuels.

The scope of the Dixon Ranch Wildland Fire Safe Plan recognizes the extraordinary natural features
of the area and designs wildfire safety measures which are meant to compliment and become part of
the community design. The Plan contains measures for providing and maintaining defensible space
around future homes and open space. Plan implementation measures must be maintained in order to
assure adequate wildfire protection.

Homeowners who live in and adjacent to the wildfire environment must take primary responsibility
along with the fire services for ensuring their homes have sufficient low ignitability and surrounding
fuel reduction treatment. The fire services should become a community partner providing
homeowners with technical assistance as well as fire response. For this to succeed it must be shared
and implemented equally by homeowners and the fire services.

II. FIRE PLAN LIMITATIONS

The Wildland Fire Safe Plan for Dixon Ranch development does not guarantee that wildfire will not
threaten, damage or destroy natural resources, homes or endanger residents. However, the full
implementation of the mitigation measures will greatly reduce the exposure of homes to potential loss
from wildfire and provide defensible space for firefighters and residents as well as protect the native
vegetation. Specific items are listed for homeowner's attention to aid in home wildfire safety.

4
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III. DIXON RANCH WILDLAND FIRE SAFE PLAN

1. PROJECT DESCRIPTION

The Dixon Ranch subdivision is located in between Green Valley Road, on the north, Aberdeen Lane,
to the southwest and Green Springs Estates, to the south and east, in the EI Dorado Hills area. The
project will access Green Valley Road in two locations. Drive "A" enters Green Valley Road
southeast of Lexi Way and Drive "C" intersects Green Valley Road just northwest of Lexi Way. Due
to the close proximity of these two new intersections, additional emergency access is being provided.
The project, as designed, meets the intent of Fire Safe and Division of Transportation standards. As
designed, there are 3 emergency vehicle access (eva) roads being proposed. One would connect to
Marden Drive while the second eva may connect in the future with East Green Springs Road and the
third eva connects to Lima Way. The East Green Springs Road eva is only being constructed to the
Dixon Ranch property line. The adjacent development will need to make the eva connection if
desired. The eva's would have electric gates that would open by a telephone remote. That
telephone number would be provided to the fire agencies and law enforcement. Law enforcement is
responsible for evacuations. The gates shall also have Knox key switches that operate electronically.
The gates shall lock open if there is a power failure. Road signs shall be posted stating emergency
access routes. All roads will be constructed to EI Dorado County Transportation Division (TD) and
Fire Safe (LDMS) standards. Drive "A" and "C" will be 36' of travel surface and all the interior roads
will be 30' wide. Drive "C" will have a 24' wide section as it crosses between the two ponds. The
eva's would be a minimum of 20' and posted "No Parking". The project shall be served by EI Dorado
Irrigation District (EID). All fire hydrant locations and spacing shall be determined by EI Dorado Hills
Fire and the Residential Fire Code. There is not any road work anticipated to any existing roads
beyond the normal encroachment and clearing of a fuel hazard reduction zone. Any private gate
shall meet the requirements of EI Dorado Hills Fire. A fuel hazard reduction zone along the entire
length of the roads in and adjacent to the project and around the perimeter of the project will be
needed. The project is proposing to split parcels APN: 126-020-01,02, 03,04, and 126-150-23
totaling 280 acres into 605 lots. Lot 1 is the existing Dixon Ranch. This lot will be exempt from the
provisions of this plan but subject to all current Fire Safe Regulations, Fire District and County
regulations/ordinances. There are 10 lots 1 acre or larger which are subject to clearance
requirements (See Appendix A) that the small lots may not have to meet. Residential fire sprinklers
shall be required by the Residential Building Code as it currently exists or amended at the time of
construction.

A series of open space lots are incorporated into this subdivision. There are open space lots around
the perimeter of the project and interspersed between the roads. They may 'finger up into the
neiqhborhoods. Also, there are open space lots, Lot "A" and "B" that will serve as parks. There are
two standards for treatment of the open space areas depending on the intended use. See the
mitigating measures for these treatments. Trails within the open space shall be maintained, be
posted "No Smoking" and have fire access. Access would be limited by the trail width, grade and fuel
hazard reduction zone. All fencing adjacent to any open space shall be constructed from
nonflammable material.

There are wet areas within the open space lots. Blackberries and gray pines are often associated
with these areas. Special consideration needs to be given to the wet areas so that fuels do not
accumulate. Grazing has kept the fuels in these areas to a minimum. Once grazing stops, the
vegetation will expand their area of coverage and become more of a fire hazard.

5
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A Community Service District (CSD), Lighting and Landscape District (LLD) or a lone of Benefit
(lOB) shall be formed for the purpose of maintaining the fuel hazard reduction zones along the roads
and open space areas and all eva gates. Annual maintenance is essential and required for keeping
fire safe conditions viable.

The El Dorado Hills Fire Protection District provides all fire and emergency medical services to this
project. The California Department of Forestry and Fire Protection (CALFIRE) has wildland fire
responsibility in this state responsibility area (SRA).

2. PROJECT VEGETATION (FUELS)

For wildfire planning purposes the vegetation is classified as follows:
(a) ground fuels- annual grasses, blackberries and buckeye and downed limbs (Brush)
(b) overstory- scattered live oaks, blue oaks and gray pine.

The property has varied terrain ranging from flat to mostly gentle slopes. Slopes are generally north
to east facing and up to 20%. There are steeper slopes in the open space stream zones up to 60%.
Fire hazard reduction of the fuels will be extremely important to the house sites and surrounding
areas. Much of the tree canopy is open grown oaks and gray pines. These trees typically have limbs
and canopy reaching the ground creating ladder fuels. Ladder fuels will need to be eliminated.
Limbing of trees is important to reduce their susceptibility from a ground fire. Tree spacing on the
slopes is a critical component to attaining the required fire safe clearances. A separation of the
brush fuels and trees are essential for creating the defensible space around the residence and along
the perimeter. CALFIRE guidelines for the 100 foot clearance requirements are attached.

3. PROBLEM STATEMENTS

A. The brush fuels on the slopes will ignite and have a rapid rate of
spread.

Fire in the grass and brush fuels on the slopes is the most serious wildfire problem for this
project.

B. Risk of fire starts will increase with development.
The greatest risk from 'fire ignition will be along roads and on large lots as human activity
increases in these areas.

C. Provisions must be made to maintain all fuel treatments.
The wildfire protection values of fuel reduction are rapidly lost if not maintained. Continued
review of potential ladder fuels to maintain a fire safe environment is very important. Annual
maintenance by June 1 of each year is necessary.

D. Typical home design and siting often does not recognize adequate wildfire mitigation
measures.

A review of many wildfires has conclusively shown that most home losses occur when: (1)
there is inadequate clearing of flammable vegetation around a house, (2) roofs are not 'fire
resistant, (3) homes are sited in hazardous locations, (4) firebrand ignition points and heat
traps are not adequately protected and (5) there is a lack of water for suppression.

4. GOALS

A. Modify the continuity ol high hazard vegetation fuels.
B. Reduce the size and intensity of wildfires.

6
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C. Ensure defensible space is provided around all structures.
D. Design 'fuel treatments to minimize tree removal.
E. Ensure fuel treatment measures are maintained.
F. Identify fire safe structural features.
G. Help homeowners protect their homes from wildfire.

5. WILDFIRE MITIGATION MEASURES

Wildfire mitigation measures are designed to accomplish the Goals by providing and maintaining
defensible space and treating high hazard fuel areas. Fire hazard severity is reduced through these
mitigation measures. The Wildland Fire Safe Plan places ernphasls on defensible space around
structures and project perimeter.

The residential construction materials, fire hydrant location and fuel treatment will be extremely
important in the development of these new lots. Lot setback will vary depending on lot size and
location.

Fuel hazard reduction zones (FHRZ) of at least 30 feet in width shall be installed around the
perimeter of the project and a 10 foot fuel hazard reduction zone along both sides of all roads except
for the eva routes. The FHRZ adjacent to the eva's shall also be 30 feet. All interior open space
perimeters shall have a 20' FHRZ adjacent to backyards. Sidewalks and planted landscaping may be
a part of the FHRZ. Any tree canopy over the roads and driveways will have 15' of vertical clearance
over the roadways. Nonflammable fencing shall be used adjacent to all open space areas and the
eva's.

All residences shall be required to have NFPA 13D fire sprinkler systems. The project is located in a
Moderate Fire Hazard Severity Zone. Implementation of Wildland-Urban Interface Fire Areas
Building Standards will be required for the construction of new residences. These standards address
roofing, venting, eave enclosure, windows, exterior doors, siding, and decking.

Clearance along the road and around structures is very important and necessary. Fire Safe
specifications state that all trees in the fuel hazard reduction zones shall be thinned so the crowns are
not touching. Branches on remaining trees shall be pruned up 10 feet as measured on the uphill side
of the tree. Brush shall be removed. Grasses shall be kept mowed to a 2 inch stubble annually by
June 1. Any tree crown canopy over the driveways shall be pruned at least 15 feet up from the
driveway surface.

This zone is in addition to the clearances required by state law. The State required Fire Safe
clearances (PRC 4291) shall be implemented around all structures (See CALFIRE Guideline).
Clearances may be required at the time of construction by the County.

More restrictive standards may be applied by approving EI Dorado County Authorities.
Approval of this plan does not by itself guarantee approval of this project. All mitigating
measures in this plan while integrated must also stand alone. If one measure is determined to
be invalid, all other measures shall remain in effect. The Wildland Fire Safe Plan shall be
amended to correct any changes if necessary.

Mitigation Measures:

• Driveways shall be 12 feet wide. Driveways shall comply with the DOT weight
standards.

a. Responsibility- homeowner

7
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• All private driveway gates shall be inset on the driveway at least 30 feet from the
road. Gate opening shall be 2 feet wider than the driveway. Knox lock access
shall be provided to the fire department.

a. Responsibility- homeowner

• All homes shall have Class A listed roof covering.
a. Responsibility- homeowner

• Decks that are cantilevered over the natural slope shall be enclosed.
a. Responsibility- homeowner (See Appendix C for guidelines)

• The houses shall be constructed with exterior wall sheathing that shall be rated
noncombustible.

a. Responsibility-builder

• Windows and glass doors on the sides of the structure shall have tempered glass
and fire resistant frames.

a. Responsibility-builder

• Rafter tails shall be enclosed with noncombustible material on the sides of the
structure.

a. Responsibility-builder

• Gutters and downspouts shall be noncombustible.
a. Responsibility-builder

• Attic and floor vents shall be covered with Y4 inch, or less, noncombustible mesh
and horizontal to the ground.

a. Responsibility-builder

• Lots 1 acre and larger shall be landscaped using the guidelines in Firescaping
Standards Zones I and II. (See Appendix A)

a. Responsibility- homeowner

6. OTHER FIRE SAFE REQUIREMENTS

A. New roadways, turnouts and driveway shall be constructed only after consulting
with EI Dorado Hills Fire and TO. A design waiver may be requested.

B. Each new property owner prior to construction shall be required to contact EI
Dorado County Community Services Agency/Building Division to have the
residential fire sprinklers plans approved. All fire sprinkler systems shall be
designed and installed by a licensed contractor.

c. Any new road and turnout shall be built to TD standards.

D. 30' fuel hazard reduction zone along the perimeter of the project and eva's, 20'
adjacent to backyard fences, 10' on both sides of the roads shall be installed and
annually maintained by June 1 to the Fire Safe speclflcatlons. Sidewalks and
landscaping is acceptable in the zone along the roadways. Tree canopy over the
road and driveways shall be cleared up 15'.

8
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E. The developer shall 'file with TD to get the roads named and have the names
posted at the intersections.

F. A Community Facilities District (CFD), LLD or ZOB shall be formed for the specific
purpose of maintaining the fuel hazard reduction zones along the road and in the
open spaces and the eva gates, annually by June 1 in addition to other specific
fire safety needs of the Fire District.

G. Roads 30' wide shall be posted "No Parking" on one side of the road unless a
design waiver is approved. Posting on one side as determined by fire hydrant
placement and consulting with the Fire Department. Rolled curbs should be used.

H. If a parking design waiver is granted, turnouts at each 'fire hydrant location shall be
installed and meet fire department specifications.

I. A Notice of Restriction shall be filed with the final parcel map which stipulates that
a Wildland Fire Safe Plan has been prepared and wildfire mitigation measures
must be implemented.

J. The project shall meet all the Public Resource Codes 4290 as amended (the 1991
SRA Fire Safe Regulations- Article 2 Access, Article 3 Signing, Article 4 Water,
Article 5 Fuels), County and Fire Department ordinances unless amended,
revised or waived.

K. The home/property owners are responsible for any future 'fire safe or building code
changes adopted by the State or local authority.

L. Only fire rated composite deck material, wood or non-combustibles shall be
allowed for decks.

M. All fencing adjacent to open space and along the eva routes shall be
noncombustible.

N. All active and passive parks shall be landscaped, comply with the Weed
Abatement Resolution of the EI Dorado Hills Fire Protection District or both.

O. All vacant lots shall be treated to the standard established by the Weed Abatement
Resolution of the Fire District.

P. Any trail within the open space shall have Fire Department access (rolled curb).
All trails shall be posted at access points "No Smoking". Access is limited by trail
width and grade.

Q. All emergency vehicle access (eva) roads shall be posted "Emergency Access
Route" and "No Parking".

R. Gates at each eva shall have a telephone activated automatic opener and a Knox
key switch. The gate shall lock open if there is a power failure. The telephone
number shall be provided to the fire agencies and law enforcement.

S. Eva gates shall be 2 feet wider than the roadway.

T. The EI Dorado Hills Fire Protection District shall review the Wildland Fire Safe Plan
every 5 years to determine if additional Fire Safe measures need to be
implemented.

9
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7. OPEN SPACE GUIDELINES

A. Remove all gray pines within 100' of all property lines (outer and inner lines).

B. Remove all dead trees within 100' of all property lines (outer and inner lines).

c. Remove all dead limbs from live trees that are within 10' of the ground.
D. Limb all trees within 30' of the inner property lines at least 10' above the ground as

measured on the uphill side of the tree.

E. Remove all dead limbs and trees laying on the ground within 100' of all property
lines (outer and inner lines).

F. Annually by June 1 cut or remove all grass and brush to a 4" stubble within 30'
along the inner property lines adjacent to the residential lots and along streets.

G. All trails shall have a 10' fuel hazard reduction zone along each side of the trail.
The zone shall be annually maintained by June 1.

H. Open space areas being used as a park shall be landscaped and irrigated or
comply with the Weed Abatement Resolution of the Fire District.

I. All access points to open space shall have rolled curbs and be posted "No Parking"
to allow fire vehicle access. A lockable barrier (knock down bullard) may be installed
after consultation with the Fire District.

J. Mature or multi stemmed oaks can present a serious wildfire problem if untreated.
Treat the oaks as to the following specifications: (a) remove all dead limbs and
stems and (b) cut off green stems at 10' above the ground that arch over and are
growing down towards the ground. Measure from the uphill side of the tree to
determine the appropriate height.

K. Permanent wet areas within the open space lots may be allowed to have a variety of
vegetation provided the wet areas are isolated with a 'fuel hazard reduction zone.

L. The high tension power lines in open space Lot "F" needs a fuel hazard reduction
zone along any access road that may be in the area for line maintenance. A
permanent agricultural crop may provide a sufficient fuel hazard reduction zone.

v. Appendix

10
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APPENDIX A

DIXON RANCH
FIRESCAPING STANDARDS

Firescaping is an approach to landscaping to help protect homes from wildland 'fires. The goal is to
create a landscape that will slow the advance of a wildfire and create a Defensible Space that provides
the key point for firefighting agencies to defend the home. This approach has a landscape zone
surrounding the home containing a balance of native and exotic plants that are fire and drought resistant,
help control erosion, and are visually pleasing. Firescaping is designed not only to protect the home but
to reduce damage to oaks and other plants.

Zone I

The zone extends to not less than 30 feet from the house or to the property line whichever is less in all
directions and has a traditional look of irrigated shrubs, flowers gardens, trees and lawns. All dead trees,
brush, concentrations of dead ground fuels (tree limbs, logs etc. exceeding 1inch in diameter) shall be
removed. All native oak trees, conifers and brush species are pruned up to 10 feet above the ground as
measured on the uphill side but no more than 1/3 of the live crown. The plants in this zone are generally
less than 18 inches in height, must be slow to ignite from windblown sparks and flames. Such plants
should produce only small amounts of litter and retain high levels of moisture in their foliage year around.
Native and exotic trees are permitted inside the Zone, but foliage may not be within 10 feet of the roof or
chimney. Grass and other herbaceous growth within this zone must be irrigated or if left to cure must be
mowed to a 2 inch stubble, chemically treated or removed. Such treatment must be accomplished by
June 1, annually. This zone has built in firebreaks created by driveways, sidewalks etc.

Zone II

This Zone adds 70 feet to Zone I and extends a minimum of 100 feet 'from the house in all directions, or
to the property line whichever is less, and is a transition area to the outlying vegetation. The zone is a
band ot low growing succulent ground covers designed to reduce the intensity, flame length and rate of
spread of an approaching wildfire. Irrigation may be necessary to maintain a quality appearance and
retain the retardant ability of the plants. All dead trees, brush, concentration of dead ground fuels (tree
limbs, logs etc.) exceeding 2 inches in diameter shall be removed. Annual grasses shall be mowed after
they have cured to a 2 inch stubble by June 1, annually. Native trees and brush species may be
preserved and pruned of limbs up to 8 feet above the ground as measured on the uphill side.

For All Zones With Oaks

Mature, multi stemmed Oaks can present a serious wildfire problem if untreated. Treat the Oaks as to the
following specifications: (a) remove all dead limbs and stems and (b) cut off green stems at 10 feet above
the ground as measured on the uphill side that arch over and are growing down towards the ground.

11

14-1617 3F 16 of 130



APPENDIX A-I
FIRESCAPING ZONES

EXHIBIT

_Zone! - ....... ..--

< RrescapeZOne
. - . _.-

Property Line

Typical Lot in Oak Woodland
(Schematic, not to scale)
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APPENDIXB

DIXON RANCH

FUEL TREATMENT SPECIFICATIONS
For

OAK WOODLAND
Within The Designated Fuel Treatment Areas

1. Leave all live trees where possible.

2. Remove all dead trees.

3. Remove all brush.

4. Prune all live trees of dead branches and green branches 10 feet from the ground as measured on the
uphill side of the tree, except no more than 1/3 of the live crown is removed. All slash created by pruning
must be disposed of by chipping or hauling off site.

5. Annually by June 1, reduce tile grass or weeds to a 2 inch stubble by mowing, chemical treatment,
disking or a combination of treatments.

6. Conifers within 30 feet of a house shall be removed. Those pines in the open space shall be isolated
with no brush understory within the dripline of the tree.

APPENDIXC

DIXON RANCH

ENCLOSED DECK GlTIDELINES

The purpose of enclosing the underside of decks that are cantilevered out over the natural slope is to help
prevent heat traps and fire brands from a wildfire igniting the deck or fuels under the deck.

1. Does not apply to decks that are constructed using 'fire resistant materials such as concrete, steel,
stucco etc.

2. Any deck shall not include non fire rated composite deck material.

3. This applies to decks one story or less above natural slopes.

4. Combustible material must not be stored under the deck.

13
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10
CAL FIRE GUIDELINE- _ _... .•-'--__L. _ ._ ._ _ .,_ ._._-

, DEFENSIBlE SPACE Why 100Feet ?

17

FollowIng lh~SB simple steps can
drarnatlcally increase thechanceof
your home surviving a li~i1dft re !

ADeiensible Space01100 leet around .
your home isrequired bylaw. ' The goal is
mproteel your home whileproviding asafe
area forfirelighters.

- Clearing an area 01 30feet immediately
surrounding your home iscritical. This area
requires Ihe greatest reduclion inllammable
vegetation.

- O ( Of • I'

- The !uBI reduction zone inthe remaining
70feet (ortoproperty line) will depend on
the steepness ofyour property and lhe
vegetation.

Spacing be!ween plants ~roves the chance
otstopping awildlire belore itdestroys your
home. You have two options inthis area:

CD Create horizonlal and vertical spacing
between plants. The amounl ofspace will
depend on how Sleepthe slope isand the
size ofthe plants.

o Large trees do not have 10 becutand
removed as long as allofthe plants

. beneath them are removed. This
eliminates avertical '"fireladder:

When clearing vegetation, use care when
operating equipment such as lawnmowers.
One small spark may startafire; astring

.trimmer ismuch safer.

Remove allbuild - up ofneedles and leaves
from your roof and gutters. Keep tree limbs
trimmed atleast 10leel from any chimneys
and remove dead limbs that hang over your
home orgarage. The law also requires a
screen over your chimney outlet ofnot more
than ~ inch mesh.

1. lIleseregul2lions alteclmosllllllJa!lf<lSS. brusIl, and
timlJer-tOWeflld ,,", ate landSkllheStlle.Some firedel>artmen
jurisdlctioos s:nay kaYe addilional requlremenls.. Some
aclMJies may fequiJe pennrts Iur (leeleJllOYal Also.snme
activitiesmayr""".e special procedures ror. Ij lhreatened an<
endangered species, 2) 1Y<>id~ erosion. alld 3)p_on01
waterqU3liIy. Check With JocaI _.Is Uindoobl C.. renI
1e1IIJ1al1OfJs.- ao1!l$lJfOfCe company 10require addmooal
clllill3llCO. The area 10be_ does not.- beyond your
properly. TheSlate Board IIIHneslr)' andFileProtection has
apprcmd Guidetires toassist you illcomplymgwith thenBW

taw. CooIact your local CDF oIIice lormoredetails.
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Stateof California
Departmentof Forestrv and Fire Protection N TICE 0

Fi E HAZARD INS ECTI

A fiFe department representative has inspected your property for firehazards. You arehereby notifiedtocorrecttheviQlation(s) imlica!edbelow.
Failure to correct these v io lations may result in a citation and fl ne.

