APPENDIX J




s

e

.

]

! i
PR

I

-

b—J4 g L

J

L

Fiscal and Economic
Impact Analysis
Of Proposed

Yuba Highlands
Specific Plan

April 2003

Prepared for
Yuba Foothills Associates, LLC

Prepared by

Applied Development Economics
2029 University Avenue * Berkeley, California 94704 « (510) 548-5912
1029 ] Street, Suite 310 » Sacramento, California 95814 « (916) 441-0323

www.adeusa.com




TR
[—]

]

T

]

]

-

B R U R B

3 [ [

]
et

=

CONTENTS

L InttOAUCTON ... vivevrrrencerrrersrrisrerestrmneserrarserrestessrsrnassmessassnsrsersnantenres 1
2, Summary Of Key Findings........covimininneneaninme e 2
3. Project DesCHiption.......eemiicicsiiicc s s nee s csseess 4
T 1 T PP P RO 6
4.1 SerVICE PrOVIHELS  icvieieeeieereerseieesstaessseseseseesmremasesessasssssnesssnssessessenes 6
4.2 Capital Improvements......oecnesnissninnss eetrerinsesreaeenteasnnsnnnsanas 6
4.3 County Budget OVEIVIEW .....occecevriemimmsinisssseis e rensssninsene 7
5. Project IMPAacts ....ccocevviceceiciiinecnninemnicnsisssansssns s nsasesanson 13
5.1 YUDba COUNLY ittt st ess e sesse s 17
5.2 River Highlands Community Setvices DIstrict...ovvicreierenes 18
5.3 SMartsville FIte DISTIC  umierec e s seeassesesescieim e s e e eseseeseermeesamees 20
B SCROOIS. ..o ceeeeeeees e e s e srerse e e ser e e aresa e et s sa e e enter et enneernrennne 21
6. ECONOMIC EffeCts cuvuiiiriirmrivasinivsenmenersinmessersnnsssnssssarssssnsessasansas 24
6.1 Annual Economic BFEcts .o cerevsevaseessenesaresssssasesnes 24
6.2 The Overall Contribution To The Yuba County Economy.......29
7. Methodology ittt e sesin i sarasnnsstessssenane 32
7.1 Fiscal IMIPACES co.vuesitiisicscacss s it s sssasncass coserssnas s s s smemas e 32

7.2 Economic IMPacts ..o i sessenssssssssssessesessenesnens 33

FIGURE

Figure 1 2002-2003 Yuba County Budget Figure Revenues....cccooueeeeereerennes 9 -

TABLES

Table 1 Phasing ASSUMPHOTIS.....coeiieiiiissiic st recsreeseseeessesrsessessrsesssssocssesssens 5
Table 2 Countywide Capital Facilities Fee ....ccoereiermnrnrierorccncneneresnseinnnns 7
‘T'able 3 County of Yuba 2002-2003 Budget Revenues.......ccuccrecerrnrererennes 8
Table 4 Distribution of Yuba County Tax Revenues. ... enrrenemareen: 8
Table 5 Yuba County Expenses, 2002-2003........ooreecemnecreevcrcsremmicmeassireernas 10
- Table 6 Aid from Other Government Agencies.............................‘ ................ 11
Table 7 Distribution of Government Aid and Net County Costs.....c.cuen.. 11
‘Table 8 2002 Project Site Assessed VAIIES .....vvveemeeneressresecemecreoeeeoeeiesnienn 12
Table 9 Estimated Fiscal Impacts on Yuba County ... 13
Table 10A Valuation Bstimates — Residential Summary ....c.oceveveieeneenrienee 15
Table 10B Valuation Estimates — Non-residential Summary .....occocvvreernenes 15



T ——

ai— T
" ] .

]

3

R R T

1

S

JRDRS [ SRV S SRS S SO

[
I

{1}

L3

CONTENTS

L Tt OOIICHION . ceeeerereeree i cr e resasrreserrassmnennrsessnenrassnstinnsaesbasnnsssuserans 1
2. Summary Of Key Findings......cccoccveiiicimneeioniemncnnrerrensnsensssinnns 2
3. Project Description......iimiseicisissiniaieimsssrsssraseses 4
4. SEHHNE ...cicrreccieiceere st st e sas s s s s b s s e e s eb et e s bbb et n et 0
4.1 Service Providers....cccveveicrecreneraienns hesatirireeireeaterreeiareesareaeeerrmpertins 6
4.2 Capital IMpProvements . .....o.vvcuvererrmresimemnsrernnsssssnesresssassanassssssssssas 6
4.3 County Budget OVerview ..ottt 7
5. Project IMPACTS .uovvverinrieiisiniscnssstnsssorsanrsssnesssnsssnsnsresnasssssssnsnes 13
5.1 Yuba COUuntY .. menminniosanreseiiesescsssesestassssassosssssssssssansns 17
5.2 River Highlands Community Setvices DIstrict......coinrecvierereerie 18
5.3 Smartsville Tire DISTICT. voiv v oeerceeeeeceriaeeereesrreeeim e emeresessanessmmasnas 20
5.4 Schools.............. eeteereteaetaaeatieretateatereaseaanteatestaneasan et enranseneeneeneemeernars 21
0. ECONOMIC EIIECTS covverrrireersrrerursreresrnrsrrssssisnssnnnssrsnnsarnenssransssnssre 24
6.1 Annual Economic Effects........... ineeeveentretetisteenenran snns e vmne e neeshenas 29
6.2 The Overall Contribution T'o The Yuba County Economy....... 29
7. Methodology ...ieeieieiinieeniinnienneeaenneiineees Fensetnisaanani 32
7.1 TaSCAl TMPACES oo 32
7.2 Economic IMPACTS .....ccciieiminsiniscrss s sressrsensssssssens 33