Occupant: IPhysicalAddress: IPhone#: I
Occupant NotHome: locrupant NetHome: IRefused IFor QUestions, - !
1"Atlempt: ; J 2'"<Attempt I f._.J lnspeclion: ! J COl1tactlnspector at ' I

Roof Construction I ExtenorSiding I Window Panes I Eaves I Dec!;s orPorches I Location ofStructure I
CumbusliblelNan.Combusfibiel CcmbuSfuleiNoF.·Combustibie I SinglePa!leJMclii-Pan. EndcseOJUnenclose<l M"!Cl1I)'IComposilclWood RatGroundlS'oepeJRi<IgcTop

~ ml Defensible Space Zo ne (w it hi n 30 fe et of all st ru ctures or to property line):

I
01 2 3 A. Removeall brancheswithin 10 feet of any stovepipe or chimney outlet PRe §4291(a)(4)

OJ2 3 8. Remove leaves, needlesorothervegetation on roofs, gutlers, decks,porches and stairways etc. PRe §4291 (a)(6)

I 01:1 3 Ic. Remove aildeador dying trees. branches, shrubsorotherplants adjacenttoor ovemangingbuilcfll1!is. PRe §4291(a)(5)

0 12 3 II D. Prune low.;r branchesof trees to a heightof6 io 15 feet(or 113 tree he.i9mfor trees under18 feet). PRC§4291(a)(1)
vi 0 12 3 E. Remove alidead or dyinggrass,l€aves, needlesor oiher veqetation. PRC§42!l1(a)(1)

,g 012 3 I F. Remove orseparate live flammable ground coverandshrubs. PRC §4291(a)(1)

j ! i Reduced Fuel Zone {wi thin 30 - 100 feet of all s tructures or to property line}:'* OJ2 3 i G. Mowdeador dyinggrassto a maximum of 4 inches in height. Trimmingsmay remain on tile ground. PRe §4291(a)(1)

~ 0 I 2 3 IH. liveflammable ground coverlessthan18 inches in height mayremain,butoverhanging and adjacent treesmustbepruned to a height of

.~ I 6 to 15ieet PRe§4291(a)(1)

..8 0 2 3 I L RBducefuels in accordancewiththeContinuous TreeCanopyStandard(seeback), PRe §4291{a)(1)

] 0 2 31J. Reduce fuels In accordancewitlithe Horizontal Spacing Standard (see back). PRC§4291(a)(1)
~ I Defensib le and Reduced Fuel ZOne (within 100 feat of al l structures or to property line):
GOi Z 3

1

K Logs orstumps embeddedin tne soil musl lJeremoved or isolatedfram structures and oihervegetation. PRC §4291(a)(1)

1

°lz 3 . L. Remove aUdeador dying brushandtrees, and alldeadordying tree brancheswful in 15 feetoi the ground. PRC §4Z91(a)(1)

Oth er Requi remen ts :

I 0 i 2 3 I M. ClearallRammable vegetation, trash andothercombustiblematerials 10feetaround and abovepropanetanks. CFC §3807.3

1 0 I 2 3 IN. Address ~mbers shall be displayed in~ntras1.ing colors WMin. Size~ and.readable tro:n the streetor access road. c~c §505,1
LO~! O. Equip chimney Of stcvep pe openingsWlih ametal screen na,,~ng opemngs oetween 31Blnchami1/2rnch. CBC§2113"..1

Recom mendations :o Clear 10 feetaround and15feetabove iuels (e.g. Woodpiles, lumber,scrap etc.). Move woodpilesasfar as possiblefrom structures.

o Remove flammable materials stored underdecks and similar overhangs of structures.

o Clearvegetation10feet from sidesand15 feet above alldriveways and turnaroundareas.

o No violations ob served .

Comments: _

.. ... . ~\dl:Ii!foI1al lnforflli!l!.o.!!..on Back ... . . . ----,

(White-lnspeCIOr. Canary-fO toOccupant Pin!(·2'" toOccupant, Gok!-3'"10 Occupant)
- - - - -_._---_.--- _._- ---

1. Inspecior:_ - _

Iz. Inspecto r._~ _

~ Inspector:

FormLE-100(2/11)

Dale:_ _'_ _ I_ _

Date:__f_ I_ _

Are-inspection will occur onlafler: __L _L_

.A. re-inspec!ion v~U occur oniafter: _ _1__/_ _

.- - _ .._ --- ---- - - --- ---
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1.1 LOCATION AND SETTING

Dixon Ranch is located w ithin the unincorporated com­

munity of EI Dorado Hills in EI Dorado County, California.

Since the adoption of the EI Dorado Hills Salmon Falls

Area Plan in 1983, which ide nt ifies villages around the

EI Dorado Hills area to be developed, the Dixon Ranch

property has been contemplated for development. More

information regarding this Specific Plan can be found at
www.edcgov.us.The village is located south of Green Val­

iey Road and north of the master planned Serrano devel­

opment. The proposed village area will include 280 acres

of open space and various residential land uses.

The Folsom Lake State Recreation Area is less than 3

miles from the village and the shores of South Lake Tahoe

are 80 miles to the east.The bustling hub of downtown

Sacramento is a short 30 minute drive to the west along

Highway 50. The village of Dixon Ranch will support

existing retail in EI Dorado Hills and Cameron Park with

areas of commercial interest in close proximity to the

site. includ ing the Safeway shopping Plaza and Lake For­

est Plaza on Francisco Drive, the Sears shopping center

on Green Valley Road at Cambridge Drive. as well as the

Cameron Park Plaza on Green Valley Road at Camer­
on Park Drive. Other retail destinations that will benefit

from Dixon Ranch are La Borgata, the EI Dorado Hills

Village Center on EI Dorado Hills Boulevard, the EI Do­

rado Hills Town Center and the Montano shopping cen­

ter at Latrobe Road and White Rock Road .

1.2 COMMUNITY DESIGN

Dixon Ranch is a village planned for generations.

The 280-acre plan has 604 homes designed specifi­

cally for families and aging residents.The perimeter

of the village is lined with open space corridors that

complement the blend of estate and large residen­
tial parcels, as well as custom and village parcels

within the village. Nestled within the interior of the

village are 160 units that comprise an Active Adult

Neighborhood. Eighty-four acres of open space and

parks are interspersed within the village, maintain­

ing the natural open space that is the hallmark of EI
Dorado County.

Housing choices have been selected in respo nse to
demographic trends and market demands. These

housing types are attainable for a variety of income

levels and life stages. including families. small house­

holds, working professionals. and older adults.

The collection of home types within Dixon Ranch

include the followings:

1. Age Qualified 55+ Small Lot

2 . Age Qualified 55+ Large Lot

3 . Village Standard Lot

"" . Village Large Lot
5 . Hillside
6 . Hillside Custom

7 . Estate Residential/Estate Residential
Large Lot
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1.3 GUIDING VISION

Dixon Ranch is a place for all generations. It is a village

where people can live comfortably, knowing their homes

will support them as their needs change. Dixon Ranch has

been planned around the belief that parents, grandparents,

and grandchildren are meant to be together - whether it's

under the same roof or sharing the same street. Genera­

tions of families sharing the same home provide practical ,

cultural, emotional, and financial benefits to families and

society. Dixon Ranch will meet the needs of both the

established families and th e on es being established.

1.4 KEY DESIGN ELEMENTS

The unique opportunities offered within the village of

Dixon Ranch set it apart from other neighborhoods in the

region. Key features such as shutt les, programs, and activi­

ties that will facilitate interaction between all generations

create an inclusive sense of place for residents and families

to enjoy life together. Community services will also be

offered for the convenience of all residents who desire

assistance with daily needs .

Dixon Ranch homes will embrace Livable Design,

which builds the principles of flexibility, adaptability,

and beauty into the home design. Elements such as

level thresholds, wider hallways and doorways, and

curbless showers are incorporated to create fresh
open spaces that flow seamlessly from indoo rs to

outdoors and throughout the home. These design

elements benefit people of all ages and abilities with

both form and function . From strollers to walkers,
moving day to big holiday gatherings, homes designed

with Livable Design standards elevate and simplify

the living experience.

I
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1.5 COMMUNITY HOSPITALITY

Community Hospitality offers thoughtful services,
tailored to the needs of individuals within Dixon
Ranch. A community concierge will facilitate the ser­

vices of this assistance program and provide com­
prehensive solutions and connections for the basic
necessities of life that provide personal attention,
meaningful engagement and access to services when
desired.The program will consist of on-site as well as
24/7 telephone and Internet support.

The aging process can make daily routines and activities
cumbersome, and sometimes impossible. Some aging
residents who might not have anyone to assist them
could become isolated and miss out on living a normal,

healthy, and vibrant life in their later years. Not only
does Dixon Ranch offer the benefits included in the
concierge program, it also provides another avenue to
care for the needs of the older adult residents by hav­
ing services readily available on a fee-for-service basis.
Some of the services that will be available to Age Qual­
ified Dixon Ranch residents are medication reminders
and ordering of medication through registered nurses,
grocery and personal shopping, home care and person­
al care, as well as assistance with coordinating medical
care with the family doctor.

The benefits of the community concierge stretch be­
yond the Age Qualified neighborhood, and are accessible
tools for the families caring for their parents and grand­
parents. A daughter can stop by the concierge desk and
arrange for scheduled medical services for her mother
as she heads home from work, families can coordinate
package deliveries, a busy professional can arrange for
dog-sitting and home monitoring during a business trip,
or a grandchild can drop off a hand written note and it
will be in safe-keeping until grandpa can come and pick

up his surprise. Dixon Ranch is committed to creating
a connected sense of place where everyone can benefit
from the amenities provided.
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1 . 6 LA NDSCAPE AND WATER
CONSERVATION

Dixon Ranch will demonstrate respons ible water con­
servation practices through drought tolerant landscape
solutions in public and pr ivate landscape areas. Drought
tolerant nat ive plant spec ies will be used throughout the
community and innovative water conservation solutions
will be studied and incorpora ted during the design pro­
cess . The following guidelines apply to the landscape of

Dixon Ranch:

» All landscape and irrigation shall conform to
the State of Californ iaWater Conservation Act.

» No front yard lawns will be permitted while

water use restrictions are in place . Once wa­
ter use restrictions are rescinded. lawns may
be no more than 30% of the front yard area.

» Graywater systems that facilitate the reuse of
certain household water (such as that from
sinks. showers and wash ing machines) will be
offered as a buyer option at the time of con­
st ruction subject to the requirements and re­
strictions of the EI Do rado Irrigation District.

» Other water reuse systems are encouraged to

be studied and incorporated into the infrastruc­
ture design for the community. Systems may

include recycled non-potable water. rainwater
catchment (private or community rain barrels).
or other future technologies that adhere to the
requi rements and restrictions of the EI Dorado

Irrigation District.

» Irr igation methods will focus on water
conservation . Systems may include a
combination of drip irrigation. subsur­
face dr ip irrigat ion. and smart irrigation.

» Low Impact Development (LID) tech­
niques will be employed to provide
advanced storm water management,

utilizing vegetation and open space to
optimize natural hydrologic processes
to reduce stormwater runoff. Through

means such as infiltration. evapotranspi­
ration. and reuse of rainwater. LID tech­
niques manage water and water pollut­

ants at the source and thereby reduce or
prevent runoff impacts to rivers. streams,
lakes. and ground water.

1.7 DESIGN REV IEW PROCESS

The var iety of lot sizes within Dixon Ranch present
the opportunity for individual builders to construct
portions of the village. The design review process
described herein is intended to ensure that individ­
ual neighborhoods within Dixon Ranch contribute
to the character and quality envisioned for the vil­
lage. as well as adhere to Livable Design principles.
This three-step process is intended to be efficient.
without compromising the quality of design solu­
tions. The Dixon Ranch Design Review Committee
(DRDRC). which will be comprised of representa­
tives of the master developer and design profession­
als. will review all des igns developed for the village.

I
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STEP I: PROJECT APPLICATION

The design review process will commence upon re­
ceipt of the Builder's application form and review fee.

At the applicant's discretion, a kick-off and orienta­

tion meeting with the DRDRC is suggested.

1 . Completed application form and payment of
review fee

STEP 2: PRELIMINARY DESIGN REVIEW

This step is intended to establish and define the ap­

plication's preliminary architectural and landscape

character and concepts. Upon review and approval

of the Builder's application, the DRDRC will schedule

a Preliminary Design Review (PDR) session, during

which the DRDRC will meet with the Builder to re­

view and discuss the submittal process.

The PDR is an opportunity to review the following

design criteria:
» Selected architectural styles from Dixon

Ranch Architectural Palette;

» Architectural form, massing, roofs, and
details, which establish and preserve
character;

» Livable Design principles,

}} Preliminary thoughts on colors and mate­
rials; and,

» Landscape concepts identifying major tree
and shrub massing, hardscape areas, and
proposed fencing and walls for front and

corner lot side yards.

Within IS days of the PDR, the DRDRC shall prepare

and submit to the applicant a written Preliminary De­

sign Review Memorandum (PDR Memo) outlining the

agreed-upon direction of the DRDRC and the applicant.

The PDR Memo will state one of the following:

1 . Approval to move forward to Final Design Re­
view

2 . Approval to move for-ward to Final Design
Review with Comments & Conditions

3 . Denied with Comments; resubmittal for Prelim­

inary Design Review is required

SUBMITTAL REQUIREMENTS

CIVIL I PLANNING

1 . Location map showing neighborhood location

within the overall neighborhood.

LANDSCAPE

1 . Landscape concept plans identifying general

planting scheme. street tree program, front and

corner lot side yards. Plans shall be prepared at a

minimum scale of 1"= 20'.

2 . Color illustrative depicting typical landscape

treatment for at least three contiguous lots, includ­

ing one corner lot. The typical plan shall include

at least one of each floor plan proposed for the

neighborhood. The plan shall include a description

of the landscape concept.
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ARCHITECTURE

Pre liminary building floor plans and front elevatio ns.

These should be at minimum '/.' = 1'- 0" scale.

1 . Prelim inary typical site/plot plan.

2 . Cons istency with village development standards

and architectural standards.

3 . Plans shall be subject to Livable Design for prelim­

inary review for compliance.

STEP 3: FINAL DESIGN REVIEW

This step is intended to review the specific designs for the

architecture and landscape elem ents of the neighborhood.

Upon receipt of an approved PDR Memo, more detailed

plans shall be prepared and submitted to the DRDRC for
Final Design Review. Plans shall be a progression of the

approved plan and direction established during Prel imi­

nary Design Review.

Professionals licensed to practice in the State of California

shall prepare all Arch itecture , Civil Engineering, and Land­

scape Architecture plans . No non-licensed des ign work

shall be permitted without receipt of special approval of

the DRDRC.

SUBMITTAL REQUIREMENTS

CIVIL / PLANNING

1 . Dimensioned site plan showing:

» Building footprints

» Porches and pat ios

» Garages

» Street curbs and r ights-of-way

» Easements

» Driveways and walkways

» Dimensioned building setbacks

» Compliance with village development
standards

LANDSCAPE

1 . Landscape Plans for front and corner lot side

yards (minimum scale 1"=20') including:

» Cover sheet with sheet index.

» Plant material and hardscape list with

key, including finishes and colors of hard­

scape and fencing .

» Typical landscape, planting, and irrigation

plans for each unique footprint type and

each lot type (e.g., corner lor, or other

non-standard lot).

» Fencing, hardscape, and planting details.

» Fencing site plan.

1 1
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2 . Site Plan I Landscape Concept for Model

Home Complex. Sales Office , and Temporary

Marketing Facility as applicable (minimum scale

1"= 20'). Model landscape plans may be de­

ferred at the discretion of the DRDRC.

ARCHITECTURE

1 . Colored street scene showing at least three

contiguous lots. actually occurring with in the
subject site, including one corner lot. Each plan

type and an example of each selected architec­

tural style must be depicted. The lot number.

plan type, and architectural style should be

identified for each lot.

2. Architectural construction drawings, includ­

ing floor plans, roof plans . alternative or op­
tions, all exterior elevations, sections, and key

details, prepared at a minimum scale of '/~" =
I').

3 . Architectural color and material sample

boards (or equivalent information as approved

by the DRDRC) for every color scheme by

architectural style intended. These should be

noted by elevation style for each product.

Ii . Plans shall be subject to Livable Design for

final compliance review and approval.

MISCELLANEOUS

1 . Comment response memo identifying the steps

taken to address DRDRC comments from Step 2:
Preliminary Design Review.

2 . Estimated Construction Schedule for comple­

tion of the village, including improvements, model

home complex site improvements. and phasing.
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2.1 ARCHITEC TURAL GUIDELINES

By employing defined architectural guidelines and stan­

dards, Dixon Ranch will be a community with visually

engaging architectural identity and distinctive character

within EI Dorado Hills.The following pages define the de­

sign principles that apply to all residential neighborhood

within Dixon Ranch.

2 .2 DESIGN PRINCIPLES

2. 2 .1 DIVERSITY O F STREETS CAPE

An elegant and diverse streetscape is a defining character­

istic of enduring neighborhoods. The intent of this section

is to articulate the standards and unique defining elements

by which Dixon Ranch shall be built in order to create a

visually engaging and cohesive streetscape.

A. MASTER HOME PLAN REQUIREMENTS

To achieve streetscape Variation, a master home

plan series should comprise multiple different mas­

ter home plans with varying elevations (each eleva­

tion must be a different arch itectural style), based

upon the number of lo ts to be built upon by one

builder as an individual village within the neighbor­

hood. This selective architectural style application

will enhance the variety of the streetscape. Mas­

ter home plans are defined as unique floor plans

with a distinct footprint with regard to placement

and relationship of garage, front door, and building

massing.

I ~1!I1:J¥lj!1 liWJ:II'liW:W • iii [,"C:"[elU'll,iiaJ
c;mmn.

~ IiIlmIi'linmJ~

1-5 Two (2) Two (2)
I----

6- 15 Two (2) Two (2)

16-40 Three (3) Two (2)

4 1-70 Three (3) Three (3)

7 1- 100 Three (3) Three (3)

101-175 Four (4) Three (3)

[;.'ttf.1lGt3'If.1)-- ... .T.
.......~~

Two (2)

Three (3)

Three (3)

Three (3)

Four (4)

Four (4)

~rn i'rn"i'j'tftj

(]miI~~

Two (2)

Two (2)

Three (3)

Three (3)

Four (4)

Four (4)
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B. MASSING AND ROOF FORM

Proportion and placement of architectural forms and
elements should be appropriately applied in a man­
ner consistent with the architectural style or adap ­
tation being represented. Roof articulation in the
form of proper roof pitches and forms also plays a
significant role in the animation of the streetscape.

Massing should be appropriate to the architectural style
(e.g.. the Monterey style has a cantilevered second story
balcony as a signature defining element; it would be inau­
thentic to design a single story Monterey home).

One out of every three homes should have a signifi­
cantly different roof form than its ne ighbors (e.g.• for­
ward-facing gable versus side-facing gable).

Horizontal and vertical articulation is required on all
homes, as appropriate to each architectural style, and
can be achieved through differing roof forms. combina­

tions of one and two story elements. architectural pro­
jections, porches, etc.

Front porches. when appropriate to the building style,
should have a minimum depth of six (6) feet.
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C. REPETITION

Avoiding repetition of identical floor plans or arch i­
tectural styles is important to create a sense that a
neighborhood has been built over time.

The same floor plan with the same architectural
style should be no less than three (3) lots away in

any direction (on the same side of the street as well
as the opposite side of the street).

2 .2 .2 MULTI -SIDED ARCHITECTURE

The continuation of style-specific architectural ele­

ments from the front facade around to the side and/
or rear elevations creates an authentic architectural

statement.

Blank. unadorned building faces are not permitted; a
certain minimum amount of detail is required to re­
flect a unified architectural treatment. The front ele­
vation should be the most highly detailed with typical
low visibility side and rear elevations exhibiting less
detail. Corner lots and lots visible from the public
realm will feature a higher level of detail on both the

highly visible elevations.

Figure 2.2 identifies home sites that are visible from
multiple angles. public ways, community edges . and
major collector streets. Horne sites identified as en­
hanced lots are subject to the following:

» Enhanced lots should employ at least
two enhancements from the front ele­
vations on all building faces adjacent to
public ways. community edges. and/or
major arterials.

I
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2.2.3 ACTIVE AND PASSIVE SIDES

Side yards offer a unique opportunity for private outdoor
space that can be easily overlooked when not planned
thoughtfully. To promote utilization of these spaces, it is ef­
fective to designate active and passive sides to each home .
The active side of a home is identified as having larger win­
dows and the most usable outdoor space. The passive side
of the house has fewer, smaller, and often higher windows
to promote privacy for the adjacent neighbor's active side.
This creates a funct ional relationship between homes and
helps create an enhanced living environ ment.

» Active and passive sides must be adjacent to
each other to ensure privacy for the active

side .

» In some instances, it may make sense to

site two active sides together to address a
mult i-generational family buyer, such that one
extended family desires to purchase two adja­
cent homes and share a larger common cen­
tral courtyard. This is acceptable as a mar­
ket-driven solution.

» For side drive or pushback garage units , the
side drive must be on the active side of the

house .

2 . 2 . 4 GARAGES

Reducing garage dom inance on the streetscape and

bringing living space closer to the street creates

streerscenes that are inviting and safe with an "eyes

on the street" environment. Using design techniques

that enhance a home's architectural style and relegat­

ing the garage to a less promin ent position promotes

a more pedestrian-oriented neighborhood. The fol­

lowing are the permitted garage mitigation measures

for Dixon Ranch.

Front facing garages should be recessed a minimum of
5' from livingspace or porches.

Garages accommodating more than two cars are al­
lowable in a side-loaded, split or tandem configura­
tion. Three car front-loaded garages may be consid­
ered for special approval by the DRDRC with special
care given to the garage des ign through individual ga­
rage doors, upgraded doors and style-specific design.

2 .2 .5 MULTI -GENERAT IONAL UNITS

Multi-generational units integrated within primary
residences are highly encouraged within Dixon Ranch.
Multi-generational units are defined as follows:

» The square footage of a multi-generation­
al unit may be up to 800 square feet.

» A multi-generational unit consists of a

17
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bedroom, bathroom, and living space.

which may have a kitchenette.

» The multi-generational unit may have a

separate entry door from the primary
home. When a multi-generational unit
has its own dedicated exterior entry, the
entry shall be designed in such a way to
not draw attention away from the prima­
ry residence entry.

2.3 AGE QUALIFIED
CLUBHOUSE DESIGN

The age-restricted neighborhood within the village of
Dixon Ranch features a private clubhouse for the resi­
dents of this neighborhood. The clubhouse will serve as
the central social gathering hub for these residents and
may include activity spaces, exercise facilities, and other
gathering spaces. Outdoor spaces may include a pool
area, BBQ patio, bocce ball, pickleball, or other active
recreation or passive gathering spaces.

The architecture of the clubhouse will be cohesive and

complementary to the architectural theme of Dixon
Ranch and will be representative of one of the styles
presented in the architectural collections of Section 2.4.
Programming and design for the clubhouse will be de­

termined at a later stage of project development.
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2.4 STANDARDS OVERVIEW

Dixon Ranch presents a palette of 6 thematic archi­

tectural collections , which will create a diverse yet

cohesive streetscape through massing and form, ma­

terial and color, and detailing.

HOW TO USETHESE STANDARDS

The standards found in this section are formatted

into collections of architectural styles. Each collec­
tion has 3-4 variations of the architectural style de­

picted, which are included in the ove rall palette. Each

collection has a description of the key characteristics

of architecture and supporting photos as a visual ref­

erence.

To further define and emphasize the arch itecture of

Dixon Ranch . the follow ing statements apply to all

styles :

» Masonry should be appl ied authentically,

wrapping outside corners and terminat­

ing at inside corners.

» Stone or brick scattered over stucco to

mimic building age is not appropriate.

» Heavy knock down or "Spanish Lace"

stucco is not permitted. Stucco fin­
ish options may include light lace, sand,

smooth. imperfect smooth. cat face. or

sim ilar.

» All material changes should occur at an inside

corner or other defined terminus (i.e.. a fence

line) .

» No fascia gutter (gutter that serves as fascia)

is permitted.

» Concrete rake tiles are discouraged.

» Where wood is specified. cementitious ma­

terial is acceptable to promote longevity and

ease of maintenance.

}) Grooved plywood siding and vinyl siding are

not permitted.

» Garage doors should complement the archi­

tectural style.

» House lights should complement the architec­

tural style .

» When shutters are used, each shutter should

be sized to one-half of the entire adjacent

window width, such that if the shutters were

closed. they would completely cover the win ­

dow.

2.5 ARCHITECTURAL COLLECTIONS

These Guidelines provide direction for specific architec­

tural styles within Dixon Ranch . Each Collection includes
a brief introduction to the featured architectural styles and

their defining characteristics, as well as example imagery.

I
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THE ARTISAN COLLECTION

The Artisan Collection at Dixon Ranch is roo ted in
nature. With a focus on integrating with the land,

these styles are cut from the same natural cloth.
Inspired by the work of Frank Lloyd Wright and
Greene & Greene, these homes can range from clas­
sic to modern interpretations of these iconic Ameri­

can architectural styles .

The Artisan Collection is a sampling of arch itectural
genres selected to create a cohesive palette com­
prised of The Bungalow, The California Prairie. and

The Craftsman .

Key features of this collection include:

MASSING & FORM

» Simple massing on one to one-and-a-
half stories. front or side gabled.

» Symmetrical or asymmetrical form .

» Deep front entry porch.

» Stylized column and beam detailing at

porches.

» Low-pitched roofs with large over-hang­
ing eaves. emphasizing horizontal planes.

» 4: 12 to 6: 12 roof pitch.

» 16" to 24" overhangs.

» Flat concrete tile with a shingle appearance
or composition shingle.

» Overhangs often extend over outdoor

rooms.

WALLS, WINDOWS & DOORS

» Exterior wall materials with combinations
of wood shingles, horizontal siding, board

and batten. and stucco.

» Single hung divided light windows at front

eleva tions .

» Use windows individually or in groups (typ ­

ically two or three) .

DETAILS

» Entry porches with columns resting on

larger piers or bases.

» Porch rails of repeated vertical elements.

» Wood brackets or knee braces.

14-1617 3F 48 of 130



-

14-1617 3F 49 of 130



22

THE AGRARIAN COLLECTION

T he Agrarian Collection highlights the agricultural
history of the EI Dorado region. This series brings
an element of rustic charm to the neighborhood,fea­
turing styles that are reminiscent of farm buildings
that are comfortable and familiar. Eclectic materials
and cascading forms will add texture and interest to
the streetscape.

The Agrarian Collection is a series of architectur­
al styles selected to create a cohesive palette com ­
prised of The Americana, The Farmhouse, and The
California Ranch. These styles present a range from
very traditional to reinterpreted, adding to the built­
over-time nature of the community.

A few distinctive des ign elements of these styles in­
clude:

MASSING & FORM

» Rectangular, typically two-story.

» Front, side, or cross-gabled.

» Symmetrical or asymmetrical.

» Simple entry porches project from the
house rather than being incorporated
into the primary massing.

» Dom inant gable roof forms with shed
and hip accent features ; such as covered

porches, dormers. etc.

» Roof pitch 6:12 to 10:12 with porches of
lower profiles.

» 6" to 12" overhangs.

» Concrete shingles that are flat or resemble
wood shake or composition asphalt shingles .

WALLS, WINDOWS & DOORS

» Primary exterior material is lap siding with
6"-8" exposure, or board and batten.

» Window and door trim, corner boards,
starter boards, and vergeboards used as
siding terminations.

» Single hung vertical windows with or with­
out window grids.

DETAILS

» Verge rafters.

» Trim at corner boards, verge boards, and
starter boards.

» Slender. unornamented square or round
porch columns.

» Accent roofs of corten steel or metal stand­
ing seam at porches, dormers, and other ac­
cent roof features .
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THE COASTAL COLLECTION

Th e Coastal Collect ion at Dixon Ranch is a palette
of warm and inviting styles that add a re laxed sophi s­
ticat ion to the neighborhood streetscape. Inspired
by a blend of New England and Colonial styling and
Californ ia's quaint coastal villages, th is collection in­
cludes Cape Cod, Coastal Shingle, Modern Co astal,

and Co astal Co ttage Architecture.

These quintessential American styles reflect simple ,
symmetrical exteriors that are ripe for curb-appeal
embellishments like shutters and window boxes.
Common features of Coastal style hom es include:

MASSING & FORM

» One o r one-and-a-half story massing.

» Symmetrical front facade and building

proportions.

» Side-gable roof form.

» Composition shingle o r concrete tile to

look like shake .

» Narrow roof ove rhang.

ROOF

» Modestly pitched main roof (5:12 to

7:12).

WALLS, WINDOWS & DOORS

» W ide clapboard o r wo od shingle walls.

» Front door placed at the center or, in some
cases, at the side .

» Multi-pan ed , double-hung casem ent win­

dows.

» Simple pilaster and lintel surround front

door

DETAILS

» Shutters.

» Central ch imney.

» Front gabled dormers.
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THE CALIFORNIA CO L L E CT I O N

The architectural styles in the California Collection
blend the cultures of the early California residents
with a Spanish influence. These homes are a juxta­
position of local indigenous materials with colonial
detailing applied.

Included in this collection are variations of Spanish ,
Santa Barbara. and Monterey styles , ranging from tra­
ditional styling to more modern exterior treatments.

MASSING & FORM

» Two-story, rectangular form.

» Principal side gabled roof.

» Second story balcony covered by prin­

cipal roof.

» Low-pitched gabled roofs (4:12 to 5:12).

» Flat tile roof with barrel ridge and hip
tiles or full s-tile or barrel tile roof.

» 12" to 16" overhangs.

WALLS, WINDOWS & DOORS

» Stucco is the dominant exterior finish,
imperfect smooth is preferred.

» Optionally, style may include brick at first
floor, which may be painted.

» Paired windows in groups of twos or

threes.

» At least one pair of French doors accessing

the balcony.

DETAILS

» Panel or louvered wood shutters.

» Wood or decorative iron railing at balcony.

» Exposed decorative wood elements.

» Painted tile accents around door or win­

dows.
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THE PICTURESQU E COLLECTION

A true blend of European and traditional American
architecture, The Picturesque Collection showcases

a variety of English Cottage, Tudor and French Cot­

tage styles. as well as various interpretations of Vic­

torian.

The Picturesque Collection is comprised of roman­

tic. country styles that add an inviting and friendly

atmosphere to new communities. A few key features

of the Picturesque Collection include:

MASSING & FORM

» One, one-and-a-half, or full two-story

massing.

» Asymmetrical massing and proportions.

» Gable roof form (either front-to-back,

side-to-side, o r cross-gable) .

» Turret as feature element.

ROOF

» Modestly pitched main roof (5:12 to
7: 12) with steeply pitched feature gable

(8:12 to 12:12).

» Asphalt composition shingles preferred.

concrete tile allowed.

» Rake at gables up to 12".

» Bell cast eave.

WALLS, WINDOWS & DOORS

» Stucco, lap siding. masonry/brick. stone. or

any combination thereof.

)} Divided lights common on all windows.

)} Vertical windows in groupings of two and

three.

» Head and sill window trim or full window

surrounds.

)} Entry doors accented by trim surrounds.

DETAILS

» Shutters

» Siding in gable end.

» Juliette balcony.

» Window boxes.

)} Decorative stick work in gables.

» Decorative detailing at porch or cornice

line.
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THE NOUVEAU COLLECTION

The Nouveau Collection at Dixon Ranch displays

contemporary interpretations of the aforemen­
tioned styles and also includes the Mid-Century

Modern and International styles.

The Nouveau styles mix the traditional elements
from other Collections within the Dixon Ranch
community and create a fresh yet grounded series
of styles. This series allows for a greater variety of
architectural expression within the neighborhood.
while still maintaining a cohesive overall streetscape.

A few defining characteristics within this collection

could include:

MASSING & FORM

» One. one-and-a-half. or full two-story

massing.

» Asymmetrical or symmetrical massing

and proportions.

» Broad, uninterrupted walls.

» Recessed entrances.

» Open terraces and patios.

ROOF

}) Modestly pitched main roof (5: 12) to

angled flat roof.

}) Asphalt composition shingles preferred.

concrete tile allowed.

}) Open eave overhang - may feature cov­

ered, exposed or ornamental rafter detail.

WALLS, WINDOWS & DOORS

}) Continuous windows that continue upward
into gable frame .

» Concrete. glass. metal and lap siding are
common wall materials.

» Doors integrated into window and wall

design .

» Window walls composed with large single
windowpanes (most panels fixed) .

» Window walls may feature glass doors ­
sliding, folding or hinged.

DETAILS

» Ornamentation integrated into surfaces or

structure.

» Decorative concrete grilles or screening

fences .

» Shade structures.
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SECTION 3 - LIVABLE DESIGN

1
3.1 INTRODUCTION

Livable Design is the implementation of Universal De­

sign principles in a practical and buildable application to
achieve the stated goal of a truly multigenerational com­

munity. Dixon Ranch will employ these principles to cre­
ate a tangible example of how homes and communities
can remain with their residents and support them through
all phases of life.

The following guidelines define and describe the criteria
for designing to the Livable Design standards. All home
plans for Dixon Ranch will be reviewed for compliance
with the Livable Design standards per section 1.7.

I
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CR I ENTRY

CR 1.1 At least one home entry shall be stepless with a maximum 112" threshold. Front or garage entry is the preferred location, although

Stepless a thoughtfully designed entrance from the back or side of the house may be appropriate for hilly topography. Where attached
garage is the selected entry, the preferred method is for the garage floor to meet finished floor level with no more than 5% slope.
Ramps are generally not acceptable. Consult with Livable Design if a ramp is necessary.

CR 1.2 Integrate a stepless walkway to the stepless entry from the driveway. which shall be a hard surface, a minimum of 48" wide and

Approach have a maximum I: 12 slope. Ramps are generally not acceptable. Consult with Livable Design if a ramp is necessary.

CR 1.3 Provide weather protection at the stepless entry by installing a structural cover that extends out at least 48" from the door

Covering

CRI A Provide 5'x5' minimum clear space on the interior and exterior side of the stepless entry door. Alternative designs may be pos-

Circulation sible where this requirement poses specific hardships. Consult with Livable Design for alternatives.
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CR 2 BEDROOM

CR 2.1 At least one room shall be located on the ground floor I, which is a bedroom or can be converted into a bedroom in the future.This

Ground Floor' room must be located within close proximity to a ground floor ' bathroom which meets core bathroom requirements (see C3)

CR 2.2 Ground floor ' bedroom must meet minimum bedroom size requirements and must meet bedroom fire egress requirements. If

Design the entry into the room is open without doors, it must be easily closed in for future conversion to a bedroom and must include

enough space to install an enclosed closet in the future.

CR 3 BATHROOM

CR 3.1 At least one full bathroom shall be located on the ground floor l

Ground Floor'

CR 3.2 Ground floor! bathroom shall have either a minimum S'x3' curbless shower installed or an adaptable feature to install curbless

Shower shower in the future.

CR 3.3 Ground floor ' bathroom should provide 3' of clear space in front of toilet and 30"x48" clear space in front of sink.At a minimum,

Clear Space center of toilet shall be placed 16"-18" from any side wall, cabinet or tub.

CR3,4 All full bathrooms shall have reinforced walls surrounding all sides of shower/tub area, on side walls of toilet area and at towel bar

Reinforcement walls. Reinforcement shall be 3/4" structural plywood or 2" lumber,
» Reinforcement should run from at least 26" to 66" from finished floor

» Shower/tub area. reinforcement should extend at least 12" beyond the edges of shower/tub area where possible

» Toilet area walls shall have reinforcement from the back wall to 36" beyond front of toilet where possible

CR 3.5 Towel bars shall be installed no higher than 48" from finished floor

Towel Bars » Towel bars must be rated for falls and reinforced properly

» Where support bars are installed, they shall match the overall home decor and plumbing fixture selections

I In the case of downhill split pad lots, ground floor refers to the primary living level.
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CR4 KITCHEN

C R 4. 1 Provide 5' diameter clearance in u-shaped kitchen or 42" minimum aisle space for other kitchen configurations

Clear Space » If islands create space constraints. the floor must be finished under the island and island must be portable or pedestal style

» Provide 3D" X 48" clear space in front of kitchen appliances

CR 4.2 Provide one or more surface (such as a pull-out cutting board) a minimum of IS" wide and installed no higher than 34"

W o rk Surface above the floor

CR 5 OVERALL CLEARANCES AND CIRCULATION

CR 5.1 All exterior doors shall be a minimum of 36" wide (door styles may vary so 34" clear space is acceptable)

Exterior Doors

CR 5.2 All interior doors shall be a minimum of 34" wide (door styles may vary so 32" clear space is acceptable). Reach-in storage doors

Inte rior Do ors are exempt from this requirement

CR 5.3 Ground flcor ' entries, at least one full ground floor ' bath and all bedrooms shall also include 18" of space beside the pull side of the

Adjacent Space door (only necessary on single swing-style doors; packer, bi-fold or double swing doors do not require the 18" space requirement)

C R5A All hallways shall be a minimum of 42" wide (48" is preferred). Exceptions may occur where architectural relief is provided. such

Hallway W idt hs as archways. where 39" is acceptable

C R 5.5 Ground floor ' shall have a stepless path of travel. Consult with Livable Design for acceptable routes

Path ofTravel

CR 6 STAIRWAYS (if applicable)

CR 6. 1 Stairways shall be a minimum of 42" wide (48" preferred)

W idth

CR 6.2 Stair rise must be between 6.5" - 7.5" and stair must be II", have equal risers. and graspable handrails on at least one side of stairs

Design

I In the case of downhill split pad lots. ground floor refers to the primary living level.
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AI-A3 ACCESSORIES

Group I: Seal of Approval: Choose I

GOLD Approval: Choose 2

A 1.1 Provide kitchen appliances with front or side mounted controls

A 1.2 Install pull-out spray faucet at kitchen sink

A 1.3 Install external or alternative (i.e. push-to-open) hardware on all cabinetry

AlA Use lever style handles on all faucets

Group 2: Seal of Approval: Choose I

GOLD Approval: Choose 2

A 2.1 Install at least one toilet that has a higher-than-standard seat height (between 16"-19")

A 2.2 In at least one bathroom. install mirror so that the bottom is no higher than 40". Decorative tilt mirrors are an acceptable alternative

A 2.3 Install illuminated or LED locator light switches in all bathrooms

A 204 Install a handheld showerhead on a sliding rail in all showers. Showerhead hose shall have a 60" to 72" flexible hose for maximum adjustability

Group 3: Seal of Approval: Choose I

GOLD Approval: Choose 2

A 3.1 Install illuminated or LED locator light switches in all bedrooms

A 3.2 Install remote controlled automatic overhead garage door opener

A 3.3 Use lever style handles on all doors. Entry door should be thumb-lever or lever style with locking mechanism

A3A Install rocker, touch or motion-sensitive light switches

CI-C3 CONVENIENCE

Group I: Seal of Approval: Choose I

GOLD Approval: Choose 2

C 1.1 Install illuminated or LED locator light switches in all bedrooms

C I.2 Provide full height pantry storage with drawers or pull-out shelving on bottom 2 shelves

I In the case of downhill split pad lots, ground floor ,"efers to the primary living level.
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CI.3 Where corner base cabinets occur in kitchen, install turntable or half-moon pull out shelving

CIA 25% of all base cabinets in the kitchen shall be drawer-style or have full extension pull-out shelves. Shelves shall have minimum 2" side rails

to keep items safely contained. This feature is most effective when installed on the bottom shelves

Group 2: Seal of Approval: Choose 2
GOLD Approval: Choose 3

C 2.1 Provide power outlets on each side of bathroom vanities where double sinks occur. Outlets should be no higher than 44" from finished

floor

C 2.2 Provide one bathtub with a wide enough rim section for sitting (minimum rim depth of 10") or an inset tub with built-in seat/deck

C 2.3 Provide all bedrooms with at least one electrical outlet per wall

C 204 Provide at least one 3' section of adjustable-height or double hanging rods in master closet with 40% of storage less than 54" above floor

C 2.5 Provide a minimum of one electrical outlet in all hallways

C 2.6 Provide at least one standard power outlet on a usable wall in the laundry room. Outlet should be a minimum of 20" above finished floor

measured from the top of the box

Group 3: Seal of Approval: Choose I

GOLD Approval: Choose 2

C 3.1 Locate HVAC filter near floor level where top of filter is no more than 42" from finished floor

C 3.2 Where one-car garage is provided, it shall have a minimum overall width of 14',Where a two-car garage is provided it shall have a minimum

overall width of 22'

C 3.3 Provide greater weather protection at the front entry (as well as the stepless entry where they are different) by installing a structural

cover that extends out at least 5' from the door

SSI SAFETY/SECURITY

Group I: Seal of Approval: Choose 2

GOLD Approval: Choose 3

SS 1.1 Provide carbon monoxide detectors outside all bedrooms

I In the case of downhill split pad lots, ground floor refers to the primary living level.
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SS 1.2 Operable windows shall be easy to use with opening hardware within easy reach. Windows intended for viewing and/or egress shall be

installed with sills no higher than 36" from the floor. Casement. awning, or those recommended by the arthritis foundation are recom-
mended. Exceptions apply such as at bay windows, bathrooms and accessory windows.

SS 1.3 Install residential fire sprinkler system th roughout home

SS 1.4 Shower and bathroom flooring surface shall be slip resistant with a frictional coefficient of at least 0.6. Exceptions may apply if alternative
methods create slip resistance (i.e. added grout due to small tiles, etc.)

SS 1.5 Provide easy access to the electrical panel. Center panel shall be no higher than 48" from floor. If exterior, provide a hard-surface travel
path and a minimum 30"x48" clear space in front of electrical panel. Path shall be a minimum of 48 " wide. If panel is interior, the panel
must be located on the ground level with a minimum clear space of 30"x48" in front of panel. Interior path of travel to the panel shall be
a minimum of 42" wide.

EI-E3 EASY ACCESS

Group I: Seal of Approval: Choose 2
GOLD Approval: Choose 3

E 1.1 Install kitchen vent and hood controls so they are eas ily reached while seated. A remote switch or front-cabinet mounted switches are
good options

E 1.2 Install garbage disposal switch so it is easily reached while seated.An air switch at the sink is a good option

E 1.3 25% of upper kitchen cab inets shall be located no higher than 14" above kitchen counter surface

E 1.4 At kitchen sink, either install a removable toe kick or a faux toe kick with open space under the sink that has cabinet doors with hardware

to open/fold back doors. If th is feature is selected, the flooring must be finished under the sink

E 1.5 50% of total kitchen storage shall be less than 54" above finished floor

E 1.6 Oven shall be installed so center of oven is no higher than 32" above finished floor

Group 2: Seal of Approval: Choose 2
GOLD Approval: Choose 3

E 2.1 At ground floor 1 bathroom, either install a removable toe kick or a faux toe kick with open space under the sink. Cabinet doors must be
installed with hardware to open/fold back doors. If this feature is selected, flooring must be finished under the sink.

E 2.2 50% of all storage in bathrooms shall be less than 54" above floor

1 In the case of downhill split pad lots, ground floor refers to the primary living level.
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E 2.3 At the ground floor' bathroom. increase clear space beside toilet with the following minimums:To one side. the center of toilet shall be a

minimum of IS" from any side wall. cabinet or tub and to the other side the center of the toilet shall be a minimum of 30"

E2.4 Microwave shall be installed no higher than 42" from finished floor. Measured from the bottom of the appliance

E 2.5 Primary light switch in kitchen should be easy to reach and not on the backsplash

E 2.6 At least one outlet in the kitchen should be easy to reach and not on the backsplash

Group 3: Seal of Approval: Choose 2

GOLD Approval: Choose 3 -
E 3.1 Provide an additional stepless entry or make all home entrances to be stepless (see specifications in core requirement for entries)

E 3.2 Provide 36" of clear space in front of washers and dryers

E 3.3 Install all electrical outlets a minimum of 20" above finished floor. Measured from the top of the box

E3.4 Install all electrical switches 42" to 4S" above finished floor

E 3.5 Provide mult iple-height countertop heights in kitchen. Countertops insta lled at a variety of he ights such as 30".32". 34", 36" is ideal

III ILLUMINATION

Group I: Seal of Approval: Choose 3
GOLD Approval: Choose 3

IL 1.1 Install exterior motion-sensor lighting at the front and back entry doors

IL 1.2 Provide switched overhead lighting (recessed or ceiling mounted) in all bedrooms

IL 1.3 Provide switched overhead lighting (recessed or ceiling mounted) in all common spaces

IL 1:.4 Provide switched overhead lighting (recessed or ceiling mounted) in all hallways

IL 1.5 Install under cabinet lighting in kitchen

IL 1.6 Install lighting in all closets including reach-in and linear style with switch located just outside the closet. Switch location may vary where

sensor motion or jam-mounted sensors are installed. Some building codes may restrict certain types of lighting in linear closets. Consult

local codes.

IL 1.7 In all bath ro oms. in addit io n to general lighting. install overhead lighting directly over shower/bathing area

SI STAIRWAYS (if applicable)

1 In the case of downhill split pad lots. ground floor refers to the primary living level.

I
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Group I: ISeal of Approval: Choose 2
GOLD Approval: Choose 2

S 1.1 I At least one side of stair handrails extended horizontally beyond top and bottom riser by at least 12". Extension may curve or wrap a

corner

40

SI.2

S 1.3

S 1.4

S 1.5

S 1.6

EM

EM 1.1

EM 1.2

EM 1.3

EM 1.4

EM 1.5

EM 1.6

EM 1.7

EM 1.8

EM 1.9

EM 1.10

Install graspable handrails on both sides of stairway

Electric power outlet shall be installed at top and base of stairwell (this option does not apply for Flex Home if already incorporated as
part of the core requirement)

Stairways shall be well lit with a minimum of 10 foot candles in the middle of the staircase and at each landing area

Install stairway lighting near tread level to illuminate steps

Install one set of stacked closets with knock-out floor for future elevator shaft conversion. Allow 8" for recessed elevator pit in slab.
Allow for a minimum 32" clear opening and proper overhead clearance (96" minimum). Size closets to match standard elevator shaft
requirements. Install 2" x 12" blocking requirements in wall. Make electrical provisions for power and lighting for elevator equipment

EASY MAINTENANCE

Install a central vacuum system

Install easy maintenance solid countertops in kitchen and bathrooms (such as Silestone, Caesar Stone. Corian, Quartz etc.)