FIGURE

Figure 1 2002-2003 Yuba County Budget Figure Revenues.....cccccoveroieienee. 9

TABLES

Table 1 Phasing ASSUMPHONS. ....ouiureniveriserrarrrsssrsiuimssarmmssenssrssresssssnssmscans 5
Table 2 Countywide Capital Facilities Fee...ooiiiiiieienn 7
Table 3 County of Yuba 2002-2003 Budget Revenues.......coonevesccnnicnnnes 8
Table 4 Distribution of Yuba Cou.ﬁty Tax Revenues.....coenenericinieniinnns 8
Table 5 Yuba County Expenses, 2002-2003.........ccconniinicmnnicenens 10
Table 6 Aid from Other Government AZencies. . eimcrsremserssrasesninnes 11
Table 7 Distribution of Government Aid and Net County Costs .............. 11
Table 8 2002 Project Site Assessed Values ..., 12
Table 9 Estimated Fiscal Impacts on Yuba County ... 13
Table 10A Valuation Estimates — Residential SUmmAaty ...coccoceeveciercensenens 15
Table 10B Valuation Estitnates — Non-residential Summary .......ccccvvmuiveenee, 15



L]

]

-

Table 11 Distribution of Estimated Property Tax REVENUE ..c..v.ervrerereerseeers 16
Table 12 Cost Estimates for Fire Protection Facilities .......cuvoovvvinicciisninn 20
Table 13 Property Tax Revenue to School Districts by Phase .....co.oo..oveeea. 23
Table 14 Annual Employment and Multiplier BEfects......o..ornrnes S 26
Table 15 Annual Industry Output and Multiplier Effects........ccooivievmrevnnee. 28
Table 16 Annual Labor Income and Multiplier Bffects ....ocoovcinvnnicrennee. 30

Table 17 Comparison of Current Yuba County Economic Base

with Yuba Highlands Project ..ol 3



[

]

1T

—

L}

L

]

[

L3

1y

]

L3

Lo

[
|

1. INTRODUCTION

This putpose of this report is to analyze the potential fiscal
and economic impacts associated with the proposed Yuba
Highlands Specific Plan. The first partt of the analysis (fiscal
impact analysis) desctibes the potential recurring (i.e. annual)
fiscal impacts of implementation of the plan, beginning with
an ovetrview of the proposed development (the project) and
the Yuba County budget. The fiscal analysis then quantifies
the impact of the proposed development in terms of direct
and indirect revenues and expenses to Yuba County and the
other agencies tesponsible for providing public services to the
ptoject, including the River Highlands Community Services
Disttict (RHCSD), the Smaztsville Fire Protection District
(SFPD), and local school districts (Wheatland School District
and Wheatland Union High School). Patt two of the report
provides an analysis of the economic effects of the proposed
project, including direct and indirect employment and income
generation, as well as multiplier effects that contribute to
indirect job creation and local economic activity such as retail

spending.

APPLIED DEVELOPMENT ECONOMICS ' !
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2. SUMMARY OF KEY FINDINGS

Based on the fiscal and economic analysts detailed in this
tepott, implementation of the Yuba Highlands Specific Plan
is expected to result in the following: *

= Positive net effect on Yuba County budget, with over
$200,000 in net annual revenues upon completion of phase
1, increasing to over $800,000 net annual revenues at
buildout;

* Total property tax revenues of $13.2 million annually,
about 80 percent of which will accrue to local schools
(after ERAF adjustment);

* Over $350,000 annually in ditect sales tax revenue from
commercial development;

- ® Over §16 million in school impact fees, $4 million in Yuba

County capital facilities fees, and $4 million in fire district
mmpact fees from residential development alone;

= Over $580 million of anmual direct economic activity at
project buildout, with an additional $362 million of
economic multiplier effects resulting from business
supplier purchases and employee spending;

= Between $65 million and $86 million in annual economic
activity during the consttuction phase;

= By project buildout, the development will generate about
6,860 new jobs, with economic multiplier effects bringing
the total job creation to 9,700 jobs.

As desctibed in the report, thete are certain cost impacts of
the project that will requite additional mitigation measures,
including the following:

! Figutes shown in this report are in current (2003) dollars unless otherwise specified.

APPLIED DEVELOPMENT ECONOMICS
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*  River Highlands Community Services District (RHCSD)
— which will provide water, wastewater, street
maintenance, and other. services to the plan atea - will
chatge residents, businesses, and property owners in the
plan area annual assessments to be set at a level sufficient
to provide adequate funding for ongoing operation and
maintenance costs for its various services. -

" Parcel chatges for the Smartsville Fire Department must
be increased from current levels (approx. $50 per
improved patcel} in order to fully fund the annual costs
of providing fire protection services to the plan area. At
buildout the average charge will need to be an estimated
$240 per improved parcel.

* The school districts will require additional local “gap”
funding to pay for constiuction of the school facilities
requited to setve the plan area. The extent of the gap -
between the costs of the faciliies and the revenue
generated by school fees plus allocations received from
the State — has not been determined.

APPLIED DEVELOPMENT ECONOMICS ) 3



3. PROJECT DESCRIPTION

The Yuba Highlands Specific Plan encompasses
approximately 2,900 acres of currently vacant land located in
unincorporated Yuba County adjacent to the Beale AFB,
approximately 20 miles east of Maryville.