Finish garage with drywall and paint (texture optional)

Use semi-gloss. eggshell or satin paint (or flat paint meeting ASTM-D42 I3-08 standard for scrub resistance)

In at least 50% of the home. install easy maintenance flooring such as ceramic t ile. laminate. resilient floor ing. or low pile carpet with an

ungraded pad

In the shower. select surfaces that require minimal grout. Floors must be slip resistant (equ ivalent to a coefficient of friction of 0.6)

Install a closet organizer in the master bedroom

Provide a short. straight route for dryer vent. Place termination of vent in an easy access location for easy cleaning

Prov ide a minimum of 48" wide walkways from the garbage storage area to the street side curb for easy transport of garbage and recycling

totes to curb

Install windows with interior window screens
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· I

CF

CF 1.1

CF 1.2

CF 1.3

CF 104

CF 1.5

CF 1.6

CF 1.7

CF 1.8

CF 1.9

CF 1.10

CF 1.11

CF 1.2

CN

CI.I

CI.2

C 1.3

CIA

C 1.5

CI.6

C N

CHILD FRIENDLY

Install easy maintenance and durable solid countertops in kitchen and bathrooms (such as Silestone, Caesar Stone. Corian, Quartz etc.)

Install anti-scald lever plumbing fixtures at sinks at bathing areas

Use safety glass in bedroom window

Use soft-close hinges on doors and drawers

Install a secondary peephole in the front door at 40"-46" high

Counte rs and millwork should be finished with rounded corners

Install bullnose corners on drywall

Install a safety fence at the pool where applicable

Install co rdless o r child safe window blinds

Install dimmer switches for all overhead lights in bedrooms and living/family rooms

Design an open floor plan to allow for supervision of play area

Install a backyard fe nce

"CONNECTED"

Either install a ceiling fan. or install wiring and ceiling fan rated electrical box with brace for future ceiling fan installation in all bedrooms

and the living room

Either install an intercom system or install conduit for easy future installation of interco m system. If conduit is installed. one line should

run from a central location on the ground floor to the attic AND another line should run from a po int on exterior entry wall near the
doorbell (42" to 44" above finished floor) to the attic

Either install a home automation system or install conduit for easy future installation of home automation system. If conduit is installed.

provide 2" conduit and a structured wiring cabinet with minimum dimensions of 36" x 14" located no more than 20" above finished floor

Provide all bedrooms. dens and offices with at least one CAT5e for data and one CAT5e for phone all terminating to a structured wiring

cabinet (note: CAT6e is also acceptable)

Run one RG6 for cable in master bedroom

Run on e RG6 for cable in all bedrooms. dens and offices

"CONNECTED" (cont.)
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CI.7

CI.8

HL

HL 1.1

HL 1.2

HL 1.3

HLI.4

HL 1.5

HL 1.6

HL 1.7

HL 1.8

HL 1.9

PF

PF 1.1

PF 1.2

PF 1.3

PF 1.4

PF 1.5

PF

For easy future wiring installations, install one conduit run on each functional perimeter wall of the home. Functional is defined as any wall

with continuous sections of 3' or greater

Provide central structured wiring cabinet

HOME FOR LIFE

At a minimum, install at least 2 support bars in the ground floor shower of the bathroom that meets core requirement C3. Support bars

must be decorative and match the plumbing fixtures used in that bathroom

Either install an automatic door at the stepless entry or install conduit for easy future installation of an automatic door. If conduit is in­

stalled, lines should be run on both sides of the interior and exterior sides of the door for future push button or kick plate installation,

from the attic to just below the the lowest fire block/obstruction. Additionally, one line should be run from the attic to just above the

door header for future power to the automatic door motor (note: residential models are the only acceptable installation using these

prewire requirements)

Install either hard surface flooring or low-pile carpet with level transitions between materials

Install reinforcement in hallways for future handrail installation. Acceptable hallways are those with continuous wall sections of 6' or

greater. Reinforcement shall include 2" x 6" solid blocking from 30" to 42" from the finished floor or 3/4" structural plywood backing

Single story home

Install a drawer dishwasher

Install anti-scald lever plumbing fixtures at sinks and bathing areas

Ensure home address is easily visible both during the day and at night (illuminated house number is an excellent choice)

Install countertops that are not highly polished to reduce glare (such as Corian, honed granite, etc.)

PET FRIENDLY

Install a feeding drawer in cabinet - slides out at feeding time and is hidden away the rest of the time

Provide an easy access area for food storage of bulk pet food

Design a separate pet room (mud room) with hard surface flooring, wash tub and drain

Install window ledges for perching

Use semi-gloss, eggshell or satin paint (flat paint meeting ASTM-D42 I3-08 standard for scrub resistance)

PET FRIENDLY (cont.)
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PF 1.6

PF 1.7

PF 1.8

HL

HL 1.1

HL 1.2

HL 1.3

HLIA

HL 1.5

HL 1.6

HL 1.7

HL 1.8

HL 1.9

GR

GR 1.1

Install easy maintenance hard surface flooring such as ceramic tile, scratch-resistant hard wood , linoleum (not sheet vinyl) in at least 50%
of the home

Provide a hot/cold faucet outside for bathing or rinsing off messes in cold weather

Install backyard fence a minimum of 6' high

HEALTH LIFESTYLE

Provide a designated storage area for bicycles and other sports equipment

Provide a mud room as a transition space to leave dirty shoes, wet umbrellas, etc.

Use zero or 10wVOC paints and finishes and non-toxic building materials (can also use foil backed drywall to separate toxic fumes from

living area)

Install an air filtration HVAC system

Vent bathrooms, kitchen and clothes dryer directly to the outdoors

Install black out shades in bedrooms to promote healthy sleep

Install a water filtration system at the kitchen faucet

Install solid surface flooring in at least 50% of the home to reduce accumulation of dust and allergens

Provide a designated area to accommodate separate containers for garbage, recycling and composting

GREEN HOME

Home must be certified by an approved program such as the ones below*:

- LEED for Homes

- NAHB Green Building Program

- Green Built Homes of America

* Additional and regional certification programs may also be acceptable . Inquire for details.
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Scenario 2: Full Buildout

Executive Summary
The Development Planning and Financing Group, Inc. ("DPFG") was retained to prepare this
Public Facilities Financing Plan ("PFFP") on behalf of The True Life Companies ("Developer")
as a strategy to fund the required backbone infrastructure, public facilities, development impact
fees, and maintenance costs required to serve the land uses in the Dixon Ranch Project (the
"Project").

Based on peer review comments provided by Goodwin Consulting Group, Inc. ("GCG") on the
initial first draft of the PFFP dated January 13,2015, DPFG has prepared two different scenarios
to evaluate Project impacts under restrictions inherent to Oak Woodland Policy 7.4.4.4. Scenario
1 will include only those land uses permitted pursuant to Option A of the Oak Woodland Policy,
which coincides with Phase 1 of the Project and Scenario 2 will include land uses assuming a full
project buildout. This document has also been updated to address comments provided by GCG
on a second draft dated July 15, 2015, and a meeting with the County and Goodwin Consulting
Group on August 24,2015.

This version of the PFFP examines Project impacts under Scenario 2 assuming a full project
buildout.

This PFFP utilizes two measures to determine if the Project is feasible and competitive compared
to other developments. The two feasibility measures include a one-time cost burden analysis as
well as an annual tax burden analysis.

The total gross development costs for the Project is approximately $79.6 million, comprised of
$31.0 million in gross backbone infrastructure, $48.4 million in gross development impact fees,
and $163 thousand in other Project costs (Le. Oak Tree Mitigation Fee).

This gross cost burden is offset by approximately $7.0 million in existing fee programs that will
result in a reimbursement and/or fee credit to developers who build those improvements and
approximately $18.2 million in Community Facilities District ("CFD") bond proceeds.

After these credit and reimbursement adjustments, the net one-time Project costs are
approximately $54.3 million.

The Project has an overall anticipated tax burden of 1.59% of the assessed home value that
includes school district general obligation bonds, an assessment to fund library services, and
several County Service Areas that provide solid waste, hazardous waste, road maintenance, and
ambulance services. The Project is also proposing the formation of a Landscape and Lighting
District ("LLAD"), and a CFD to fund backbone infrastructure improvements and development
impact fees, and a CFD to fund County services.

Page 1 019
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I. Introduction

Purpose of Report
This PFFP report was prepared for the Developer by DPFG as a strategy to fund costs required to
develop and serve the land uses in the approved Project. The findings will provide a clear
understanding of the Project feasibility, financing opportunities, and overall costs associated with
the Project.

Organization of Report
The report will look at all costs associated with the development of the properties located in the
Project. Cost items include; (i) backbone infrastructure, (ii) public facilities, and (iii)
development impact fees. Once all cost items are broken down, the report will analyze the
feasibility of the Project and ability to develop through build out.

II. Project Description

Location, Land Uses, and Population Assumptions
The Project consists of approximately 280 acres located within El Dorado County ("County"),
within the El Dorado Hills Community Region Boundary area. The Project site is generally
bordered by Green Valley Road, near its intersection with Malcom Dixon Road, to the north, and
adjacent to subdivisions including Green Springs Ranch to the east and southeast, Serrano to the
southwest, and Highland View to the west.

The Project is proposing to add a total of 604 residential units to the County. Table 1 shows the
breakdown of land uses within the Project for both residential and non-residential land uses
which includes parks, open space, landscape roadways, a lift station, and a club house.

The residential uses consist of Age Restricted and Single Family Residential ("SFR") units. Age
Restricted units make up approximately 26% of the residential units while the remaining being
SFR units of varying lot sizes. The Age Restricted units are located within the center of the plan
area surrounded by SFR units, with the larger custom sized lots bordering the plan area.

There is an additional 5± acre lot included in the project application that will be retained as an
existing residence. For purposes of this report, this lot will be excluded since the residence
already exists.

Non-residential land uses include a club house that will provide various amenities to the Age
Restricted community within the Project, a neighborhood park, a village park, and open space
that will be accessible by the community.

Phasing of the Project
The Project is expected to build out over an extended period of time and, generally built out in
two phases. Although only the final buildout is illustrated in this PFFP, the Developer
acknowledges that:

1. The Developer will be fully funding all public improvements pursuant to phasing
requirements set forth in the Development Agreement or other such agreement that sets
forth such requirements.
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2. The Developer will be subject to reimbursement if and when other sources of funding
become available to apply to infrastructure costs.

3. The Developer recognizes that a delayed Project absorption and, therefore, delayed
funding from Mello-Roos or impact fee reimbursements are a risk of development and
the County has no obligation to fund or reimburse improvement costs until funding
becomes available.

III. Development Improvement Costs

Backbone Infrastructure Costs
Backbone infrastructure costs include the entire major infrastructure that is required to serve the
Project. These items are constructed by the landowner and include mass grading, roadways,
sanitary sewer, water, storm drainage and landscape/walls/trails. Table 3 breaks down the
estimated total cost of the estimates by infrastructure category for the Project. The total gross
backbone infrastructure cost at build out is approximately $31.0 million. Detailed cost estimates
were provided by CTA Surveying & Engineering and include estimates for contingencies and
soft costs, and are summarized in Appendix A. The Developer acknowledges that if actual
infrastructure costs turn out to be higher than the cost estimates provided by CTA Surveying &
Engineering, the Developer recognizes that the infrastructure required to serve the Project will
not change, and the higher cost will be borne by the Developer, as applicable.

Mass Grading

The Project area will require grading which includes clearing and grubbing, excavation, dust
control, retaining walls, and erosion control measures. Total grading work cost is approximately
$1.6 million as referenced in Table 3.

Roadways

The Project contains portions of arterial and collector roads extending from EI Dorado County,
including portions of Green Valley Road. Street work costs include clearing and grubbing,
pavement removal, roadway excavation, medians, signage and striping, traffic signals, etc. The
PFFP does not include in-tract subdivision improvements such as internal residential streets as
these internal residential street improvements will be privately funded by the developer and/or
builder. Total street work cost is approximately $3.4 million as referenced in Table 3.

Sanitary Sewer

The Project will be served by the EI Dorado Irrigation District ("EID") for sewer services. The
Project will be required to construct the sewer collection system as part of the overall backbone
infrastructure for the Project. The system is comprised of lift stations, force mains and gravity
sewers. Total sanitary sewer cost is approximately $3.9 million as referenced in Table 3.

Water

EID will serve the Project with water. The proposed water system is comprised of both on-site
and off-site water transmission lines which will connect to EID's facilities for the delivery of
water. Total water cost is approximately $1.7 million as referenced in Table 3.
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Storm Drainage

Storm drainage improvements have been designed to serve the Project. The improvements will
be constructed with the construction of the roadways and will include improvements such as
drainage pipelines, manholes, and inlets. Total storm drainage cost is approximately $2.8
million as referenced in Table 3.

Other Improvements

The Project will also include other miscellaneous on-site and off-site improvements.

Other on-site improvements include detention pond improvements, dry utilities, and emergency
vehicle accesses and gates. Total cost of these on-site improvements is approximately $1.0
million as referenced in Table 3.

Other off-site improvements include signalization and lighting at the intersections of Green
Valley Road at Deer Valley Road, and at the intersection of Silva Valley Parkway at Appian
Way. Total cost of these off-site improvements is approximately $0.6 million as referenced in
Table 3.

Park and Corridor Improvements

The Project will also include various parks, landscaping, and trail improvement costs. These
improvements include landscaping corridors and lots, parks, a project entrance, paseos, and bike
trails. Total of park and corridor improvement costs including soft costs and contingency are
approximately $9.2 million as referenced in Table 3.

Public Facilities Fees

County Building Permit Fees

The County building permit fees include general building permit fees, green fee, and a Strong
Motion Instrumentation Program fee. Total County building permit fees are approximately $2.3
million as referenced in Table 4.

County Impact Fees

The County impact fees include transportation mitigation impact fees and rare plant mitigation
fees. Total County impact fees are approximately $14.4 million as referenced in Table 4.

School Fees

The Project is served by the Rescue Union School District for elementary/middle schools and El
Dorado Union School District for high schools. According to the Developer, the school districts
have indicated that there is sufficient existing capacity to serve the Project. The total school fees
calculated is approximately $4.0 million as referenced in Table 4.

Neighborhood/Community Park Fees

The total El Dorado Hills CSD Park Impact Fees for the Project is estimated at approximately
$5.9 million as referenced in Table 4. The Developer is currently in the process of negotiating a
pre-annexation agreement with El Dorado Hills CSD. According to the Developer, discussions
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with EI Dorado Hills CSD have indicated that the Developer will receive fee credits for the
construction of park and corridor improvements as seen in Table 6.

Other Agency Fees

There are other agency fees that include EI Dorado Hills Fire Department Impact Fees, Safety
Zone Fees, and EI Dorado Irrigation District hook up, inspection, and hardware fees. The EI
Dorado Hills Fire Department has reviewed the Project and determined it has met its standards
for new development as referenced in the Dixon Ranch Public Review Draft Environmental
Impact Report. Fire department impact fees cover the costs involved with all new development.
Total other agency fees are approximately $21.4 million as referenced in Table 4.

Oak Canopy Mitigation Fee

On May 6, 2008 the Board of Supervisors adopted the Oak Woodland Management Plan and its
implementing ordinance. Its purpose is to establish an Oak Conservation In-Lieu Fee for the
purchase of conservation easements for oak woodland areas. Currently, the status of this in-lieu
fee is in limbo with pending lawsuits.

The Projects Oak Conservation in-Lieu Fee has been estimated at $163,184 as shown in Table 5.
The requirement of this fee is still to be decided and the place holder estimate has been included
for informational purposes only.

IV. Funding Strategy

All development projects must be able to fund the construction of required infrastructure and
facilities. There are two common ways to fund the large improvement projects that this PFFP
will analyze. These funding sources include payment of fees at building permit and financing of
improvements through a CFD. The building permit fee approach requires upfront funding of
improvements and the developer must wait for a reimbursement or use up fee credits. The CFD
financing method allows for all the properties in the district to pay an annual tax, and raise the
funds upfront for required infrastructure Projects. This method is better served for larger
projects, but with a downside of having to get enough owners willing to be taxed and move
forward to make the payments.

Credits and Reimbursements for Backbone Infrastructure Improvements

Reimbursements for Off-Site Public Improvements

The Developer will build public roadway improvements that are expected to be reimbursed
under the County's Transportation Impact Mitigation Fee Program ("TIM Fee Program"). The
Developer will be funding the signalization, widening, and re-striping of off-site roadway
improvements that are estimated to provide credit toward the County's TIM Fee Program of $2.8
million as shown in Table 6. The County and other affected agencies will have to review the
credit and reimbursement estimates provided by the Developer and project engineer. The
Developer acknowledges that material changes in these amounts may affect the Project's
feasibility.
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Credits for Park Improvements

The Developer is expected to build "Tum Key Parks" within the Project meaning fully
developed and improved land without needing any further improvements to meet the
requirements of the El Dorado Hills Community Services District ("El Dorado Hills CSD"). The
construction of park improvements is estimated to provide $4.2 million in credit toward the total
El Dorado Hills CSD Park Impact fee per CTA Engineering & Surveying as shown in Table 6.

Community Facilities District for Backbone Infrastructure
The CFD will take the form of a multiple-issuance phased CFD. The net bond proceeds can be
used to reimburse developers for infrastructure and/or development impact fees, as determined
by the special taxes specified in the Rate and Method of Apportionment ("RMA"). The CFD
will likely include the creation of five tax zones for each of the five product types and will be
used to fund a portion of the costs and reimbursements for the overall Project. This debt
financing tool can also be used to reimburse property owners for advance funded public
infrastructure.

The total tax rate for Age Restricted units will not exceed 1.55% to stay competitive with rates
for other Age Restricted communities. The total tax rate for SFR units will not exceed 1.60%.

An initial bond proceeds estimate was completed using assumptions based on the following: 30
year term, 5.5% interest rate, a 2% special tax escalator, and two bond issuances. Two series of
bond issuances were assumed with the second series of bonds being issued two years after the
initial bond issuance. Under this scenario, the total CFD revenue estimated would be split
equally between each series of bonds. Total net bond proceeds are estimated at $18.2 million as
shown in Table 7.

V. Development Impact Fees

There is a number of different development impact fees associated with a development Project.
In the Project there are public facilities fees, services fees, reimbursement fees, school fees, and
backbone infrastructure costs (if not funded with a CFD). Services fees are collected by the
County to directly reimburse for expenses related to the Project (Le. plan check fees, building
permit fees, etc.). In some instances, landowners/developers may be eligible for fee credits if
infrastructure has been built by that developer.

VI. Landscape and Lighting Assessment District

The Developer will form a Landscape and Lighting Assessment District ("LLAD") to finance the
cost of operating and maintaining street lighting in public areas of the Project. The El Dorado
Hills Community Services District will maintain Lot A (Village Park) and a portion of Lot E
(Open Space), while an HOA will maintain the remaining parks and open space within the
Project. An annual assessment established by County Service Area #9 will fund road
maintenance within the Project. An Engineer's Report will need to be approved at the time of
formation of the LLAD, establishing a method of assessment, a maximum assessment amount,
and any escalation factors that will be used to allow the annual assessments to keep pace with
inflation. A placeholder annual assessment estimate of $100 per unit will be used until an
Engineer's Report indicates the proper amount. The Developer acknowledges that if additional
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costs are required to be funded through a LLAD or CSA, the additional assessment may affect
the Mello-Roos bonding capacity reflected in this PFFP.

VII. Community Facilities District for County Services
The Project will form a Community Facilities District to fund any shortfalls in revenues for
services that the County will provide to the Project. As per the Fiscal Impact Analysis, the
Dixon Ranch Project will form a Community Facilities District that will generate approximately
$140,044 in revenue corresponding to $231.86 per residential unit toward the County's General
Fund for the cost of additional services.

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

The other type of tax is called a special tax and/or assessment. These special taxes/assessments
are levied by the local government to provide funding for local improvements or public services
resulting in a general or "special" benefit to the property being levied. These amounts are not
"ad valorem" taxes and are not based on the value of the property. The methodology by which
the taxes/assessments are levied against a property are determined in an engineer's report, rate
and method of assessment, or other document, which has been adopted or filed with the local
agency providing the local improvement or service to the property. The following are a few
special assessments which are commonly levied against recently developed communities;
Reclamation District, Special Assessment Districts and a CFD.

The combination of ad valorem taxes and special taxes/assessments should be below a 2.0%
burden, when compared to home valuation. Appendix E.4 breaks down the ad valorem and
special/tax assessments for all the residential land uses for the Project.

IX. Implementation
This Public Facilities Financing Plan is an outline of the potential costs and funding mechanisms
that the Project can anticipate.

This document considers the formation of a CFD to fund the Project's backbone infrastructure
costs and/or development impact fees. The CFD may fund all or a portion of the cost and/or fee
amounts, and will be further discussed in the formation documents. The formation of a CFD
would authorize the County to levy a special tax on all the taxable property within the CFD as
described in the formation documents. Mello-Roos special taxes would be collected in the same
time and manner as property taxes and could be used to pay debt service on bonds sold or may
be used to pay directly for public infrastructure improvements or services.

A Development Agreement is still under negotiation and details are not available at this time.
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x. Conclusion
This PFFP shows that given the discussed assumptions, the Dixon Ranch Project is generally
considered to be within the range of what is considered "feasible".

One-Time Cost Burden

The first measure of feasibility that this PFFP examines is the total one-time cost burden of the
project. The total cost burden includes all backbone infrastructure costs, development impact
fees, and other mitigation fees less credits/reimbursements and CFD bond proceeds.

A cost burden as a percent of the unit's sales price within the range of 15% to 20% is generally
considered feasible based on industry guidelines and DPFG experience. Table 8 shows overall
cost burden of the Project for each unit type. A summary of the one-time cost burden as a
percent of each unit type's estimated sale price is seen below in Figure 1.

Cost Burden as % of Unit Sales Price
Residential Land Use

Age Restricted Small Lot

Age Restricted Large Lot

Village Small Lot

Village Large Lot

Hillside

Hillside Custom

Estate

Estate Large Lot

15.8%

14.4%

18.5%

16.1%

12.9%

11.6%

10.3%

9.6%

All the residential land uses fall within the range of feasibility (15% to 20%) as seen in Figure I
and Table 8.

Total Effective Tax Rate

The second measure of feasibility that this PFFP examines is the annual tax burden of the
residential land uses within the project. These rates are calculated by analyzing the estimated
total taxes, which include Mello-Roos special taxes and assessment, as a percentage of the
estimated home price of each unit type. The Developer has structured the proposed CFD so that
total effective tax rates do not exceed a certain percentage so the Project can remain competitive
with other developments in EI Dorado Hills. Total tax rates for age restricted units will not
exceed 1.55% while total tax rates for all other residential land uses will not exceed 1.60%.
Appendix E.I analyzes the proposed CFD and total effective tax rates for each land use.

Next Steps

The assumptions used in this report need to be discussed with the County and are based on
additional reports/analysis to finalize the estimates. Table 2 illustrates a summary of all the
costs and funding sources for the Project.
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Scenario 2: Full Buildout

The steps moving forward to finalize the assumptions in this report include a fiscal impact
analysis, approval/update of proposed capital facilities, and the approval/update of
parks/recreation facilities. Other items that are anticipated in this report are reimbursement
agreements from other fee programs, an infrastructure CFD, and services CFD. The ground
work described in this proposed PFFP illustrates how the Project can develop and remain
competitive with other EI Dorado Hills projects.
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Scenario 2: Full Buildout

Table 1

Dixon Ranch Public Facilities Financing Plan

Land Use Summary - Total Project

Land Use Summary Acres Total Units

Developable Land Uses

Residential

Age Restricted SmaII Lot 80

Age Restricted Large Lot 80

Village SmaII Lot 149

Village Large Lot 173

Hillside 54

Hillside Custom 58

Estate 5

Estate Large Lot 5

152.98 604

Subtotal Developable Land Uses 152.98 604

Other Land Uses

Parks

Clubhouse

Open Space

Landscape Lots

Roadways

Lift Station

Subtotal Other Land Uses

TOTAL LAND USES

Prepared by DPFG

11.14

0.87

67.59

6.28

36.13

0.27

122.28

122.28

275.26 604

9/4/2015
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Scenario 2: Full Buildout

Table 2

Dixon Ranch Public Facilities Financing Plan

Summary of Project Costs

Gross Project Cost Summary

Gross Backbone Infrastructure Costs

Gross Development Impact Fees

Gross Other Fees/Costs

Total Gross Project Costs

Net Project Cost Burden

Fee Credits and Reimbursements

Less Est. Fee Credits/Reimbursements

Less Est. Net CFD Bond Proceeds

Total Fee Credits and Reimbursements

Total Net One-Time Project Costs

Prepared by DPFG

Reference Table

Table 3

Table 4

Table 5

(a)

Reference Table

Table 6

Table 7

(b)

(c) =(a) - (b)

Total

$31,009,568
48,447,222

163,184
$79,619,974

Amount

($7,067,526)
(18,273,228)

($25,340,755)

$ 54,279,219

9/4/2015
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Prepared by DPFG

Scenario 2: Full Buildout

Table 3

Dixon Ranch Public Facilities Financing Plan

Estimated Gross Backbone Infrastructure Costs

Gross Backbone Improvements

Mass Grading

On-Site Mass Grading

Off-Site Mass Grading

Subtotal Mass Grading

Streets & Miscellaneous

On-Site Street & Miscellaneous

Off-Site Streets & Miscellaneous

Subtotal Streets & Miscellaneous

Drainage

On-Site Drainage

Off-Site Drainage

Subtotal Drainage

Sanitary Sewer

On-Site Sanitary Sewer

Off-Site Sanitary Sewer

Subtotal Sanitary Sewer

Water

On-Site Water

Off-Site Water

Subtotal Water

Soft Costs& Contingency

On-Site Soft Costs & Contingency

Off-Site Soft Costs &Contingency

Subtotal Soft Costs& Contingency

Other On-Site Improvements

On-Site Detention Pond Improvements

On-Site Dry Utilities - Mainline

On-Site Emergency Vehicle Accesses & Gates

Subtotal Other On-Site Improvements

Other Off-Site Improvements

Traffic Signals

Subtotal Other Off-Site Improvements

Subtotal Backbone Costs

Park & Corridor Improvements

Project Entrance Gates & Landscape

Village Park & Par Course

Neighborhood Park

Clubhouse

Trails & Recreational Facilities

Soft Costs &Contingency

Subtotal Park &Corridor Improvements

Total Backbone Improvements

Source: Appendix A

Total Cost

$1,132,740
$461,575

$1,594,315

$1,827,844
$1,576,600
$3,404,444

$2,619,333
$192,789

$2,812,122

$2,007,876
$1,919,483
$3,927,359

$542,360
$1,233,071
$1,775,431

$3,587,241
$3,063,265
$6,650,505

$180,000
$675,000
$212,900

$1,067,900

$600,000
$600,000

$21,832,076

$2,895,964
$2,343,701

$485,310
$0

$877,537
$2,574,980
$9,177,492

$31,009,568

9/4/2015
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Scenario 2: Full Buildout

Table 4
Dixon Ranch PublicFacilities Financing Plan

Gross Building Permit and Development Impact FeeSummary

Age Restricted Age Restricted VillageSmall Village Large
Hillside

Hillside Estate
TotalFEE CATEGORY Estate

Small Lot Large Lot Lot Lot Custom Large Lot
Subtotal Building Permit Fees $2,863 $2,863 $3,604 $4,309 $5,156 $5,156 $5,579 $5,579 $2,373,713
Subtotal County Development Impact Fees $11,086 $11,086 $28,526 $28,526 $28,526 $28,526 $28,526 $28,526 $14,439,304
Subtotal School Fees $881 $881 $7,128 $8,613 $10,395 $10,395 $11,286 $11,286 $3,970,221
Subtotal Park Fees $9,806 $9,806 $9,806 $9,806 $9,806 $9,806 $9,806 $9,806 $5,922,824
Subtotal Other Agency Fees $35,118 $35,118 $35,727 $36,307 $37,003 $37,003 $37,351 $37,351 $21,741,160
Total Gross Development Impact Fees Per Unit $59,754 $59,754 $84,791 $87,561 $90,886 $90,886 $92,548 $92,548

Units 80 80 149 173 54 58 5 5 604

Total Gross Development Impact Fees $4,780,333 $4,780,333 $12,633,807 $15,148,073 $4,907,827 $5,271,369 $462,740 $462,740 $48,447,222

Source: Appendix B

Prepared by DPFG 9/4/2015
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Scenario 2: Full Buildout

Table 5

Dixon Ranch Public Facilities Financing Plan

Other Project Costs Summary

Other Costs Summary

1. Oak Tree Mitigation Fee

Other Costs Total

Reference Table

Appendix C.1

Total Cost

$163,184

$163,184

Prepared by DPFG

Notes:

Ability to utilize mitigation fee is TBD. Placeholder value provided for

informational purposes only.

Source:

Mann Made Resources

Arborist Report for Dixon Ranch Oak Tree Canopy Mitigation Plan

9/4/2015
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Scenario 2: Full Buildout

Table 6

Dixon Ranch Public Facilities Financing Plan

Backbone Infrastructure Credit and Reimbursement Summary

Prepared by DPFG

Backbone Improvements

Off-Site Public Improvements

Mass Grading

Streets & Miscellaneous

Drainage

Sanitary Sewer

Water

Subtotal Off-Site Public Improvements

Contingency (25%)

Soft Costs (28%)

Total Off-Site Improvements

Park & Corridor Improvements

Project Entrance Gates & Landscape

Village Park & Par Course (100% Credit)

Neighborhood Park (50% Credit)

Clubhouse

Trails & Recreational Facilities (50% Credit)

Subtotal Park & Corridor Improvements

Contingency (15%)

Soft Costs (24%)

Total Parks & Corridors Improvements

Total Credits and Reimbursements

Source: Appendix D

Total Credit and

Reimbursement

($461,575)

($1,273,707)

($128,500)

($7,200)

TBD

($1,870,982)

($467,746)

($523,875)

($2,862,602)

TBD

($2,343,701)

($242,655)

TBD

($438,769)

($3,025,125)

($453,769)

($726,030)

($4,204,924)

($7,067,526)

9/4/2015
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CFDAssumptions

Total Lots Included in CFD

Avg. Unit Size

Avg. Home Price

Avg. Ad-Valorem Tax

Avg. Total Special Taxes

Avg. Proposed CFDSpecial Tax

Avg. Total Taxes

Avg. Total Tax Rate

Gross Bond Amount (estimate)

Total Net Bond Proceeds (a)

Total Net Bond Proceeds Per Unit (a)

Source: Appendix E

PROJECT

604

2,631

$586,513

$6,293

$666

$2,358

$9,317

1.59%

$21,975,000

$18,273,228

$30,254

Scenario 2: Full Buildout

Table 7

Dixon Ranch Public Facilities Financing Plan

CFD Bond Sizing Analysis Summary

Tax Zone 1 Tax Zone 2 Tax Zone 3 Tax Zone 4

Age Restricted Village Small Lot Village Large Lot Hillside

160 149 173 112

1,875 2,400 2900 3,500

$510,500 $528,000 $596,000 $734,000

$5,477 $5,665 $6,394 $7,875

$666 $666 $666 $666

$1,770 $2,117 $2,476 $3,203

$7,913 $8,448 $9,536 $11,744

1.55% 1.60% 1.60% 1.60%

$3,632,945 $4,047,462 $5,494,954 $4,613,204

$22,706 $27,164 $31,763 $41,189

Tax Zone 5

Estate

10

3,800

$843,000

$9,045

$666

$3,778

$13,488

1.60%

$484,664

$48,466

Note:

(a) Total net bond proceeds for each tax zone is proportional to the CFDrevenue generated by each tax zone.

Prepared by DPFG 9/4/2015
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Scenario 2: Full Buildout

Table 8
Dixon Ranch Public Facilities Financing Plan

Overall Project Cost Burden

Residential Summary
Age Restricted Age Restricted Village Village

Hillside
Hillside

Estate
Estate Large

Small Lot Large Lot Small Lot Large Lot Custom Lot-
Average Per Unit Sales Price $488,000 $533,000 $528,000 $596,000 $695,000 $773,000 $813,000 $873,000

Gross Backbone Infrastructure [1] $51,340 $51,340 $51,340 $51,340 $51,340 $51,340 $51,340 $51,340

Gross Development Impact Fees [2] $59,754 $59,754 $84,791 $87,561 $90,886 $90,886 $92,548 $92,548

Gross "Other Costs" [3] $270 $270 $270 $270 $270 $270 $270 $270

Estimated Fee Credits/Reimbursements [4] ($11,701) ($11,701) ($11,701) ($11,701) ($11,701) ($11,701) ($11,701) ($11,701)

Dixon Ranch Developer/CFD [5] ($22,706) ($22,706) ($27,164) ($31,763) ($41,189) ($41,189) ($48,466) ($48,466)

TOTAL COST BURDEN $76,958 $76,958 $97,536 $95,708 $89,606 $89,606 $83,991 $83,991

Cost Burden as % of Unit Sales Price 15.8% 14.4% 18.5% 16.1% 12.9% 11.6% 10.3% 9.6%

Footnotes:

[1] Table 2

[2] Table 4

[3] Table 5

[4] Table 6

[5] Table 7

Prepared by DPFG 9/4/2015
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Scenario 2: Full Buildout

Appendix A.1

Dixon Ranch Public Facilities Financing Plan

Onsite Infrastructure Summary

Item
Phase 1 Phase 2 Total

Estimated Cost Estimated Cost Estimated Cost

Onsite Public Improvements

Mass Grading $811,522 $0 $811,522
Street & Miscellaneous $580,982 $0 $580,982
Drainage $1,427,667 $0 $1,427,667
Sanitary Sewer $2,007,876 $0 $2,007,876

Domestic Water $542,360 $0 $542,360
Dry Utility Mainline $675,000 $0 $675,000

Subtotal $6,045,407 $0 $6,045,407
Contingency (15%) $906,811 $0 $906,811
Soft Costs (24%) $1,450,898 $0 $1,450,898

Total $8,403,116 $0 $8,403,116

Onsite Private Improvements

Mass Grading

Street & Miscellaneous

Drainage
EVA1s

Detention Ponds

Subtotal

Contingency (15%)
Soft Costs (24%)

Total

Park and Corridor Improvements'

$321,218
$1,246,862
$1,191,666

$212,900
$180,000

$3,152,646
$472,897
$756,635

$4,382,178

$0
$0
$0
$0
$0
$0
$0
$0
$0

$321,218
$1,246,862
$1,191,666

$212,900
$180,000

$7,411,457
$472,897
$756,635

$4,382,178

Landscape & Project Entrance/Gates

Village Park and Par Course

Neighborhood Park

Trails and Recreation Facilities

Clubhouse

Subtotal

Contingency (15%)
Soft Costs (24%)

Total

Total Onsite Infrastructure Costs

$2,595,952 $300,012 $2,895,964

$2,343,701 $0 $2,343,701

$0 $485,310 $485,310

$738,296 $139,241 $877,537

$0 $0 $0

$5,677,949 $924,563 $6,602,512

$851,692 $138,684 $990,377

$1,362,708 $221,895 $1,584,603

$7,892,349 $1,285,143 $9,177,492

$20,677,643 $1,285,143 $21,962,785

Source:

Engineer's Preliminary Opinion of Costs and Reimbursement Summary

Dixon Ranch - Backbone Infrastructure (June 8,2015)
CTA Engineering & Surveying

Prepared by DPFG 9/4/2015
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Scenario 2: Full Buildout

Appendix A.2

Dixon Ranch Public Facilities Financing Plan

Offsite Infrastructure Summary

Improvement

Green Valley Road at A Drive (Widening & Signalization)
Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at A Drive (Widening & Signalization)

Green Valley Road at C Drive (Widening)

Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at C Drive (Widening)

Green Valley Road at EI Dorado Hills Blvd (Lane Additions &Signal Modification)
Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at EI Dorado Hills Blvd (Lane Additions & Signal Modificationl

Green Valley Road at LochWay (Two-way left Turn Lane)
Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at LochWay (Two-way left Turn Lane)

Offsite Sewer (Includes $7,200 for sewer improvements at Green Valley Road and EI Dorado Hills Blvd)

Offsite Water

Sub-Total Offsite Public Improvements

Contingency (25%)

Soft Costs (28%)
Total

Traffic Signals

Green Valley Road at Deer Valley Road (Signalization & Lighting)

Silva Valley Parkway at Appian Way (Signalization & Lighting)

Sub-Total Traffic Signals

Contingency (20%)

Soft Costs (15%)

Total Traffic Signals

Total Offsite Infrastructure

Source:

Engineer's Preliminary Opinion of Costs and Reimbursement Summary

Dixon Ranch - Backbone Infrastructure (June 8, 2015)

CTA Engineering & Surveying

Prepared by DPFG

Cost

$59,700

$465,440

$37,428

$562,568

$13,125

$89,167

$22,161

$124,453

$328,000

$838,097

$120,000

$1,286,097

$60,750

$183,896

$13,200

$257,846

$1,919,483

$1,233,071

$5,383,518

$1,345,880

$1,507,385

$8,236,783

$300,000

$300,000

$600,000

$120,000

$90,000

$810,000

$9,046,783

9/4/2015
14-1617 3F 93 of 130



Scenario 2: Full Buildout

Appendix B.1

Dixon Ranch Public Facilities Financing Plan

Development Impact FeeSummary Detail

Plan Name
Age Restricted Small Lot Age Restricted Large Lot Village Small Lot Village Large Lot Hillside Hillside Custom Estate Estate Large Lot

Average Unit Square Footage 1,875 1,875 2,400 2,900 3,500 3,500 3,800 3,800

Average Unit Price [1] $ 488,000 $ 533,000 $ 528,000 $ 596,000 $ 695,000 $ 773,000 s 813,000 $ 873,000

Total Units 80 80 149 173 54 58 5 5 604

Garage Square Footage 400 400 400 400 400 400 400 400

EI Dorado County Notes Per Unit Total

Valuation [2J $ 225,960 $ 225,960 $ 284,424 $ 340,104 $ 406,920 $ 406,920 $ 440,328 $ 440,328

Building Permit Fees

Building Permit Fee [3] 2,82S 2,825 3,555 4,251 5,087 5,087 5,504 5,504 2,341,864

Strong Motion Instrumentation Program Fee [4] 29 29 37 44 53 53 57 57 24,355

Green Fee [5] 9 9 11 14 16 16 18 18 7,494

Subtotal $ 2,863 $ 2,863 $ 3,604 $ 4,309 $ 5,156 $ 5,156 $ 5,579 $ 5,579 $ 2,373,713

County Development Impact Fees

Transportation Mitigation Impact Fee- LocalComponent [6J 8,870 8,870 23,340 23,340 23,340 23,340 23,340 23,340 11,782,160

Transportation Mitigation Impact Fee- Highway 50 [6] 1,830 1,830 4,800 4,800 4,800 4,800 4,800 4,800 2,424,000

Rare Plant Mitigation Fee [7] 386 386 386 386 386 386 386 386 233,144

Subtotal $ 11,086 $ 11,086 $ 28,526 $ 28,S26 $ 28,526 $ 28,S26 $ 28,526 $ 28,526 $ 14,439,304

School Fees

Elementary School - RescueUnion School District Fee [8] 537.56 537.56 4,344 5,249 6,335 6,335 6,878 6,878 2,419,643

High School- El Dorado Union School District Fee [9J 343.69 343.69 2,784 3,364 4,060 4,060 4,408 4,408 1,550,578

Subtotal $ 881 s 881 $ 7,128 $ 8,613 $ 10,395 $ 10,395 $ 11,286 $ 11,286 $ 3,970,221

Park Fees

EIDorado Hills CSDPark Impact Fee [10J 9,806 9,806 9,806 9,806 9,806 9,806 9,806 9,806 5,922,824

Subtotal $ 9,806 $ 9,806 $ 9,806 $ 9,806 s 9,806 $ 9,806 s 9,806 $ 9,806 $ 5,922,824

Other Agency Fees

El Dorado Hills Fire Department Impact Fee [11] 2,175 2,175 2,784 3,364 4,060 4,060 4,408 4,408 1,843,588

EIDorado Hills Safety Zone [12] 215 215 215 215 215 215 215 215 129,860

EIDorado Irrigation District Water Hook-up Fee [13] 18,718 18,718 18,718 18,718 18,718 18,718 18,718 18,718 11,305,672

EIDorado Irrigation District Wastewater Hook-Up Fee [14] 13,119 13,119 13,119 13,119 13,119 13,119 13,119 13,119 7,923,876

EI Dorado Irrigation District Wastewater Inspection Fee [14] 145 145 145 145 145 145 145 145 87,580

El Dorado Irrigation District Water Meter Hardware Fee [15] 746 746 746 746 746 746 746 746 450,584

Subtotal $ 35,118 $ 35,118 $ 35,727 $ 36,307 $ 37,003 s 37,003 $ 37,351 $ 37,351 $ 21,741,160

Total Fees $ 59,754 $ 59,754 s 84,791 $ 87,561 s 90,886 s 90,886 s 92,548 $ 92,548 s 48,447,222

Impact Fee Burden as % of Unit 5ales Price 12.24% 11.21% 16.06% 14.69% 13.08% 11.76% 11.38% 10.60%

Footnotes:

[1] Estimated home values based on a market study performed by the Gregory Group and Developer estimates.

[2] As per Valuation Table published by International Code Council using a VB level. (08/01/2014)

[3] $0.0125 per $1.00 of valuation as per Resolution 18D-2007: Building FeeSchedule. (07/10/2007)

[4] $0.0001 per $1.00 of valuation as per EIDorado County Development Services Department. (10/01/2014)

[5] $1.00 per $25,000 of valuation as per EIDorado County Development Services Department. (10/01/2014)

[6] As per Traffic Impact FeeComparison (Zone 8). Lower fees for age restricted homes. (04/13/2012)

[7] Mitigation Area 2 Rate (EIDService Area) as per ElDorado County Planning Servicespursuant to Resolution 205-98. (07/28/1998)

[8] Elementary school fee is $1.81 per square foot. Age restricted housing pays commercial rate of $0.287 per square foot. Feeswill be adjusted again by the SABin January 2016 Per El Dorado County Office of Education Developer Fee Handbook (9/16/2014)

[9J High school fee is $1.16 per square foot. Age restricted housing pays commercial rate of $0.183 per square foot. Feeswill be adjusted again by the SABin January 2016 Per ElDorado County Office of Education Developer Fee Handbook (9/16/2014)

[10J Assumes Developer to build "turnkey" parks per TBDagreement with ElDorado Hills CSD.For informational purposes, the total reimubrsement for park improvements is estimated at $2,862,602 or $4,739 per unit. The park impact fee is $9,806 per unit or $5,922,824 for the entire project.

Possible "residual" fee obligation of $3,060,222 or $5,066 per unit calculated by taking the difference between park impact fees and the estimated reimbursement.

[11] $1.16 per Sq. Ft. as per El Dorado Hills Fire Department FeeSchedule. (02/17/2010)

[12] As per EIDorado County Development Services Department, Residential Permit FeeWorksheet. (10/01/2014)

[13] The fee for potable only plumbing with a 1" meter. ElDorado Irrigation District Facility Capacity Chargesand Fees.(1/27/2015)

[14] As per El Dorado Irrigation District Facility Capacity Chargesand Fees.(1/27/2015)

[15] Cost of 3/4-inch potable water meter including installation as per Kim Nethercott of EIDorado Irrigation District. (01/17/2014)

Prepared by DPFG 9/4/2015
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Scenario 2: Full Buildout

Appendix C.1

Dixon Ranch Public Facilities Financing Plan

Oak Canopy Mitigation Fee

Meeting Oak Canopy Cover Retention Standards

Acres of Oak Cost per

Canopy Removed Acre Multiplier

1

Total Fee

In Excess of Oak Canopy Cover Retention Standards

Acres of Oak Cost per

Canopy Removed Acre

15.12 $ 4,700

Total Fee

Multiplier

2

Total Fee

$ 163,184

Prepared by DPFG

Notes:

Ability to utilize mitigation fee is TBD. Placeholder value provided

for informational purposes only.