The plan provides for the development of a maximum of
5,101 dwelling units. The vast majority (over 90%) are single
family (SFR) units with an avetage density of 2.5 units per
acre. The remaining ten percent of the housing units are
multi-family (MFR), with an average density of 4.4 units per

acte.

Proposed non-residential land uses within the Yuba Foothills
Specific Plan include three areas designated for commercial
retail and setrvices, and an additional three areas for light
industrial and/or office (ie. business park) development.

The core commetcial area consists of 143,000 square feet of
retail space, with another 42,000 square feet of neighborhood
commercial development (i.c. retail stores and services). The
three business park areas will occupy 64 acres, with a total of
836,352 square feet of building space. Lastly, a 36-hole golf
complex is proposed on 360 acres.

Finally, the Specific Plan also provides for the requisite public
improvements including water and wastewater faciliﬁes,
patks, a fire station, roads and circulation improvements, and
schools.

Absorption of the project is expected to take more than 10
yeats and will be built over time in phases. Table 1 shows the
phasing assumptions have been utilized in this analysis.

APPLIED DEVELOPMENT ECONOMICS
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TABLE 1
Phasing Assumptions
Phase 1 Phase 2 Phase 3 Phase 4 Total
Units/ Popf | Units/ Pop/ | Units/ Pop/ Units/ Pop/ | Units/ Pop/
SF Emp SF Emp SF Emp SF Emp SF Emp
Residential {du) 1,323 3,374 939 2,394 1,553 3,960 1,286 3,279 5101 13,008
Retall (SF) 93,110 235 93,110 235 186,219 470
Bus park (SF) 457,380 1,421 196,020 609 182,952 568| 836,352 2,598

Source: Yuba Foothills Associates, LLC and ADE

EMPLOYMENT AND POPULATION

According to the most recent population and houschold
estimates published by the Sacramento Area Council of
Governments (SACOG), the six-county region (El Dorado,
Placet, Sacramento, Sutter, Yolo, and Yuba) has an average
household size of 2.55 persons per household.” Based on this
tatio, it is estimated that at buildout Yuba Highlands will be
home to a maximum population of 13,000 people. This
tepresents an increase of approximately 20 percent over the
county’s 2000 population of 60,219.%

Based on employment yield factors developed by SACOG,
the proposed retail and business park development is
expected to generate approximately 3,070 jobs. +

2 hitp:/ /www.sacog.otg/ demographics/pophsg/radlisthtm, Population Estimates anrd Housing Unit
Inventory estimates for 2001.

3 The 2000 population within umincorporated Yuba County 1s 45,676

4 Job estimates assume average employment density factors (developed by SACOG) of approx. 25 jobs/acre
for coze retail, 40 jobs/acre for neighborhood commercial, and 20 jobs/acte fot business parks.

APPLIED DEVELOPMENT ECONOMICS 5
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4. SETTING

4.1 SERVICE PROVIDERS
The Project will be served by the following public agencies:

o Yuba County has primary jurisdiction and will provide a
number of essential services such as police protection and
general government setvices.

o River Highlands Community Setvices District
(RHCSD) will provide water, wastewater, road
maintenance, and parks and recreation services.

o Smartsville Fire Disttict will provide fire protection and
suppression service.

o Two school districts - Wheatland School District and
Wheatland Union High School - will operate primary
and secondary public schools serving students from the
plan area. '

4.2 CAPITAL IMPROVEMENTS

The primaty focus of this analysis is the ongoing costs and
revenues (i.e. annual fiscal impacts) that these agencies will
incur as they provide services to Yuba Highlands residents
and businesses. Howevet, it is also important to recognize the
costs to construct the capital improvements that these
agencies will need to serve the development—such as
schools, patks, treatment plants, fire station, etc. These
facilities and the methods that will be used to provide them
are generally described within the Specific Plan and the EIR.

For public facilities that fall under the responsibility of Yuba
County, new development within the county is cutrently
chatged a countywide capzial facilities fee, which varies
depending on the area of benefit in which the development
occurs. However, this existing fee structure, which was
adopted in 1992, is outdated and inadequate.” It is the

5 The existing capital facilities fee ordinance that was adopted in 1992 was intended to be phased in over a
three-year petiod in one-third increments. However, the phasing was never implemented, so that the current
fee of $852 per unit represents fust one-third of the odginally intended fee. Source: Pete Calarco, Yuba County
Planning Department.

APPLIED DEVELOFPMENT ECONOMICS - 6
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intention of the County Planning Department, therefore, that
upon approval of the Specific Plan they will develop a new,
unique capital facilities fee for Yuba Highlands that will be
sufficient to fully mitigate the cost of adding and improving
the public facilities that will be impacted by the project.

For illustrative purposes, Table 2 shows the breakdown of
the County’s existing capital facilities fee that would apply to
Yuba Highlands. At buildout the total fee of $852 per unit
would generate $4.4 million, or approximately $1 million per

. phase of development based on the phasing assumptions
ptesented in Table 1.

TABLE 2
Countywide Capital Facilities Fee
Cost/du Phasel Phase 2 Phase 3 Phase 4 Total
General Guvemment $205 $270 871 $192 251 $317 961 $263 296 $1
: TR " R S
5 T sl

g6 293 - $109 642 $90 792 $360 13;1"

o E$93404
$131 570 $108 950 $432 157

s

'$14s 193,158 §137,000  $226798 187,75 $744.746
$852 $1,127,196 $800,028 $1,323,156 $1,095,672 $4,346,052

4.3 COUNTY BUDGET OVERVIEW

REVENUES

According to the current approved budget for the fiscal year
ending June 30, 2003 total revenues for the year are expected
to be §103.5 million, which would represent a modest four
percent increase from the previous year. Actual FY 2001-02
revenues wete 12 percent higher than actual FY 2000-01.
Neatly all of this growth 1s attributable to increased levels of
aid from other government agencies, primarily State
subventions. A breakdown of budgeted Yuba County
revenues for the curtent budget year is shown in Table 3.

APPLIED DEVELOFPMENT ECONOMICS : 7
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TABLE 3
County of Yuba 2002-03 Budget Revenues

Board Approved Percent of

Revenues FY 2002-03  Total Revenues
Taxes $8,787,000 B.5%
Licenses, Permits And Franchises $1,448,520 1.4%
Fines, Forfeitures And Penalties $473,000 0.5%
Use Of Money (Interest Income) $975,700 0.9%
Ald From Other Govt Agencies $73,857,263 71.5%
Charges For Current Services 49,037,972 8.7%
Operating Transfers 48,895,006 B.6%
COUNTY TOTALS $103,474,461 100.0%

Souzce: Final County Budget, County of Yuba, CA for the Fiscal Year
Ending June 30, 2003

Taxes contribute $8.8 million, or about 9 petcent, of all
revenues. Of the tax revenues, over two-thitds come from
property taxes and 22 percent from the sales tax. A detailed
breakdown of tax revenue received by the County is shown in
Table 4.

TABLE 4
Distribution of Yuba County Tax Revenues

Board Approved Percent

FY 2002-03 of Total
Property Tax 45,955,000 68%
Sales & Use Tax $1,950,000 22%
Transportation Sales Tax $670,000 7%
Real Property Transfer Tax $162,000 2%
Timber Taxes $50,000 1%
TOTAL $8,787,000 100%

Source: Final County Budget, County of Yuba, CA for the
Fiscal Year Ending June 30, 2003

Although fees for custent services that are charged by the
various County departments provide less than 10 percent of
County revenues and only cover a small fraction of general
fund appropriations, these program-specific revenues ate a
major source of discretionary revenue that helps to offset the
cost of providing services. Figure 1 provides a graphic
llustration of the County’s tevenue sources.

APPLIED DEVELOPMENT ECONOMICS
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L EXPENDITURES
Essentially, there are two basic types of services that the
ﬂ County provides—those that are available to all County
L. residents (as well as businesses and visitors) regardless of

whethet they teside in one of the County’s two incorporated
cities or within the unincorporated territory of the County;
and those that are provided only to unincorporated area
residents because there is not a city to do so.” It follows that,
from a fiscal perspective, the County incurs two types of
costs - Countywide costs (e.g. medical and 'social services,
courts, and probation) and manicipal costs (e.g. police
protection through the sheriff patrol, and land use planning).
Table 5 shows total expenditures by function.

]

i
—

-

D ¢ The County also provides a number of services through special districts such as county service areas, and
[ ! Yuba County has sbout 60 different special districts that are govemed by the Board of Supervisors. These
districts are primarily funded through property tax overrides, but may also desive funding from enterprise

revenues, special assessments, intergovernmental aid, etc.

APPLIED DEVELOPMENT ECONOMICS ' ?
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TABLE 5
Yuba County Expenses, 2(02-2003

Board Approved Percent of Total

Expenses FY 2002-03 Expenses
General Government $16,224,930 15.3%
Public Protection 30,021,718 28.3%
Public Ways And Facllities 5,968,282 5.6%
Health And Sanitation 7,095,443 6.7%
Public Assistance 45,986,406 43.4%
Education 669,682 0.6%
COUNTY TOTALS $105,966,461 100.0%

The main expenditutes of the County include public
assistance and public protection, together totaling over 70
petcent of all County expenditures—or $46 million and $30
million, respectively. General government functions, which
account for 15 percent of county expenditures or $16.2°
million, include 2 number of tax and finance functions such
as the auditor-controller, treasurer/tax collectot, and assessor;
as well as administrative functions such as personnel,
elections, property management and information services.
Health and sanitatton and public ways and facilities together
make up 12 percent of the expenditures, with $7 million and
$6 mullion budgeted, respectively. Although relatively little of
the County’s budget is allocated to support education, local
school districts receive a substantial portion of the property
tax revenues as discussed in section 5.4.

NET COUNTY COST

Aid from other government agencies is the County’s largest
source of revenue, contributing over 70 percent of the
County’s total budget. A detailed breakdown of the County’s
intergovernmental revenue is provided in Table 6.

APFPLIED DEVELOFMENT ECONOMICS
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TABLE 6
Ald From Other Government Agencies

Board Approved Percent of

FY 2002-02 Total
Social Services Admin. $39,840,149 54%
Motor Vehicle-In-Lieu $3,800,000 5%
Other State Subventions® $22,856,844 31%
Federal Subventions $4,906,743 7%
Cther Agencies $2,453,527 3%
TOTAL $73,857,263 100%

Source: Final County Budget, County of Yuba, CA for the Fiscal
Year Ending June 30, 2003

* Includes Gas Tax revenue—which is used for maintenance of
county roads—of nearly $6 million.

A significant portion of the County budget is concerned with
state mandated activities, and the State directly provides the
County with $66 million in aid to pay for such activities. The
County also receives about $5 million in federal funds and
$2.5 million from other governmental agencies. Table 7
shows how the total of approximately $74 million in outside
funding is distributed, and the resulting net County cost.of
services. A total of about $32 million (30 percent of all county
expenditures) ate funded locally.