9/4/2015
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Appendix D.l

Dixon Ranch Public Facilities Financing Plan

Reimbursement Summary Detail

Item

Onsite Public Improvements

Mass Grading

Street & Miscellaneous

Drainage

Sanitary Sewer

Domestic Water

Village Park and Par Course

Dry Utility Mainline

Subtotal

Contingency (15%)
Soft Costs (24%)

Total

Onsite Private Improvements

Mass Grading

Street & Miscellaneous

Drainage

EVA's

Detention Ponds

Trails and Recreation Facilities

Landscape & Project Entrance/Gates

Neighborhood Park

Subtotal

Contingency (15%)
Soft Costs (24%)

Total

Offsite Public Improvements

Phase 1

Estimated

Reimbursement

TBD

TBD

TBD

TBD

TBD

(2,343,701)
TBD

(2,343,701)
(351,555)
(562,488)

(3,257,744)

TBD

TBD

TBD

TBD

TBD

(369,148)
TBD

TBD

(369,148)
(55,372)
(88,596)

(513,116)

Phase 2

Estimated

Reimbursement

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

(69,621)
TBD

(242,655)
(312,276)

(46,841)
(74,946)

(434,064)

Total

Estimated

Reimbursement

TBD

TBD

TBD

TBD

TBD

(2,343,701)
TBD

(2,343,701)
(351,555)
(562,488)

(3,257,744)

TBD

TBD

TBD

TBD

TBD

(438,769)
TBD

(242,655)
(681,424)
(102,214)
(163,542)
(947,179)

Mass Grading

Street & Miscellaneous

Drainage

Sanitary Sewer

Water

Traffic Signals

Subtotal

Contingency (25%)
Soft Costs (28%)

Total

Total Reimbursements

(461,575) TBD (461,575)

(1,273,707) TBD (1,273,707)

(128,500) TBD (128,500)

(7,200) TBD (7,200)

TBD TBD TBD

TBD TBD TBD

(1,870,982) TBD (1,870,982)

(467,746) TBD (467,746)

(523,875) TBD (523,875)

(2,862,602) TBD (2,862,602)

(6,633,463) (434,064) (7,067,526)

Source:

Engineer's Preliminary Opinion of Costs and Reimbursement Summary

Dixon Ranch - Backbone Infrastructure (June 8, 2015)
CTA Engineering & Surveying
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Appendix E.l

Dixon Ranch Public Facilities Financing Plan

CFD Bond Sizing and Estimated Annual Bond Debt Service

Scenario 2: Full Buildout

Preferred Scenario

LAND USE INFORMATION TOTAL TAX RATEANALYSIS BOND SIZING ANALYSIS

Ad Other Charges, Proposed Total

Estimated Valorem Assessment CFD Total Total Proposed

Home Tax Rate and Special Tax per Tax per Tax CFD

Plan ~ Unit Size Price 1.0729% Taxes Unit Unit ~ Revenues
(a) (b) (c) (d)

Series 1 Bond Escalating

Special Tax 12%'

Total Proposed Annual CFD Revenue $712,139

Tax Zone 1 Priority Admin ($30,000)

Age Restricted Small Lot BO 1,875 488,000 5,236 666 $ 1,662 7,564 1.55% 132,994 Net annualrevenue $682,139

Age Restricted Laree Lot ___8_0 1,875 533,000 5,719 666 1,877 8,262 1.55% 150,170

Total 160 1,875 $ 510,SOO $ 5,477 s 666 s 1,770 $ 7,913 ~ $ 283,164 Bond Amount 5.5% Interest,

30 Year Term, 29 Year Amortization $10,740,000

Reserve Fund (Maximum Annual Debt Service) ($833,042)

Tax Zone 2 Capitalized Interest (12 months) ($590,719)

Village Small Lot ___1_4_9 2,400 528,000 5,665 666 2,117 8,448~ 315,473 Underwriter Discount (2.00%) ($214,800)

Total 149 2,400 $ 528,000 $ 5,665 $ 666 $ 2,117 $ 8,448 1.60% $ 315,473 Cost of Issuance ($250,000)

Net Construction Proceeds s 8,851,439

Tax20ne 3 Net Construction Proceeds Per Unit s 14,655

Village Large Lot 173 2,900 596,000 6,394 666 2,476 9,536 1.60% 428,295

Total 173 2900 $ 596,000 $ 6,394 $ 666 $ 2,476 $ 9,536 --uo% $ 428,295 Series 2 Bond Escalating

Special Tax /2%1

Total Proposed Annual CFD Revenue $712,139

Tax lone 4 Prioritv Admin $0

Hillside 54 3,500 695,000 7,457 666 2,998 11,120 1.60% 161,866 Net annualrevenue $712,139

Hillside Custom ___5_8 3,500 773,000 8,294 666 3,409 12,368 1.60% 197,702

Total 112 3,500 $ 734,000 s 7,875 $ 666 $ 3,203 $ 11,744 --uo% $ 359,569 Bond Amount 5.5% Interest,

30 Year Term, 29 Year Amortization $11,235,000

Reserve Fund (10% of Bond Amount) ($870,941)

Tax Zone 5 Capitalized Interest (12 months) ($617,570)

Estate 5 3,800 813,000 8,723 666 3,620 13,008 1.60% 18,098 Underwriter Discount (2.00%) ($224,700)

Estate Large Lot 5 3,800 873,000 9,366 666 3,936 13,968~ 19,679 Cost of Issuance ($100,000)

Total
---1-0

3,800 $ 843,000 $ 9,045 $ 666 $ 3,778 $ 13,488 1,60% $ 37,776

Net Construction Proceeds $ 9,421,790

Net ConstructionProceedsPer Unit $ 15,599

TOTAL 604 2,631 $ 586,513 $ 6,293 $ 666 $ 2,358 $ 9,317 1.59% $ 1,424,278 Net Construction Proceeds $18,273,228

Series 1 Bond CFD Revenue 712,139 Net Construction Proceeds Per Unit 30,254

Series 2 Bond CFD Revenue 712,139

Footnotes:
(al Based on pricing from Developer

(b) Ad Valorem taxes are based on information from County AssessorOffice

(e) Other charges and assessments based on information from County AssessorOffice

552 CSAn10 Solid Waste $17

585 CSAn9 Road Zone 98137 $275

622 C5AI0 H5E Hazard Waste $3

623 Library Fee zone 0 $25

685 CSA7 Ambulance W Slope $25

LLAD Estimate $100

Services CFD $221

Total $666

(d) Age restricted rate based on comparable age restricted communities. SFRrate was solved for a total tax rate of 1.6%.

Prepared by DPFG 9/4/2015
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Scenario 2: Full Buildout

Appendix E.2
Dixon Ranch Public Facilities Financing Plan
Senes 1 Bond
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CFD Bond Sizing and Estimated Annu al Bond Debt Service Assumes 6.50% Interest Rate
Gross Bond Amount $ 10,740,000
Reserve Fund (Maximum Annual Debt Service) (833,042)
Capitalized Interest (12 months) (590,719)
Underwriter Discount (2.00%) (214,800)
Cost of Issuance (25O,OOO)

Net Const ruction Proceeds $ 8,851,439

110.01%
110.72%

$833,042

Min DIS Coverage:
Max DIS Cov erage :
Max Debt Serv ice:

5,37%

9/1/2015Bond Sale Date' -- .._---
Year Total Assigned Less Net Revenue Principal Annual Gross Debt

Ending Revenue Net Admin Available for Maturing Interest Interest Annual Service
Sept. 1 (Exhibit A) Expenses Debt Svc Sept. 1st Rate Due Debt Svc Coverage

2017 712,139 $ 30,000 $ 682,139 $ - $ 576,493 $ 576,493 Cap Int
2018 726.382 30,600 695,782 55,000 2.8202% 576,493 631,493 110.18%
2019 740,909 31,212 709,697 70,000 3.1952% 574,942 644,942 110.04%
2020 755,727 31,836 723,891 85,000 3.4452% 572,706 657,706 110.06%
2021 770,842 32,473 738,369 100,000 3.8202% 569,777 669,777 110.24%
2022 766,259 33,122 753,136 115,000 4.0702% 565,957 680,957 110.60%
2023 801,984 33,785 768,199 135,000 4.3202% 561,276 696,276 110.33%
2024 818,024 34,461 783,563 155,000 4.5702% 555,444 710,444 110.29%
2025 834,384 35,150 799,234 175,000 4.6952% 548,360 723,360 110.49%
2026 851,072 35,853 815,219 200,000 4.5702% 540,144 740,144 110.14%
2027 868,093 36,570 831,523 220,000 4.6952% 531,003 751,003 110.72%
2028 885,455 37,301 848,154 250,000 4.6952% 520,674 770,674 110,05%
2029 903,164 38,047 865,117 275,000 4.6952% 508,936 783,936 110,36%
2030 921,227 38,808 882,419 305,000 5,5702% 496,024 801,024 110,16%
2031 939,652 39,584 900,068 335,000 5,5702% 479,035 814,035 110,57%
2032 958,445 40,376 918,069 370,000 5.5702% 460,375 830,375 110,56%
2033 958,445 41,184 917,261 390,000 5.5702% 439,765 829,765 110.54%
2034 958,445 42,007 916,438 415,000 5.5702% 418,042 833,042 110.01%
2035 958,445 42,847 915,598 435,000 5.5702% 394,926 829,926 110.32%
2036 958,445 43,704 914,741 460,000 5,5702% 370,695 830,695 110.12%
2037 958,445 44,578 913,867 485,000 5,5702% 345,072 830,072 110.09%
2038 958,445 45,470 912,975 510,000 5.5702% 318,057 828,057 110.26%
2039 958,445 46,379 912,068 535,000 5.5702% 289,649 824,649 110.60%
2040 958,445 47,307 911,138 565,000 5.5702% 259,849 824,849 110.46%
2041 958,445 48,253 910,192 595,000 5.5702% 228,377 823,377 110.54%
2042 958,445 49,218 909,227 630,000 5.5702% 195,235 825,235 110.18%
2043 958,445 50,203 908,242 665,000 5,5702% 160,143 825,143 110.07%
2044 958,445 51,207 907,238 700,000 5.5702% 123,101 823,101 110.22%
2045 958,445 52,231 906,214 735,000 5.5702% 84,110 819,110 110.63%
2046 958,445 53,275 905,170 775,000 5.5702% 43,169 818,169 110.63%

Tota ls $ 26,691,988 $ 1,217,042 $ 25,474,946 $ 10,740,000 5.500% $ 12,307,830 $ 23,047,830
.... _ ... .. '01
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Scenario 2: Full Bulldout

Appendix E.3
Dixon Ranch Publ ic Facili tias Financing Plan
Series 2 Bond
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CFD Bond Sizlng and Estimated Annual Bond Debt Service Assum es 6.50% Interest Rate
Gross Bond Amount $ 11,235,000
Reserve Fund (Maximum Annual Debt Service) (870,941)
Capitalized Interest (12 months) (617,570)
Underwriter Discount (2.00%) (224,700)
Cost of Issuance (100,000)

Net CDnstruction Proceeds $ 9,421,790

110.05%
110.66%

$870,941

Min DIS Coverage.
Max DIS Coverage:
Max Debt Serv ice:

5.37%

311/2016Bond Sale Date' .... .._-.-
Year Total Assigned Less Net Revenue Principal Annual Gross Debt

Ending Revenue Net Admin Available for Maturing Interest Interest Annual Service
SeD!. 1 (Exhibit A) Expenses Debt Svc Sep!. l st Rate Due Debt Svc Coverace

2019 712.139 ' $ - $ 712,139 $ - $ 603,386 $ 603,386 Cap lnt
2020 726,382 726,382 55,000 2.8186% 603,386 658,386 110.33%
2021 740,909 - 740,909 70,000 3.1936% 601,836 671,836 110.28%
2022 755,727 - 755,727 85,000 3.4436% 599,600 684,600 110.39%
2023 770,842 - 770,842 100,000 3.8186% 596,673 696,673 110.65%
2024 786,259 - 786,259 120,000 4.0686% 592,855 712,855 110.30%
2025 801,984 - 801,984 140,000 4.3186% 587,972 727,972 110.17%
2026 818,024 818,024 160,000 4.5686% 581,926 741,926 110,26%
2027 834,384 - 834,384 180,000 4.6938% 574,617 754,617 110.57%
2028 851,072 - 851,072 205,000 4.5686% 566,168 771,168 110.36%
2029 868.093 - 868,093 230,000 4.6936% 556,803 786,803 110.33%
2030 885,455 - 885,455 255,000 4.6936% 546,007 801,007 110.54%
2031 903,164 - 903,164 285,000 4.6936% 534,039 819,039 110.27%
2032 921,227 - 921,227 315,000 5.5686% 520,662 835,662 110.24%
2033 939,652 - 939,652 350,000 5.5686% 503,121 853,121 110.14%
2034 958,445 - 958,445 385,000 5.5686% 483,631 868,631 110,34%
2035 958,445 - 958,445 405,000 5.5686% 462,192 867,192 110,52%
2036 958,445 - 958,445 430,000 5.5686% 439,639 869,639 110,21%
2037 958,445 - 958,445 455,000 5.5686% 415,694 870,694 110,08%
2038 958,445 - 958,445 480,000 5.5686% 390,357 870,357 110.12%
2039 958,445 - 958,445 505,000 5.5666% 363,628 868,628 110.34%
2040 958,445 - 958,445 535,000 5.5666% 335,507 870,507 110.10%
2041 958,445 - 958,445 565,000 5.5666% 305,715 870,715 110.08%
2042 958,445 - 958,445 595,000 5.5666% 274,253 869,253 110.26%
2043 958,445 - 958,445 625,000 5.5666% 241,119 866,119 110.66%
2044 958,445 - 958,445 660,000 5.5666% 206,316 866,316 110.63%
2045 958,445 - 958,445 700,000 5.5686% 169,563 669.563 110.22%
2046 958,445 - 958,445 740,000 5.5686% 130,583 870,583 110.09%
2047 958,445 - 958,445 780,000 5.5666% 89,376 869,376 110.25%
2048 958,445 - 958,445 825,000 5.5686% 45,941 870,941 110.05%

Totals $ 26,691,988 $ - $ 26,691,988 $ 11,235,000 5.497% $ 12,922,568 $ 24,157,568
.. .. ... ... .... ,

Prepared by DPf G 9/4/2015
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Prepared by DPFG

Scenario 2: Full Buildout

Appendix E.4

Dixon Ranch Public Facilities Financing Plan

Current Tax Bill Information

General Tax

Agency

Prop 13

Rescue Elem Bond - Elect 98

EDH US Bond - Election 1997

EDH US Bond - Election 2008

Los Rios College Bond - 2002

Los Rios College Bond - 2008

Total Ad-Valorem Tax

Direct Charges

Agency

552 CSA#10 Solid Waste

585 CSA#9 Road Zone 98137

622 CSA10 HSE Hazard Waste

623 Library Fee Zone D

685 CSA7 Ambulance W Slope

Total Special Taxes

Rate

1.0000%

0.0334%

0.0055%

0.0159%

0.0108%

0.0073%

1.0729%

Rate

$17

$275

$3

$25

$25

$345

9/4/2015
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Scenario 1: Phase 1 Only

4380 AUBURN BOULEVARD
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Scenario 1: Phase 1 Only

Executive Summary
The Development Planning and Financing Group, Inc. ("DPFG") was retained to prepare this
Public Facilities Financing Plan ("PFFP") on behalf of The True Life Companies ("Developer")
as a strategy to fund the required backbone infrastructure, public facilities, development impact
fees, and maintenance costs required to serve the land uses in the Dixon Ranch Project (the
"Project").

Based on peer review comments provided by Goodwin Consulting Group, Inc. ("GCG") on the
initial first draft of the PFFP dated January 13, 2015, DPFG has prepared two different scenarios
to evaluate Project impacts under restrictions inherent to Oak Woodland Policy 7.4.4.4. Scenario
1 will include only those land uses permitted pursuant to Option A of the Oak Woodland Policy,
which coincides with Phase 1 of the Project and Scenario 2 will include land uses assuming a full
project buildout. This document has also been updated to address comments provided by GCG
on a second draft dated July 15, 2015, and a meeting with the County and Goodwin Consulting
Group on August 24,2015.

This version of the PFFP examines Project impacts under Scenario 1 assuming that only Phase 1
will be built satisfying option A of the Oak Woodland Policy.

This PFFP utilizes two measures to determine if the Project is feasible and competitive compared
to other developments. The two feasibility measures include a one-time cost burden analysis as
well as an annual tax burden analysis.

The total gross development costs for the Project is approximately $61.8 million, comprised of
$29.7 million in gross backbone infrastructure, $32.0 million in gross development impact fees,
and $20,633 in other fees.

This gross cost burden is offset by approximately $6.6 million in existing fee programs that will
result in a reimbursement and/or fee credit to developers who build those improvements and
approximately $11.3 million in Community Facilities District ("CFD") bond proceeds.

After these credit and reimbursement adjustments, the net one-time Project costs are
approximately $43.8 million.

The Project has an overall anticipated tax burden of 1.58% of the assessed home value that
includes school district general obligation bonds, an assessment to fund library services, and
several County Service Areas that provide solid waste, hazardous waste, road maintenance, and
ambulance services. The Project is also proposing the formation of a Landscape and Lighting
District ("LLAD"), a CFD to fund backbone infrastructure improvements and development
impact fees, and a CFD to fund County services.

Page 1 of9
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Scenario 1: Phase 1 Only

I. Introduction

Purpose of Report
This PFFP report was prepared for the Developer by DPFG as a strategy to fund costs required to
develop and serve the land uses in the approved Project. The findings will provide a clear
understanding of the Project feasibility, financing opportunities, and overall costs associated with
the Project.

Organization of Report
The report will look at all costs associated with the development of the properties located in the
Project. Cost items include; (i) backbone infrastructure, (ii) public facilities, and (iii)
development impact fees. Once all cost items are broken down, the report will analyze the
feasibility of the Project and ability to develop through build out.

II. Project Description

Location, Land Uses, and Population Assumptions
The Project consists of approximately 193 acres located within El Dorado County ("County"),
within the El Dorado Hills Community Region Boundary area. The Project site is generally
bordered by Green Valley Road, near its intersection with Malcom Dixon Road, to the north, and
adjacent to subdivisions including Green Springs Ranch to the east and southeast, Serrano to the
southwest, and Highland View to the west.

The Project is proposing to add a total of 410 residential units to the County. Table 1 shows the
breakdown of land uses within the Project for both residential and non-residential land uses
which includes parks, open space, landscape roadways, a lift station, and a club house.

The residential uses consist of Age Restricted and Single Family Residential ("SFR") units. Age
Restricted units make up approximately 32% of the residential units while the remaining being
SFR units of varying lot sizes. The Age Restricted units are located within the center of the plan
area surrounded by SFR units, with the larger custom sized lots bordering the plan area.

There is an additional 5± acre lot included in the project application that will be retained as an
existing residence. For purposes of this report, this lot will be excluded since the residence
already exists.

Non-residential land uses include a club house that will provide various amenities to the Age
Restricted community within the Project, a village park, and open space that will be accessible
by the community.

Phasing of the Project
Under Scenario 1, the Project is expected to build out over an extended period of time in one
phase. Although only the final buildout of Phase 1 is illustrated in this PFFP, the Developer
acknowledges that:

1. The Developer will be fully funding all public improvements pursuant to phasing
requirements set forth in the Development Agreement or other such agreement that sets
forth such requirements.

Page 2 019
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2. The Developer will be subject to reimbursement if and when other sources of funding
become available to apply to infrastructure costs.

3. The Developer recognizes that a delayed Project absorption and, therefore, delayed
funding from Mello-Roos or impact fee reimbursements are a risk of development and
the County has no obligation to fund or reimburse improvement costs until funding
becomes available.

III. Development Improvement Costs

Backbone Infrastructure Costs
Backbone infrastructure costs include the entire major infrastructure that is required to serve the
Project. These items are constructed by the landowner and include mass grading, roadways,
sanitary sewer, water, storm drainage and landscape/walls/trails. Table 3 breaks down the
estimated total cost of the estimates by infrastructure category for the Project. The total gross
backbone infrastructure cost at build out is approximately $29.7 million. Detailed cost estimates
were provided by CTA Surveying & Engineering and include estimates for contingencies and
soft costs, and are summarized in Appendix A. The Developer acknowledges that if actual
infrastructure costs tum out to be higher than the cost estimates provided by CTA Surveying &
Engineering, the Developer recognizes that the infrastructure required to serve the Project will
not change, and the higher cost will be borne by the Developer, as applicable.

Mass Grading

The Project area will require grading which includes clearing and grubbing, excavation, dust
control, retaining walls, and erosion control measures. Total grading work cost is approximately
$1.6 million as referenced in Table 3.

Roadways

The Project contains portions of arterial and collector roads extending from EI Dorado County,
including portions of Green Valley Road. Street work costs include clearing and grubbing,
pavement removal, roadway excavation, medians, signage and striping, traffic signals, etc. The
PFFP does not include in-tract subdivision improvements such as internal residential streets as
these internal residential street improvements will be privately funded by the developer and/or
builder. Total street work cost is approximately $3.4 million as referenced in Table 3.

Sanitary Sewer

The Project will be served by the EI Dorado Irrigation District ("EID") for sewer services. The
Project will be required to construct the sewer collection system as part of the overall backbone
infrastructure for the Project. The system is comprised of a lift station, force mains, and gravity
sewers. Total sanitary sewer cost is approximately $3.9 million as referenced in Table 3.

Page 3 019
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Water

EID will serve the Project with water. The proposed water system is comprised of both on-site
and off-site water transmission lines which will connect to EID' s facilities for the delivery of
water. Total water cost is approximately $1.8 million as referenced in Table 3.

Storm Drainage

Storm drainage improvements have been designed to serve the Project. The improvements will
be constructed with the construction of the roadways and will include improvements such as
drainage pipelines, manholes, and inlets. Total storm drainage cost is approximately $2.8
million as referenced in Table 3.

Other Improvements

The Project will also include other miscellaneous on-site and off-site improvements.

Other on-site improvements include detention pond improvements, dry utilities, and emergency
vehicle accesses and gates. Total cost of these on-site improvements is approximately $1.0
million as referenced in Table 3.

Other off-site improvements include signalization and lighting at the intersections of Green
Valley Road at Deer Valley Road, and at the intersection of Silva Valley Parkway at Appian
Way. Total cost of these off-site improvements is approximately $0.6 million as referenced in
Table 3.

Park and Corridor Improvements

The Project will also include various parks, landscaping, and trail improvement costs. These
improvements include landscaping corridors and lots, parks, a project entrance, paseos, and bike
trails. Total of park and corridor improvement costs including soft costs and contingency are
approximately $7.9 million as referenced in Table 3.

Public Facilities Fees

County Building Permit Fees

The County building permit fees include general building permit fees, green fee, and a Strong
Motion Instrumentation Program fee. Total County building permit fees are approximately $1.5
million as referenced in Table 4.