TABLE 7
Distribution of Government Aid and Net County Costs

% Funded by

Board Approved Aid from Other  Net County

p % Funded
Expenses - : Outside
7/1/02-6/320/03 Govt Agencies Cost Revenue by County
General Government $16,224,930 $9,202,964 $7,021,966 57% 43%

Public Protection

i

30,021,718 11,717,997 18,303

o

,721 39% 61%

e L

i itz Y (T RLERE O R b i
Public Assistance 45,986,406 44,112,289 1,874,117 96% 4%
Education 669,682 537,847 131,835 80% 20%
COUNTY TOTALS $105,966,461 $73,857,263 $32,109,198 70% 30%

APPLIED DEVELOPMENT ECONOMICS 11



A

]

—

]

1

C ]

1

C3 C

———m,

[ S—

4.4 EXISTING SITE CONDITIONS

The 2,900-acte site cutrently includes 15 parcels with a
combined assessed value of $3,823,167." Table 8 identifies the
specific parcels, associated land values, and their respective
tax rate areas.

TABLE 8

2002 Project Site Assessed Values

Parcel Assessed Tax Rate
Number Value Acres Area 1% TAX
019-020-018 153,000 40 077-028  $1,530.00
019-620-020 200,000 160 077-028 $2,000.00
Oliﬁ?si%?ﬁﬂ?néﬁigls : 456,831 %7 077-027 $"£{§F‘§31

g | .

o
019-040-016 611,450 489 077-027  $6,114.50
019-040-018 398,887 319 077-027  $3,988.87
019-040-021 348,387 279 077-027  $3,483.87
""a“ﬂ'i%i‘{ﬁ%*" i 2 AL L Bk ot tel) 'Tré e A Tl

o

R3Ot e ) e SR B e M S R P e s Hi
019-140-03 400,000 320 077-028 $4,000.00
019-140-031 400,000 320 077-028 $4,000.00
019-140-033 55,590 15 077-028 $555.90

3,823,167 2,883 $38,232

Thete are currently no dwelling units on any of the parcels,
nor are there any other kind of structural improvements.
Consequently, thete are no costs to provide public setvices to
the site at present. Table 8 provides a breakdown on curtent
revenues generated by the 15 patcels. The site presently
contributes $38,232 in propetty tax revenues and an
additional $1,678 levy fot the Wheatland School District
Building Fund. The property owners also currently pay parcel
charges totaling $872 annually to the Smartsville Fire District.

7 Source: Yuba County Assessor’s Office

APPLIED DEVELOPMENT FCONOMICS 12
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5. PROJECT IMPACTS

This section provides an overview of how iroplementation of
the Specific Plan will impact the aforementioned public
agencies that will serve the development.

5.1 YUBA COUNTY

Table 9 shows the detailed analysis, by phase, of the
estimated fiscal impacts that the County would mcur as a
result of implementation of the Yuba Highlands Specific
Plan. The analysis indicates that the project will have a
positive impact on the Yuba County budget. Upon
completion of phase one, the project will generate annual net
revenues of $235,000. These net revenues will gradually
increase as the project is built out. Upon completion of the
project, the plan area will generate $9.9 million in annual
revenues against §9.1 million in annual costs, for a positive
net impact of $827,000 annually.

TABLE 9

Estimated Fiscal Impacts on Yuba County
{in thousands)_

REVENUES PHASE PHASE PHASE PHASE 4

1 2 3 {(BUILDOUT)
Property Tax $63%  $1,197 $1,966 $2,607
Sales & Use Tax $184 $369 $369 $369
Real Property Transfer Tax $23 %43 $70 $93
Motor Vehide-In-Lieu $281 $480 $809 $1,082
Licenses, Permiis And Franchises . $107 $183 $309 $413
Fines And Forfeitures $35 $60 $101 $135
Use Of Money $15 $28 $47 $64
Charges For Current Services $668 $1,141 $1,925 $2,574
Other Revenue $670 $1.145 $1,931 $2,581
Total $2,621 $4,646 47,527 $9,917
EXPENSES .
General Government ' $744  $1,272  $2,145 $2,868
Public Protection $1,258 3%2,151 §3,628 $4,851
Public Ways And Facilities $43 $47 $52 $56
Health And Sanitation $234 $401 $676 $904
Public Assistance ‘ $0B 4167 4282 $377
Education 49 $15 426 $35
Total $2,386  $4,053  $6,808 $9,091
NET ANNUAL REVENUE $235 $592 $718 $827
APPLIED DEVELOPMENT ECONOMICS 13
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REVENUES

The project would generate a number of revenues for the
County of Yuba including property taxes, sales taxes, and 2
vatiety of other taxes and fees. When completed, the project
would generate about $10 million in annual revenue for Yuba
County’s General Fund. The major soutces of revenue
generation ate discussed below.

Property Tax

Yuba County is highly dependent on its property tax base for
its discretionary revenues. Aside from intergovernmental
tevenues, which are essentially non-discretionary in nature
since they ptimarily fund State-mandated costs and/or are
beyond the County’s control, the property tax is the largest
single revenue source, and provides five times as much
revenue as the sales tax. However, the property tax has a
number of imitations that affect the amount of revenue the
County receives to pay for local services. Under the rules
established by Proposition 13, assessed values for property
‘can only rise two percent per year unless the property is
resold ot otherwise improved. This means that much of the
property tax base is held to a rate of increase well below the
typical annual increase in the cost of providing services.

Due to the Prop 13 limitation, the property tax is much tmore
effective as a funding source in areas that experience
significant real estate and development activity. The proposed
Yuba Highlands Project, thetefore, will provide a significant
boost in the County’s disctetionaty revenues, as discussed in
the impacts section below.

The property tax is based on the assessed valuation of real
property such as land, buildings, and certain types of fixtures.
Yuba County’s current total assessed valuation is
approximately §2.5 billion.*

Based on pricing information provided by the project
sponsots, Table 10 provides valuation estimates for
residential and commercial/industrial development. Overall,
the proposed residential units will have an estimated market
value of nearly $2 billion, with a per unit value of about

8 Final County Budget, County of Yuba, CA for the Fiscal Year Ending June 30, 2003, p. 13

APFLIED DEVELOPMENT ECONOMICS
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$235,000 on average, and an average value per acre of

$577,000 (Table 10A).
TABLE 10A
VALUATION ESTIMATES
Residential Summary
Dwelling Avg. Value/du Avg.
Unit Types Units Density {weighted Avg.) Value/ac.
Acres (du/acre) Estimated Value
Single Family 1,985 4,681 2.4 $1,444,626,000 $244,526 $576,638
Multi Family 94.5 420 4.4 . $55,000,000 $130,952  $582,01%
Residential
Sbtotal 2,079 5101 25  $1,199,626,000  $235,175 $576,882
TABLE 10B
Non-Residential Summary
Building Avg. value / Avg.
Unit Types Acres Area (sq. ft.) sq. ft. Estimated Value Value/ac
Core Retail 16.5 143,748 $150 $21,562,200  $1,306,800
Neighborhood Commercial 3.9 42,471 $150 $6,370,650  $1,633,500
Business Park 64.0 836,352 $100 $83,635,200  $1,306,800
Golf Course 360 $12,500,000 $34,722
Subtotal Comm., f Ind. 444 1,022,571 %$109.11 $124,068,050 $279,181

Source: Yuha Foothills Associates, LLC and Applicd Development Economies

Additionally, the proposed non-residential development is
estimated to contribute approxitately $124 million in total
assessed valuation as shown in Table 10B.°

With a total estimated valuation of $1.32 billion at buildout,
the completed project will genetate over $13 million in total
property tax revenues per annum. Of this amount, Yuba
County will receive an estimated $2.6 million annually (after
accounting for ERAF adjustiments), while the remainder will
be disttibuted to schools (and a very small portion to the

9 Assessed valuation estimates are based on the average values of comparable business park facilities in more
established areas of the region, such as Linceln and Roseville.

AFPPLIED DEVELOFMENT ECONOMICS ‘ ‘ 15
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Yuba County Water Agency). Table 11 provides a detailed
breakdown of how the propetty taxes from the Yuba
Highlands project would be disttibuted.

TABLE 11
Distribution of Estimated Property Tax Revenue

Before ERAF After ERAF

Difference Est. Prop Tax at

Agency Adjsmt____ Adjsmt Buildout
Yuba County 0.550066 0.199004  (0.391062) $2,634,204
Wheatland HS 0.137B03 0.274302 0.136499 43,630,917
Wheatland Elementary 0.104769 0.208546  0.103777 $2,760,517
Yuba Community College 0.093366 0.185848 0.092482 $2,460,064
County School Services Agency 0.062513 0.124434 0.061921 $1,647,130
Yuba County Water Agency 0.011771 0008153  (0.003618) $107,921
Total 100% 100% 0.394568 $13,240,753

Source: Office of Yuba County Auditor, and ADE.

Note: Increment factors before ERAF are for Tax Rate Area (IRA) 077-028. Increment
factor after subtracting for ERAF represent an average across all connty TRAs.

Sales and Use Tax

Sales tax teceipts are another important source of
discretionary tevenue. The County expects to receive a total
of $2.62 million in sales tax revenue in the current fiscal yeat,
which cotresponds to an estimated $262 million in taxable
sales within county jutisdiction.

The Yuba Highlands plan includes approximately 185,000
square feet of commercial space. Assuming that businesses
occupying this space are able to capture an average of two
hundred dollars of gross taxable sales per squate foot (i.e.
sales tax revenue of $2 psf), the project will generate
approximately $370,000 per year in direct sales tax revenue
for Yuba County.® In addition, the project will generate
household retail spending that will be captured by businesses
outside of the plan area. This indirect sales tax revenue is
discussed in the economic impacts section of this report.

Other Taxes and Fees

Other anticipated revenues generated by the project on an
annual basis include those that can be categotized under
curvent services, ($2.6 million at buildout) - such as document
reproduction, sales charges, and special police and fire

10 Tn California, municipalities receive one percent of gross taxable sales receipts for transactions that occur
within theit jutisdiction.

APPLIED DEVELOPMENT ECONOMICS 16



setvices; Jcenses, permits & franchiser ($413,000 at buildout) and
fines and forfeitures ($135,000 at buildout).

The revenues calculations ptesented in Table 9 exclude items
such as building permit and plan check fees paid to the
Planning Department by developers and/or property owners,
as these fees are paid on one-time basis to fund the cost of
providing specific setvices, as opposed to annually such as
when paying a propetty tax. Nonetheless, the project will
generate a significant amount of such one-time revenues.''

The project would also bting revenues into the county budget
from outside soutces. For example, at full build-out the new
population would generate an estimated $1.1 million in motor
vehicle-in-lien fees, which ate paid and distributed from the
State on the basis of a population-dtiven formuia.'

EXPENSES

Buildout of the specific plan will result in substantial costs for
the provision of essential public services including water,
sewer, street maintenance, education, fire and police
protection, etc. The majority of direct services to the plan
area will be provided through the River Highlands
Community Services District, as well as the Smartsville Fite
District and the school districts. These agencies’ roles are
described in more detail below. Of coutse, the County will
also provide setvices to and be impacted by the project. As
shown in the bottom portion of Table 9 above, the County
will incur an estimated $2.4 million in annual (direct and
indirect) expenses upon completion of the initial phase of
project; this figure will increase as the project is developed
over time, to just over $9 million at buildout.”