County Impact Fees

The County impact fees include transportation mitigation impact fees and rare plant mitigation
fees. Total County impact fees are approximately $9.3 million as referenced in Table 4.

School Fees

The Project is served by the Rescue Union School District for elementary/middle schools and El
Dorado Union School District for high schools. According to the Developer, the school districts
have indicated that there is sufficient existing capacity to serve the Project. The total school fees
calculated is approximately $2.4 million as referenced in Table 4.
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Neighborhood/Community Park Fees

The total EI Dorado Hills CSD Park Impact Fees for the Project is estimated at approximately
$4.0 million as referenced in Table 4. The Developer is currently in the process of negotiating a
pre-annexation agreement with EI Dorado Hills CSD. According to the Developer, discussions
with EI Dorado Hills CSD have indicated that the Developer will receive fee credits for the
construction of park and corridor improvements as seen in Table 6.

Other Agency Fees

There are other agency fees that include EI Dorado Hills Fire Department Impact Fees, Safety
Zone Fees, and EI Dorado Irrigation District hook up, inspection, and hardware fees. The EI
Dorado Hills Fire Department has reviewed the Project and determined it has met its standards
for new development as referenced in the Dixon Ranch Public Review Draft Environmental
Impact Report. Fire department impact fees cover the costs involved with all new development.
Total other agency fees are approximately $14.7 million as referenced in Table 4.

Oak Canopy Mitigation Fee

On May 6, 2008 the Board of Supervisors adopted the Oak Woodland Management Plan and its
implementing ordinance. Its purpose is to establish an Oak Conservation In-Lieu Fee for the
purchase of conservation easements for oak woodland areas. Currently, the status of this in-lieu
fee is in limbo with pending lawsuits.

The Projects Oak Conservation In-Lieu Fee has been estimated at $20,915 as shown in Table 5.
The requirement of this fee is still to be decided and the place holder estimate has been included
for informational purposes only.

I~ Funding Strategy

All development projects must be able to fund the construction of required infrastructure and
facilities. There are two common ways to fund the large improvement projects that this PFFP
will analyze. These funding sources include payment of fees at building permit and financing of
improvements through a CFD. The building permit fee approach requires upfront funding of
improvements and the developer must wait for a reimbursement or use up fee credits. The CFD
financing method allows for all the properties in the district to pay an annual tax, and raise the
funds upfront for required infrastructure Projects. This method is better served for larger
projects, but with a downside of having to get enough owners willing to be taxed and move
forward to make the payments.

Credits and Reimbursements for Backbone Infrastructure Improvements

Reimbursements for Off-Site Public Improvements

The Developer will build public roadway improvements that are expected to be reimbursed
under the County's Transportation Impact Mitigation Fee Program ("TIM Fee Program"). The
Developer will be funding the signalization, widening, and re-striping of off-site roadway
improvements that are estimated to provide credit toward the County's TIM Fee Program of $2.8
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million as shown in Table 6. The County and other affected agencies will have to review the
credit and reimbursement estimates provided by the Developer and project engineer. The
Developer acknowledges that material changes in these amounts may affect the Project's
feasibility.

Credits for Park Improvements

The Developer is expected to build "Turn Key Parks" within the Project meaning fully
developed and improved land without needing any further improvements to meet the
requirements of the El Dorado Hills Community Services District ("EI Dorado Hills CSD"). The
construction of park improvements is estimated to provide $3.8 million in credit toward the total
El Dorado Hills CSD Park Impact fee per CTA Engineering & Surveying as shown in Table 6.

Community Facilities District for Backbone Infrastructure
The CFD will take the form of a multiple-issuance phased CFD. The net bond proceeds can be
used to reimburse developers for infrastructure and/or development impact fees, as determined
by the special taxes specified in the Rate and Method of Apportionment ("RMA"). The CFD
will likely include the creation of five tax zones for each of the five product types and will be
used to fund a portion of the costs and reimbursements for the overall Project. This debt
financing tool can also be used to reimburse property owners for advance funded public
infrastructure.

The total tax rate for Age Restricted units will not exceed 1.55% to stay competitive with rates
for other Age Restricted communities. The total tax rate for SFR units will not exceed 1.60%.

An initial bond proceeds estimate was completed using assumptions based on the following: 30
year term, 5.5% interest rate, a 2% special tax escalator, and two bond issuances. Two series of
bond issuances were assumed with the second series of bonds being issued two years after the
initial bond issuance. Under this scenario, the total CFD revenue estimated would be split
equally between each series of bonds. Total net bond proceeds are estimated at $11.8 million as
shown in Table 7.

V. Development Impact Fees

There is a number of different development impact fees associated with a development Project.
In the Project there are public facilities fees, services fees, reimbursement fees, school fees, and
backbone infrastructure costs (if not funded with a CFD). Services fees are collected by the
County to directly reimburse for expenses related to the Project (i.e. plan check fees, building
permit fees, etc.). In some instances, landowners/developers may be eligible for fee credits if
infrastructure has been built by that developer.

VI. Landscape and Lighting Assessment District

The Developer will form a Landscape and Lighting Assessment District ("LLAD") to finance the
cost of operating and maintaining street lighting in public areas of the Project. The El Dorado
Hills Community Services District will maintain Lot A (Village Park) and a portion of Lot E
(Open Space), while an HOA will maintain the remaining parks and open space within the
Project. An annual assessment established by County Service Area #9 will fund road
maintenance within the Project. An Engineer's Report will need to be approved at the time of
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formation of the LLAD, establishing a method of assessment, a maximum assessment amount,
and any escalation factors that will be used to allow the annual assessments to keep pace with
inflation. A placeholder annual assessment estimate of $100 per unit will be used until an
Engineer's Report indicates the proper amount. The Developer acknowledges that if additional
costs are required to be funded through a LLAD or CSA, the additional assessment may affect
the Mello-Roos bonding capacity reflected in this PFFP.

VII. Community Facilities District for County Services
The Project will form a Community Facilities District to fund any shortfalls in revenues for
services that the County will provide to the Project. As per the Fiscal Impact Analysis, the
Dixon Ranch Project will form a Community Facilities District that will generate approximately
$102,000 in revenue corresponding to $250.35 per residential unit toward the County's General
Fund for the cost of additional services.

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

The other type of tax is called a special tax and/or assessment. These special taxes/assessments
are levied by the local government to provide funding for local improvements or public services
resulting in a general or "special" benefit to the property being levied. These amounts are not
"ad valorem" taxes and are not based on the value of the property. The methodology by which
the taxes/assessments are levied against a property are determined in an engineer's report, rate
and method of assessment, or other document, which has been adopted or filed with the local
agency providing the local improvement or service to the property. The following are a few
special assessments which are commonly levied against recently developed communities;
Reclamation District, Special Assessment Districts and a CFD.

The combination of ad valorem taxes and special taxes/assessments should be below a 2.0%
burden, when compared to home valuation. Appendix E.4 breaks down the ad valorem and
special/tax assessments for all the residential land uses for the Project.

IX. Implementation
This Public Facilities Financing Plan is an outline of the potential costs and funding mechanisms
that the Project can anticipate.

This document considers the formation of a CFD to fund the Project's backbone infrastructure
costs and/or development impact fees. The CFD may fund all or a portion of the cost and/or fee
amounts, and will be further discussed in the formation documents. The formation of a CFD
would authorize the County to levy a special tax on all the taxable property within the CFD as
described in the formation documents. Mello-Roos special taxes would be collected in the same
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time and manner as property taxes and could be used to pay debt service on bonds sold or may
be used to pay directly for public infrastructure improvements or services.

A Development Agreement is still under negotiation and details are not available at this time.

x. Conclusion
This PFFP shows that given the discussed assumptions, the Dixon Ranch Project is generally
considered to be within the range of what is considered "feasible".

One-Time Cost Burden

The first measure of feasibility that this PFFP examines is the total one-time cost burden of the
project. The total cost burden includes all backbone infrastructure costs, development impact
fees, and other mitigation fees less credits/reimbursements and CFD bond proceeds.

A cost burden as a percent of the unit's sales price within the range of 15% to 20% is generally
considered feasible based on industry guidelines and DPFG experience. Table 8 shows the
overall cost burden of the Project for each unit type. A summary of the one-time cost burden as
a percent of each unit type's estimated sale price is seen below in Figure 1.

Fiaure 1

Cost Burden as % of Unit Sales Price
Residential Land Use

Age Restricted Small Lot

Age Restricted Large Lot

Village Small Lot

Village Large Lot

Hillside

Hillside Custom

Estate

Estate Large Lot

19.3%

17.7%

21.8%

19.0%

15.70/0

14.1%

12.4%

11.6%

All the residential land uses with the exception of the Village Small Lot land use fall within the
range of feasibility (15% to 20%) as seen in Figure 1 and Table 8.

Total Effective Tax Rate

The second measure of feasibility that this PFFP examines is the annual tax burden of the
residential land uses within the project. These rates are calculated by analyzing the estimated
total taxes, which include Mello-Roos special taxes and assessment, as a percentage of the
estimated home price of each unit type. The Developer has structured the proposed CFD so that
total effective tax rates do not exceed a certain percentage so the Project can remain competitive
with other developments in £1 Dorado Hills. Total tax rates for age restricted units will not
exceed 1.55% while total tax rates for all other residential land uses will not exceed 1.60%.
Appendix E.l analyzes the proposed CFD and total effective tax rates for each land use.
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Next Steps

The assumptions used in this report need to be discussed with the County and are based on
additional reports/analysis to finalize the estimates. Table 2 illustrates a summary of all the
costs and funding sources for the Project.

The steps moving forward to finalize the assumptions in this report include a fiscal impact
analysis, approval/update of proposed capital facilities, and the approval/update of
parks/recreation facilities. Other items that are anticipated in this report are reimbursement
agreements from other fee programs, an infrastructure CFD, and services CFD. The ground
work described in this proposed PFFP illustrates how the Project can develop and remain
competitive with other EI Dorado Hills projects.
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Table 1

Dixon Ranch Public Facilities Financing Plan

Land Use Summary - Total Project

Land Use Summary Acres Total Units

Developable Land Uses

Residential

Age Restricted Small Lot 67

Age Restricted Large Lot 67

Village SmaII Lot 85

Village Large Lot 154

Hillside 24

Hillside Custom 8

Estate 1

Estate Large Lot 4

95.37 410

Subtotal Developable Land Uses 95.37 410

Other Land Uses

Parks

Clubhouse

Open Space

Landscape Lots

Roadways

Lift Station

Subtotal Other Land Uses

TOTAL LAND USES

Prepared by DPFG

9.22

0.87

47.91

6.36

28.14

0.27

92.77

92.77

188.14 410
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Table 2

Dixon Ranch Public Facilities Financing Plan

Summary of Project Costs

Gross Project Cost Summary

Gross Backbone Infrastructure Costs

Gross Development Impact Fees

Gross Other Fees/Costs

Total Gross Project Costs

Net Project Cost Burden

Fee Credits and Reimbursements

Less Est. Fee Credits/Reimbursements

Less Est. Net CFD Bond Proceeds

Total Fee Credits and Reimbursements

Total Net One-Time Project Costs

Prepared by DPFG

Reference Table

Table 3

Table 4

Table 5

(a)

Reference Table

Table 6

Table 7

(b)

(c) =(a) - (b)

Total

$29,724,425

$32,069,757

$20,915

$61,815,097

Amount

($6,633,463)

($11,300,124)

($17,933,587)

$ 43,881,510

9/4/2015
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Table 3

Dixon Ranch Public Facilities Financing Plan

Estimated Gross Backbone Infrastructure Costs

GrossBackbone Improvements Total Cost

Mass Grading

On-Site Mass Grading $1,132,740

Off-Site Mass Grading $461,575

Subtotal Mass Grading $1,594,315

Streets & Miscellaneous

On-Site Street & Miscellaneous $1,827,844

Off-Site Streets & Miscellaneous $1,576,600

Subtotal Streets & Miscellaneous $3,404,444

Drainage

On-Site Drainage $2,619,333

Off-Site Drainage $192,789

Subtotal Drainage $2,812,122

Sanitary Sewer

On-Site Sanitary Sewer $2,007,876

Off-Site Sanitary Sewer $1,919,483

Subtotal Sanitary Sewer $3,927,359

Water

On-Site Water $542,360
Off-Site Water $1,233,071

Subtotal Water $1,775,431

Soft Costs& Contingency

On-Site Soft Costs & Contingency $3,587,241

Off-Site Soft Costs & Contingency $3,063,265
Subtotal Soft Costs& Contingency $6,650,505

Other On-Site Improvements

On-Site Detention Pond Improvements $180,000
On-Site Dry Utilities - Mainline $675,000

On-Site Emergency Accesses & Gates $212,900

Subtotal Other On-Site Improvements $1,067,900

Other Off-Site Improvements

Traffic Signals $600,000
Subtotal Other Off-Site Improvements $600,000

Subtotal Backbone Costs $21,832,076

Park & Corridor Improvements

Project Entrance Gates & Landscape $2,595,952
Village Park & Par Course $2,343,701

Clubhouse $0
Trails & Recreational Facilities $738,296

Soft Costs & Contingency $2,214,400

Subtotal Park & Corridor Improvements $7,892,349

Total Backbone Improvements $29,724,425

Source: Appendix A

Prepared by DPFG 9/4/2015
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Table 4
DixonRanch Public Facilities Financing Plan

Gross Building Permit and Development Impact FeeSummary

FEE CATEGORY
AgeRestricted AgeRestricted VillageSmall Village Large

Hillside
Hillside

Estate
Estate

Total
SmallLot Large Lot Lot Lot Custom Large Lot

Subtotal Building Permit Fees $2,863 $2,863 $3,604 $4,309 $5,156 $5,156 $5,579 $5,579 $1,546,421
Subtotal County Development Impact Fees $11,086 $11,086 $28,526 $28,526 $28,526 $28,526 $28,526 $28,526 $9,358,700
Subtotal School Fees $881 $881 $7,128 $8,613 $10,395 $10,395 $11,286 $11,286 $2,439,440
Subtotal Park Fees $9,806 $9,806 $9,806 $9,806 $9,806 $9,806 $9,806 $9,806 $4,020,460
Subtotal Other Agency Fees $35,118 $35,118 $35,727 $36,307 $37,003 $37,003 $37,351 $37,351 $14,704,736
Total Gross Development Impact Fees Per Unit $59,754 $59,754 $84,791 $87,561 $90,886 $90,886 $92,548 $92,548

Units 67 67 85 154 24 8 1 4 410-
Total Gross Development Impact Fees $4,003,529 $4,003,529 $7,207,205 $13,484,412 $2,181,256 $727,085 $92,548 $370,192 $32,069,757

Source: Appendix B

Prepared by DPFG 9/4/2015
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Table 5

Dixon Ranch Public Facilities Financing Plan

Other Project Costs Summary

Other Costs Summary

1. Oak Tree Mitigation Fee

Other CostsTotal

Reference Table

Appendix C.1

Total Cost

$20,915

$20,915

Prepared by DPFG

Notes:

Ability to utilize mitigation fee is TBD. Placeholder value provided for

informational purposes only.

Source:

Mann Made Resources

Arborist Report for Dixon Ranch Oak Tree Canopy Mitigation Plan

9/4/2015
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Table 6

Dixon Ranch Public Facilities Financing Plan

Backbone Infrastructure Credit and Reimbursement Summary

Prepared by DPFG

Backbone Improvements

Off-Site Public Improvements

Mass Grading

Streets & Miscellaneous

Drainage

Sanitary Sewer

Water

Subtotal Off-Site Public Improvements

Contingency (25%)

Soft Costs (28%)

Total Off-Site Improvements

Park & Corridor Improvements

Project Entrance Gates & Landscape

Village Park & Par Course (100% Credit)

Neighborhood Park

Clubhouse

Trails & Recreational Facilities (50% Credit)

Subtotal Park & Corridor Improvements

Contingency (15%)

Soft Costs (24%)

Total Parks & Corridors Improvements

Total Credits and Reimbursements

Source: Appendix D

Total Credit and

Reimbursement

($461,575)

($1,273,707)

($128,500)

($7,200)

TBD

($1,870,982)

($467,746)

($523,875)

($2,862,602)

TBD

($2,343,701)

TBD

TBD

($369,148)

($2,712,849)

($406,927)

($651,084)

($3,770,860)

($6,633,463)

9/4/2015
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Table 7
Dixon Ranch Public Facilities Financing Plan

CFDBond Sizing Analysis Summary

-
CFDAssumptions PROJECT

Tax Zone 1 Tax Zone 2 Tax Zone 3 Tax Zone 4 Tax Zone 5

~e Restricted Village Small Lot Village Large Lot Hillside Estate

Total Lots Included in CFD 410 134 85 154 32 5
Avg. Unit Size 2,519 1,875 2,400 2900 3,500 3,800

Avg. Home Price $566,439 $510,500 $528,000 $596,000 $734,000 $843,000
Avg. Ad-Valorem Tax $6,077 $5,477 $5,665 $6,394 $7,875 $9,045

Avg. Total Special Taxes $695 $695 $695 $695 $695 $695
Avg. Proposed CFD Special Tax $2,207 $1,740 $2,088 $2,446 $3,174 $3,748

Avg. Total Taxes $8,980 $7,913 $8,448 $9,536 $11,744 $13,488
Avg. Total Tax Rate 1.58% 1.55% 1.60% 1.60% 1.60% 1.60%

Gross Bond Amount (estimate) $13,750,000

Total Net Bond Proceeds (a) $11,300,124 $2,912,237 $2,216,187 $4,704,550 $1,227,185 $239,966

Total Net Bond Proceeds Per Unit (a) $27,561 $21,733 $26,073 $30,549 $38,350 --$47,993

Source: Appendix E

Note:

(a) Total net bond proceeds for each tax zone is proportional to the CFD revenue generated by each tax zone

Prepared by DPFG 9/4/2015
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Residential Summary

Average Per Unit Sales Price

Gross Backbone Infrastructure [1]
Gross Development Impact Fees [2]

Gross "Other Costs" [3]

Estimated Fee Credits/Reimbursements [4]

Dixon Ranch Developer/CFD [5]

TOTAL COSTBURDEN

Cost Burden as % of Unit Sales Price

Footnotes:

[1] Table 2

[2] Table 4

[3] Table 5

[4] Table 6

[5] Table 7

Prepared by DPFG

Scenario 1: Phase 1 Only

Table 8
Dixon Ranch Public Facilities Financing Plan

Overall Project Cost Burden

---
Age Restricted Age Restricted Village Village

Hillside
Hillside

Estate
Estate Large

Small Lot Large Lot Small Lot Large Lot Custom Lot-
$488,000 $533,000 $528,000 $596,000 $695,000 $773,000 $813,000 $873,000

$72,499 $72,499 $72,499 $72,499 $72,499 $72,499 $72,499 $72,499

$59,754 $59,754 $84,791 $87,561 $90,886 $90,886 $92,548 $92,548
$51 $51 $51 $51 $51 $51 $51 $51

($16,179) ($16,179) ($16,179) ($16,179) ($16,179) ($16,179) ($16,179) ($16,179)

($21,733) ($21,733) ($26,073) ($30,549) ($38,350) ($38,350) ($47,993) ($47,993)

$94,391 $94,391 $115,088 $113,383 $108,907 $108,907 $100,925 $100,925

19.3% 17.7% 21.8% 19.0% 15.7% 14.1% 12.4% 11.6%

9/4/2015
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Appendix A.1

Dixon Ranch Public Facilities Financing Plan

Onsite Infrastructure Summary

Item
Phase 1 Phase 2 Total

Estimated Cost Estimated Cost [1] Estimated Cost

Onsite Public Improvements

Mass Grading $811,522 NA $811,522

Street & Miscellaneous $580,982 NA $580,982

Drainage $1,427,667 1\1A $1,427,667

Sanitary Sewer $2,007,876 NA $2,007,876

Domestic Water $542,360 1\1 A $542,360

Dry Utility Mainline $675,000 NA $675,000

Subtotal $6,045,407 1\1A $6,045,407

Contingency (15%) $906,811 NA $906,811

Soft Costs (24%) $1,450,898 NA $1,450,898

Total $8,403,116 NA $8,403,116

Onsite Private Improvements

Mass Grading $321,218 NA $321,218

Street & Miscellaneous $1,246,862 1\1A $1,246,862

Drainage $1,191,666 NA $1,191,666

EVA's $212,900 1\1A $212,900

Detention Ponds $180,000 NA $180,000

Subtotal $3,152,646 1\1A $3,152,646

Contingency (15%) $472,897 NA $472,897

Soft Costs (24%) $756,635 NA $756,635

Total $4,382,178 NA $4,382,178

Park and Corridor Improvements

Landscape & Project Entrance/Gates $2,595,952 NA $2,595,952

Village Park and Par Course $2,343,701 1\1 A $2,343,701

Trails and Recreation Facilities $738,296 NA $738,296

Clubhouse $0 1\1 A $0

Subtotal $5,677,949 NA $5,677,949

Contingency (15%) $851,692 1\1 A $851,692

Soft Costs (24%) $1,362,708 NA $1,362,708

Total $7,892,349 NA $7,892,349

Total Onsite Infrastructure Costs $20,677,643 NA $20,677,643

Notes:

[1] Phase 2 will not be built in this scenario therefore their costs are not applicable in this analysis.