11 As a rough estimate, the petmitting process will generate approximately $12,000 per unit in fee revenue,
which will support about §60 million of county services by the time the project is fully developed.

12 With the exception of motor-vehicle-in-lieu fees, all intergovernmental revenues (including gas taxes) are also

_ excluded from the revenue analysis and treated instead as offsets to county expenditures in the calculation of

net county costs (Table 7).

13 County expenses estimated using per capita multipliets developed through an analysis of the County budget,
which is presented in the section 2bove titled ‘County Budget Overview.’ The multipliers ate based on the net
county costs shown in Table 7. '

APPLIED DEVELOPMENT ECONOMICS 17
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5.2 RIVER HIGHLANDS COMMUNITY
SERVICES DISTRICT S

Community Setvice Districts (CSDs) ate a type of
independent special district that may be used to pay for a
wide variety of public facilities and setvices that may be
requited by residents and propetiy ownets within the district,
such as fire protection, gatbage collection, sewage treatment,
street lighting, etc.

POWERS
Government Code section 61600 provides that 2 CSD tnay
exercise the following powers:

0 Supplying domestic, irrigation, sanitation, industrial, fire
protection, and recreational water;
g Collection, treatment, and disposal of sewage and storm
water;
o Garbage collection and disposal;
o Fire protection;
O Public recreation, including aquatic parks and recteational
harborts, playgrounds, golf courses, swimming pools ot
recreation buildings;
O Street lighting; .
o Equipment and maintenance of a police department ot
police protection;
o Acquisition, construction and maintenance of library
buildings and providing library service (in cooperation
with other agencies); -
o Construction, surfacing, and maintenance of streets
(subject to the consent of the affected city or county);

O Construction and improvemerit of bridges, culverts,
drains, and curbs incidental to roads (subject to the
consent of the affected city ot county).

FUNDING

CSDs ate empowered to levy ad valotem propetty taxes,
general taxes, special taxes, special assessments {upon
formation of an improvement district within the CSD), water
standby and delivery chatges, and "rates and other charges.”
Like Mello-Roos special taxes, fees assessed against real
propetty in a CSD must directly relate to the benefit being
seceived. A CSD may be broken into zones for the purpose
of financing capital imptovements or services that will benefit

APPLIED DEVELOPMENT ECONOMICS
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only limited areas of the CSDD. Within each such zone, bonds
may be issued, special rates or charges may be collected, ot
special taxes levied to pay for the improvements ot setvices
being provided.

The River Highlands Community Services District (RHCSD)
was formed 20 yeats ago to assist in the development of and
providing public services to the River Highlands Community
Plan, The RHCSD cutrently serves one active development
known as Gold Village, which is very small (about 100 lots)
compared to the proposed Yuba Highlands project. All of the
RHCSD’s costs for providing services to Gold Village are
paid by the residents who benefit from those setvices through
service charges and fees.

Upon adoption and implementation of the Yuba Highlands
Specific Plan, the CSD will provide the following services to
residents and businesses within the Pla_n Atrea:

o Water and wastewater — The plan anticipates that public
water (supply, treatment, distribution) and wastewatet
(tteatment, collection, storage) systems serving the
development will be constructed, owned, and operated by
the RHCSD, which will charge user fees at a rate
sufficient to cover ongoi.ﬁg opetational costs and establish
a healthy reserve fund.

o Street maintenance and lighting — Yuba County
generally requites the formation of a County Service Area
(CSA) to provide funding of local roads in newly
developed ateas. In this case, it is expected that
maintenance of internal roads within Yuba Highlands will
be funded thtough an assessment charged by the
RHCSD. The alternative would be to form a CSA to act
as 2 pass-through agent to the CSD.

o Parks —- RHCSD will charge residents an annual
" assessment to fund the maintenance and opetation of
parks, trails and any other recreational facilities within the
plan area.

Due to the large scale of the proposed development,
provision of these setvices will require that the CSD have
permanent staff and facilities onsite. With a projected
population of 13,000 residents at buildout, the CSD will
essentially function as the public woiks depattment of a

APPLIED DEVELOPMENT ECONOMICS
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small- to mid;size city. Asa result, the CSD will need to
develop and file an annual budget according to State
guidelines.

At this stage, however, no cost and revenue estimates have
been developed by the CSD. The cost/revenue analysis will
be highly dependent on the phasing of construction of public
facilities and the rate of buildout (i.e. absorption) of the
project. The key point for this report, therefote, is that one
hundred percent of the costs to provide the aforementioned
services to the Yuba Highlands Specific Plan will be paid by
the residents, businesses, and landowners within the plan area
(ie. those who receive benefit from the services).

5.3 SMARTSVILLE FIRE DISTRICT

The Smartsville Fire District (SFD) will provide fire
protection and suppression services as well as respond to calls
for emetgency medical assistance. T'o do so, the District will
require a fully equipped and staffed fire station. Table 12
shows the breakdown of estimated capital costs for fire
protection facilities.™

TABLE 12
Cost Estimates for Fire Protection
Facilities
Item Est. Cost
Station $1,500,000
Truck $700,000
Engine $250,000
Utility Vehicle $30,000
Apparatus Equipment $296,000
Station Equipment/Fumishings £328,000
Total $3,104,000

Sounrce: Rob Paulus, Battalion Chief, Smartville Fire
District

M Cost estimates provided by Rob Paulus, Battalion Chief for the Smartville Fire District

APPLIED DEVELOPMENT ECONOMICS ’ 20
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To pay for these facilities, the District will receive
development impact fees. The current impact fee of $0.53 /st
of building will eventually provide a sufficient level of
funding to pay for the fite facilities."” However, because the
impact fees will be collected over time as the project is built
out and the facilities will have to be constructed in advance of
much of the development, some type of private ot public
financing will likely be required. For example, the project
sponsors could use private funds to construct the necessary
facilities pursuant to a development agreement in which theit
costs to do so are reimbursed with future impact fee revenue.