Source:

Engineer's Preliminary Opinion of Costs and Reimbursement Summary

Dixon Ranch - Backbone Infrastructure (June 8,2015)

CTAEngineering & Surveying

Prepared by DPFG 9/4/2015
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Appendix A.2

Dixon Ranch Public Facilities Financing Plan

Offsite Infrastructure Summary

Improvement

Green Valley Road at A Drive (Widening & Signalization)

Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at A Drive (Widening & Signalization)

Green Valley Road at C Drive (Widening)

Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at C Drive (Widening)

Green Valley Road at EI Dorado Hills Blvd (Lane Additions & Signal Modification]
Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at EI Dorado Hills Blvd (Lane Additions & Signal Modification]

Green Valley Road at LochWay (Two-way left Turn Lane)
Grading

Streets & Miscellaneous

Drainage

Subtotal Green Valley Road at LochWay (Two-way left Turn Lane)

Offsite Sewer (Includes $7,200 for sewer improvements at Green Valley Road and EI Dorado Hills Blvd)

Offsite Water

Sub-Total Offsite Public Improvements

Contingency (25%)

Soft Costs (28%)

Total

Traffic Signals

Green Valley Road at Deer Valley Road (Signalization & Lighting)

Silva Valley Parkway at Appian Way (Signalization & Lighting)

Sub-Total Traffic Signals

Contingency (20%)

Soft Costs (15%)

Total Traffic Signals

Total Offsite Infrastructure

Source:

Engineer's Preliminary Opinion of Costs and Reimbursement Summary

Dixon Ranch - Backbone Infrastructure (June 8, 2015)

CTA Engineering & Surveying

Prepared by DPFG

Cost

$59,700

$465,440

$37,428

$562,568

$13,125

$89,167

$22,161

$124,453

$328,000

$838,097

$120,000

$1,286,097

$60,750

$183,896

$13,200

$257,846

$1,919,483

$1,233,071

$5,383,518

$1,345,880

$1,507,385

$8,236,783

$300,000

$300,000

$600,000

$120,000

$90,000

$810,000

$9,046,783

9/4/2015
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Appendix B.l

Dixon Ranch Public Facilities Financing Plan

Development Impact FeeSummary Detail

Plan Name
Age Restricted Small lot Age Restricted large lot Village Small lot Village large lot Hillside Hillside Custom Estate Estate large lot

Average Unit Square Footage 1,875 1,875 2,400 2,900 3,500 3,500 3,800 3,800

Average Unit Price [1) $ 488,000 $ 533,000 $ 528,000 $ 596,000 $ 695,000 $ 773,000 $ 813,000 $ 873,000

Total Units 67 67 85 154 24 8 1 4 410

Garage Square Footage 400 400 400 400 400 400 400 400

EI Dorado County Notes Per Unit Total

Valuation [2J $ 225,960 $ 225,960 $ 284,424 $ 340,104 $ 406,920 $ 406,920 $ 440,328 $ 440,328

Building Permit Fees

Building Permit Fee [3) 2,825 2,825 3,555 4,251 5,087 5,087 5,504 5,S04 1,525,672

Strong Motion Instrumentation Program Fee [4J 29 29 37 44 53 53 S7 57 15,867

Green Fee [5] 9 9 11 14 16 16 18 18 4,882

Subtotal $ 2,863 $ 2,863 $ 3,604 $ 4,309 $ 5,156 $ 5,156 $ 5,579 $ 5,579 $ 1,546,421

County Development Impact Fees

Transportation Mitigation Impact Fee- local Component [6) 8,870 8,870 23,340 23,340 23,340 23,340 23,340 23,340 7,630,420

Transportation Mitigation Impact Fee- Highway 50 [6) 1,830 1,830 4,800 4,800 4,800 4,800 4,800 4,800 1,570,020

Rare Plant Mitigation Fee [7] 386 386 386 386 386 386 386 386 158,260

Subtotal $ 11,086 $ 11,086 $ 28,526 $ 28,526 $ 28,526 $ 28,S26 $ 28,526 $ 28,526 $ 9,358,700

School Fees

Elementary School - RescueUnion School District Fee [8) 538 538 4,344 5,249 6,335 6,335 6,878 6,878 1,486,729

High School- EIDorado Union School District Fee [9] 344 344 2,784 3,364 4,060 4,060 4,408 4,408 952,710

Subtotal $ 881 $ 881 $ 7,128 $ 8,613 $ 10,395 $ 10,395 $ 11,286 $ 11,286 $ 2,439,440

Park Fees

EIDorado Hills CSDPark Impact Fee [10) 9,806 9,806 9,806 9,806 9,806 9,806 9,806 9,806 4,020,460

Subtotal $ 9,806 $ 9,806 $ 9,806 $ 9,806 $ 9,806 $ 9,806 $ 9,806 $ 9,806 $ 4,020,460

Other Agency Fees

EIDorado Hills Fire Department Impact Fee [11) 2,175 2,175 2,784 3,364 4,060 4,060 4,408 4,408 1,198,106

EIDorado Hills Safety Zone [12) 215 215 215 215 215 215 215 215 88,150

EIDorado Irrigation District Water Hook-up Fee [13) 18,718 18,718 18,718 18,718 18,718 18,718 18,718 18,718 7,674,380

EIDorado Irrigation District Wastewater Hook-up Fee [14) 13,119 13,119 13,119 13,119 13,119 13,119 13,119 13,119 5,378,790

EIDorado Irrigation District Wastewater Inspection Fee [14) 145 145 145 145 145 145 145 145 59,450

EIDorado Irrigation District Water Meter Hardware Fee [15) 746 746 746 746 746 746 746 746 305,860

Subtotal $ 35,118 $ 35,118 $ 35,727 $ 36,307 $ 37,003 $ 37,003 $ 37,351 $ 37,351 $ 14,704,736

Total Fees $ S9,7S4 $ 59,754 $ 84,791 $ 87,561 $ 90,886 $ 90,886 $ 92,548 s 92,548 $ 32,069,757

Impact Fee Burden as % of Unit SalesPrice 12.24% 11.21% 16.06% 14.69% 13.08% 11.76% 11.38% 10.60%

Footnotes:

[1) Estimated home values based on a market study performed by the Gregory Group and Developer estimates.

[2) As per Valuation Table published by International Code Council using a VB level. (08/01/2014)

[3) $0.0125 per $1.00 of valuation as per Resolution 180-2007: Building FeeSchedule. (07/10/2007)

[4) $0.0001 per $1.00 of valuation as per EIDorado County Development Services Department. (10/01/2014)

[5) $1.00 per $25,000 of valuation as per EIDorado County Development Services Department. (10/01/2014)

[6) As per Traffic Impact FeeComparison [Zone 8). Lower fees for agerestricted homes. (04/13/2012)

[7] Mitigation Area 2 Rate (EIDService Area) as per EIDorado County Planning Servicespursuant to Resolution 205-98. (07/28/1998)

[8] Elementary school fee is $1.81 per square foot. Age restricted housing pays commercial rate of $0.287 per square foot. Feeswill be adjusted again by the SABin January 2016 Per EIDorado County Office of Education Developer Fee Handbook (9/16/2014)

[9] High school fee is $1.16 per square foot. Age restricted housing pays commercial rate of $0.183 per square foot. Feeswill be adjusted again by the SABin January 2016 Per EIDorado County Office of Education Developer FeeHandbook (9/16/2014)

[10] Assumes Developer to build "turnkey" parks per TBDagreement with EIDorado Hills CSD.For informational purposes, the total reimubrsement for park improvements is estimated at $3,770,860 or $9,197 per unit. The park impact fee is $9,806 per unit or $4,020,460 for Phase1. Possible

"residual" fee obligation of $249,600 or $609 per unit calculated by taking the difference between park impact fees and the estimated reimbursement.

[11] $1.16 per Sq. Ft. as per EIDorado Hills Fire Department FeeSchedule. (02/17/2010)

[12] As per EIDorado County Development ServicesDepartment, Residential Permit FeeWorksheet. (10/01/2014)

[13] The fee for potable only plumbing with a 1" meter. EIDorado Irrigation District Facility Capacity Chargesand Fees.(1/27/2015)

[14J As per EIDorado Irrigation District Facility Capacity Chargesand Fees.(1/27/2015)

[15J Cost of 3/4-inch potable water meter including installation as per Kim Nethercott of EIDorado Irrigalion District. (01/17/2014)
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Scenario 1: Phase 10nly

Appendix C.l

Dixon Ranch Public Facilities Financing Plan

Oak Canopy Mitigation Fee

Meeting Oak Canopy Cover Retention Standards

Acres of Oak Cost per

Canopy Removed Acre

4.45 $ 4/700

Total Fee

Multiplier

1

Total Fee

$ 20/915

$ 20,915

Prepared by DPFG

Notes:

Ability to utilize mitigation fee is TBD. Placeholder value provided

for informational purposes only.

9/4/2015
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Scenario 1: Phase 1 Only

Appendix 0.1

Dixon Ranch Public Facilities Financing Plan

Reimbursement Summary Detail

Item

Onsite Public Improvements

Mass Grading

Street & Miscellaneous

Drainage

Sanitary Sewer

Domestic Water

Village Park and Par Course

Dry Utility Mainline

Subtotal

Contingency (15%)

Soft Costs (24%)
Total

Onsite Private Improvements

Mass Grading

Street & Miscellaneous

Drainage

EVA's

Detention Ponds

Trails and Recreation Facilities

Landscape & Project Entrance/Gates

Neighborhood Park

Subtotal

Contingency (15%)
Soft Costs (24%)

Total

Offsite Public Improvements

Phase 1

Estimated

Reimbursement

TBD

TBD

TBD

TBD

TBD

(2,343,701)

TBD

(2,343,701)

(351,555)

(562,488)
(3,257,744)

TBD

TBD

TBD

TBD

TBD

(369,148)

TBD

TBD

(369,148)

(55,372)

(88,596)
(513,116)

Phase 2

Estimated

Reimbursement

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

NA

Total

Estimated

Reimbursement

TBD

TBD

TBD

TBD

TBD

(2,343,701)

TBD

(2,343,701)

(351,555)

(562,488)
(3,257,744)

TBD

TBD

TBD

TBD

TBD

(369,148)

TBD

TBD

(369,148)

(55,372)
(88,596)

(513,116)

Mass Grading

Street & Miscellaneous

Drainage

Sanitary Sewer

Water

Traffic Signals

Subtotal

Contingency (25%)

Soft Costs (28%)
Total

Total Reimbursements

(461,575) NA (461,575)

(1,273,707) NA (1,273,707)

(128,500) NA (128,500)

(7,200) NA (7,200)

TBD NA TBD

TBD NA TBD

(1,870,982) NA (1,870,982)

(467,746) NA (467,746)

(523,875) NA (523,875)

(2,862,602) NA (2,862,602)

(6,633,463) NA (6,633,463)

Note:

[1] Phase 2 will not be built in this scenario therefore the estimated reimbursements associated with Phase 2 are not

applicable in this analysis.

Source:

Engineer's Preliminary Opinion of Costs and Reimbursement Summary

Dixon Ranch - Backbone Infrastructure (June 8, 2015)
CTAEngineering &Surveying

Prepared by DPFG 9/4/2015
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Appendix E.l

Dixon Ranch Public Facilities Financing Plan

CFDBond Sizing and Estimated Annual Bond Debt Service

SCenario 1: Phase 1 Only

Preferred Scenario

LAND USEINFORMATION TOTALTAX RATEANALYSIS BON0 SIZING ANALYSIS

Ad Other Charges, Proposed Total

Estimated Valorem Assessment CFD Total Total Proposed

Home Tax Rate and Special Tax per Tax per Tax CFD
Plan ~ Unit Size Price 1.0729% Taxes Unit Unit ~ Revenues

(a) (b) (c) (d)

Series 1 Bond Escalating

Special Tax (2%)

Total Proposed Annual CFDRevenue $452,420

Tax20ne 1 Prioritv Admin ($30,000)

Age Restricted Small lot 67 1,875 488,000 5,236 695 $ 1,633 7,564 1.55% 109,404 Net annualrevenue $422,420

Age Restricted large lot ___6_7 1,875 533,000 5,719 695 1,848 8,262~ 123,789

Total 134 l,87S $ 510.500 s 5.477 $ 695 $ 1.740 $ 7.913 1.55% $ 233,193 Bond Amount 5.5% Interest

30 Year Term, 29 Year Amortization $6,625,000

Reserve Fund (Maximum Annual Debt Service) ($515,708)

Tax Zone 2 Capitalized Interest (12 months) ($364,357)

Village Small lot ___8_5 2,400 528,000 5,665 695 2,088 8,448~ 177,458 Underwriter Discount (2.00%) ($132,500)

Total 8S 2.400 $ 528.000 $ 5.665 $ 695 $ 2,088 $ 8.448 1.60% s 177,458 Cost of Issuance ($250,000)

Net Construction Proceeds s 5,362,434

Tax20ne 3 Net Construction Proceeds Per Unit $ 13,079
Village large lot 154 2,900 596,000 6,394 695 2,446 9,536 1.60% 376,710

Total 154 2900 $ 596,000 $ 6.394 $ 695 $ 2.446 $ 9,536 1.60% $ 376,710 Series 2 Bond Escalating

Special Tax (2%)

Total Proposed Annual CFDRevenue $452,420

Tax Zone 4 Prioritv Admin $0

Hillside 24 3,500 695,000 7,457 695 2,968 11,120 1.60% 71,232 Net annualrevenue $452,420

Hillside Custom ___8 3,500 773.000 8,294 695 3,379 12,368 1.60% 27.033

Total 32 3.500 $ 734.000 $ 7.875 s 695 s 3.174 s 11.744 ------uo% $ 98.265 Bond Amount 5.5% Interest,

30 Year Term, 29 Year Amortization $7.125,000

Reserve Fund (10% of Bond Amount) ($553,149)

Tax20ne 5 Capitalized Interest (12 months) ($391,662)

Estate 1 3,800 813,000 8,723 695 3,590 13,008 1.60% 3,590 Underwriter Discount (2.00%) ($142,500)

Estate Large Lot 4 3,800 873,000 9,366 695 3,906 13,968 1.60% 15,625 Cost of Issuance ($100,000)

Total 5 3,800 $ 843,000 $ 9.04S $ 69S $ 3,748 $ 13,488 ------uo% $ 19,21S

Net Construction Proceeds $ 5,937,690

Net Construction Proceeds Per Unit $ 14,482

TOTAL 410 2,S19 $ 566,439 $ 6.077 $ 695 $ 2.207 $ 8.980 1.58% $ 904.840 Net Construction Proceeds $11.300.124

Series 1 Bond CFDRevenue 4S2,420 Net Construction Proceeds Per Unit 27.561

Series 2 Bond CFDRevenue 452,420

Footnotes:

(a) Based an pricing from Developer

(b) Ad Vaiorem taxes are based an information from County Assessor Office

(c) Other charges and assessments based an information from County Assessor Office

552 C5A#10 Solid Waste $17

585 CSA#9Road Zone 98137 $275

622 CSA10HSEHazard Waste $3

623 library Fee Zone 0 $25

685 CSA7Ambulance W Slope $25

lLAD Estimate $100

ServicesCFD $250

Total $695

(d) Age restricted rate based on comparable age restricted communities. SFRrate was solved for a total tax rate of 1.6%.

Prepared by DPFG 9/4/2015
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SCenario 1: Phase 1 Only

Appendix E.2
Dixon Ranch Public Facilities Financing Plan
Ser ies 1 Bond

1[5\. CD) 1[;\ I~~r:::J
~~~r=,-~U L

CFD Bond Sizing and Estimeted Annual Bond Debt Service Assumes 5.50% Interest Rate
Gross Bond Amou nt $ 6.625.000
Reserve Fund (Maximum Annual Debt Service) (515.708)
Capitalized Interest (12 months) (364.357)
Underwriter Discount (2.00%) (132.500)
Cost of issuance (250.000)

Net Con struction Proceeds $ 5,362,434

110.08%
111.36%

$515,708

Min DIS Coverage.
Max DIS Coverage:
Max Debt Service:

5.37%

9/1/2015Bond Sale Date ' _. ..__.-
Year Total Assigned Less Net Revenue Principal Annual Gross Debt

Ending Revenue Net Admin Available for Maturing interest Interest Annual Service
SeP!.1 (Exhibit A) Expenses Debt Svc Seot.1 st Rate Due Debt Svc Coveraqe

2017 r- "o,- .•.•452.420 $ 30,000 $ 422,420 $ - $ 355,652 $ 355.652 Cap Int
20 18 461,468 30,600 430,868 35.000 2.8201% 355,652 390.652 110.29%
2019 470.698 31,212 439,486 40.000 3.1951% 354,865 394,865 111.36%
2020 480 .112 31.836 448,276 50.000 3.4451% 353,387 403,387 111.13%
2021 489,71 4 32,473 457,241 60,000 3.8201% 351,665 411 ,665 111.07%
2022 499,508 33.122 466,386 70,000 4.0701% 349,372 419,372 111.21%
2023 509,498 33,785 475,714 85,000 4.3201% 346,523 431,523 110.24%
2024 519,688 34,461 485,228 95,000 4.5701% 342,851 437,851 110.82%
2025 530,082 35,150 494,932 110,000 4.695 1% 338,510 448,510 110.35%
2026 540.684 35,853 504.831 125,000 4.5701% 333,345 458,345 110.14%
2027 551,497 36,570 514,928 140,000 4.6951% 327,632 467,632 110.11%
2028 562,527 37,301 525,226 155,000 4.6951% 321,059 476,059 110.33%
2029 573.778 38,047 535,73 1 170.000 4.6951% 313,782 483,782 110.74%
2030 585.254 38,808 546,445 190.000 5.5701% 305,800 495,800 110.21%
2031 596.959 39,584 557,374 210.000 5.5701% 295.217 505.217 110.32%
2032 608 .898 40,376 568,522 230.000 5.5701% 283.519 513.519 110.71%
2033 608.898 41,184 567,714 245.000 5.5701% 270,708 515,708 110.08%
2034 608.898 42,007 566,891 255.000 5.5701% 257,061 512,061 110.71%
2035 608.89 8 42,847 566,050 270 ,000 5.5701% 242,858 512,858 110.37%
2036 608.898 43,704 565,193 285,000 5.5701% 227,818 512,818 110.21%
2037 608.898 44,578 564.319 300.000 5.5701% 211,943 511,943 110,23%
2038 608.898 45,470 563,428 315,000 5.5701% 195,233 510,233 110.43%
2039 608.898 46,379 562,518 330,000 5.5701% 177,687 507,687 110.80%
2040 608.898 47,307 561,591 350,000 5.5701% 159.306 509,306 110.27%
2041 608.898 48,253 560,645 365.000 5.5701% 139,810 504,8 10 111.06%
2042 608.898 49,218 559,680 385,000 5.5701% 119,479 504,479 110.94%
2043 608.898 50,203 558,695 405,000 5.5701% 98.034 503,034 111.07%
2044 608 ,898 51,207 557,69 1 430,000 5.5701% 75,475 505,475 110.33%
2045 608.898 52.231 556,667 450,000 5.5701% 51.524 501,524 111.00%
2046 608 .898 53,275 555,622 475,000 5.5701% 26.458 501,458 110.80%

Totals $ 16,957,355 $ 1,217,042 $ 15,740,312 $ 6,625,000 5.500% $ 7,582,027 $ 14,207,027
~~ ~ ~~~I
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Scenario 1: Phase1 Only

App end ix E.3
Dixon Ranch Public Facilities Financing Plan
Series 2 Bond 1'~D~[pLl r--·J;- /' /:, ---

Ll \ _ _..r L_._
CFD Bond Sizin g and Estima ted Annu al Bon d Debt Serv ice Assumes 6.50% Interest Rate
Gross Bond Amount $ 7,125,000
Reserve Fund (Maximum Annual Debt Service) (553,149)
Cap~alized Interest (12 months) (391,662)
Underwriter Discount (2.00%) (142,500)
Cost of Issuance (100,000)

Net Constructi on Proceeds $ 5,937,690

110.05%
111.03%

$553,149

Min DIS Cov erag e.
Max DIS Coverage:
Max Debt Service :

5.37%

3/1/2016Bon d Sale Date' _.. .__ . -
Year Total Assigned Less Net Revenue Principal Annual Gross Debt

Ending Revenue Net Admin Available for Maturing Interest Interest Annual Service
Sept. 1 (Exhibit A) Expenses Debt Svc Sept. 1st Rate Due Debt Svc Coveraoe

2019
.~'..;;;r-'" ''

4!i~,420 $ - $ 452,420 $ - $ 382,613 $ 382,613 Cap Int
2020 461,468 - 461,468 35,000 2.8190% 382,613 417,613 110.50%
2021 470,698 - 470,698 45,000 3.1940% 381,626 426,626 110,33%
2022 480,112 - 480,112 55,000 3.4440% 380,189 435,189 110.32%
2023 489,714 - 489,714 65,000 3.8190% 378,295 443,295 110.47%
2024 499,508 - 499,508 75,000 4.0690% 375,812 450,812 110.80%
2025 509,498 - 509,498 90,000 4.3190% 372,760 462,760 110.10%
2026 519,688 - 519,688 100,000 4.5690% 388,873 468,873 110.84%
2027 530,082 530,082 115,000 4.6940% 384,304 479,304 110.59%
2028 540,684 540,684 130,000 4.5690% 358,906 488,906 110.59%
2029 551,497 - 551,497 145,000 4.6940% 352,966 497,966 110.75%
2030 562,527 . 562,527 165,000 4.6940% 346,160 511,160 110.05%
2031 573,778 - 573,778 180,000 4.6940% 338,415 518,415 110.68%
2032 565.254 - 585.254 200,000 5.5690% 329,966 529,966 110.43%
2033 596.959 - 596,959 220,000 5.5690% 318,827 538,827 110.79%
2034 608.898 608,898 245,000 5.5690% 306,576 551,576 110.39%
2035 608.898 - 608.898 260,000 5.5690% 292,931 552,931 110.12%
2038 608.898 - 608.898 270,000 5.5690% 278,452 548,452 111.02%
2037 608,898 - 608,898 285,000 5.5690% 263,416 548,416 111.03%
2038 608.898 - 608,898 305,000 5.5690% 247,544 552,544 110.20%
2039 608,898 - 608,898 320,000 5.5690% 230,558 550.558 110.60%
2040 608,898 - 608,898 340,000 5.5690% 212,737 552,737 110.16%
2041 608,898 - 608,898 355,000 5.5690% 193,803 548,803 110.95%
2042 608,898 - 608,898 375,000 5.5690% 174,032 549,032 110.90%
2043 608,898 - 608,898 400,000 5.5690% 153,149 553,149 110.08%
2044 608,898 - 608,898 420,000 5.5690% 130,872 550,872 110.53%
2045 608,898 - 608.898 445,000 5.5690% 107,482 552,482 110.21%
2046 608,898 - 608,898 470,000 5.5690% 82,700 552,700 110.17%
2047 608,898 - 608,898 495,000 5.5690% 56,526 551,526 110.40%
2048 608,898 - 608,898 520,000 5.5690% 28,959 548,959 110.92%

Totals $ 16,957,355 $ . $ 16,957,355 $ 7,125,000 5.497% $ 8,192,062 $ 15,317,062
.. ..... ,. ....1
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Prepared by DPFG

Scenario 1: Phase 1 Only

Appendix E.4

Dixon Ranch Public Facilities Financing Plan

Current Tax Bill Information

General Tax

Agency

Prop 13

Rescue Elem Bond - Elect 98

EDH US Bond - Election 1997

EDHUS Bond - Election 2008

Los Rios College Bond - 2002

Los Rios College Bond - 2008

Total Ad-Valorem Tax

Direct Charges

Agency

552 CSA#10 Solid Waste

585 CSA#9 Road Zone 98137

622 CSA10 HSE Hazard Waste

623 Library Fee Zone D

685 CSA7 Ambulance W Slope

Total Special Taxes

Rate

1.0000%

0.0334%

0.0055%

0.0159%

0.0108%

0.0073%

1.0729%

Rate

$17

$275

$3

$25

$25

$345

9/4/2015
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DIXON RANCH
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