The staffing level of the facility will be phased in over time as
the project is built and occupied. At buildout, the annual cost
to opetate the facility (assuming a staff of six on-duty
personnel) is approximately $1.3 million. Because the SFD
teceives no propetrty tax, it will need to charge an assessment
to pay fot its operating expenses. The SFD’s current charge
of approximately $50 per improved parcel would only fund
about 20 percent of the estimated costs. In order to fully fund
the SFD operating budget, they will have to charge an annual
fee of approximately $240 per unit at buildout. However, this
chatge may need to be higher in the early phases of
development, but will decline and level off as the project is
built out and the cost can be spread actoss a greater number
of units.

5.4 SCHOOLS

According to the Specific Plan, the project is expected to
result in the need for four elementary schools, one middle
school, and one high school. These estimates are based on
the 1991 Wheatland School District Ten Year Facilities
Mastex Plan, and will need to be revised to reflect the more
most recent (2001) Master Plan. In addition, the need for
school facilities must account for the mix of housing product
types and the resulting student yields, as the project sponsots
anticipate that mote than one-quarter of the homes within
Yuba Highlands will be senior housing.

15 Assuming an average dwelling unit size of 1,500 sq. ft., the residential component of the proposed project
will generate in excess of $4 million in fire facilities mitigation funds based on the cutrent fee.
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Joint planning between the project sponsor and the school
districts is ongoing at this time. Currently, the Specific Plan
includes three designated school sites (two elementaty
schools and one middle school) on approximately 45 actes.
The plan also states that a high school site is expected to be
located within the Community Plan Area but outside of the
Specific Plan. ' These designations are subject to the
discretion of the school districts, and changes to the plan with
respect to school facilities will be made to reflect the districts’
most recent position.

Funding for school facilities will come from a combination of
state and local soutces. In genetal, approximately one-third of
the funding for school facilities is detived from school fees,
one-third from state allocations, and one-third (or whatever is
left over) from local assessments. |

The current fee of $2.14 per squate foot of residential
development will generate approximately %3 — $5 million in
each phase of development, for a total of $16.4 million at
buildout for each of the two districts."” To the extent that
school facilities must be constructed in advance of fee
revenue (which accumulates over time as development
occurs) becoming available, some type of loczl financing
mechanism will be an impottant component of the schools
financing program.

As noted previously, the schools will receive a significant
pottion of the propetty tax revenue to fund operating costs.
Table 13 shows the amount of estimated property tax
revenue that will acctue to the school districts annually, by -
phase. After the initial phase, the project will generate an
estimated $1.8 million apnually for Wheatland Elementary
and Wheatland HS combined. This revenue will increase
steadily as development occurs, reaching an estimated §7
million pet year at buildout. The project will generate an
additional $2.3 million in property tax revenue for Yuba
Community College, bringing to $9.3 million the total amount

18 Yuba Highlands Specific Plan, September 2002 Draft, p. 82.

17 Assumes an average unit size of 1,500 sq. ft.
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22



!

T

]

]

]

_]

i
| S

L]

"3

[

—y

(3

of property tax revenue that will accme to local schools

annually at buildout.'
TABLE 13
Property Tax Revenue to School Districts by Phase _
Property Tax Revenue Rate Phase 1 Phase 2 Phase 3 Phase 4 Totals
Wheatland Unified High School ~ 0.274302 880,657 $633,127  $1,059,687  $BB3,669 $3,457,140
Whieatland School District 0.278546 $905,338 $642,923  $1,076,082  $897,341 3,521,684
Yuba Community College 0.185781  $603,831 $428,808 £717,711  $598497 42,348,847
Annual Total $2,389,827  $1,704,859  $2,853,480 $2,379,506  $9,327,672
Cumulative Total 42,389,827 44,094,685 $6,948,166 $9,327,672
Source: Office of Yuba County Auditor, and ADE
18 The County School Services Agency will also teceive an estimated $1.6 million in annual prdperty tax
revenue at project buildout.
APPLIED DEVELOPMENT ECONOMICS

23



8 6. ECONOMIC EFFECTS

This section discusses the non-fiscal economic effects
— resulting from the Yuba Highlands project. The impacts are
ii : - -divided into two major groupings—those economic effects
generated duting the construction phase and recurring effects
| that ongoing activities at the project site will generate as new
. businesses open and residents move into the new housing
untts. '

!

B These economic effects will occut in a numbet of ways. Fitst,
the construction phase of the project will create construction

- jobs and generate demand for material and services. Once

L completed, the project will generate economic effects in two

ways — the new jobs provided through the retail, industrial,

3 .

3‘ \ and office space, and the spending activity that new

- homeowners and residents will generate. The jobs, business
- revenue, and personal income generated during these phases
J are known as the dires? effects.

. In addition to direct effects, the project will also generate

multiplier benefits. These multipliers are defined as indirect and
induced effects. Using an input-output model and other data
sources, this section identifies these multplier effects. These
multipliets represent ancillary economic activity generated by
the new households and new businesses.

(B

]

The indirect effects result from supplier purchases made by
businesses. For example, indirect effects created by a
manufacturing facility would include machinery, taw
materials, transportation services, business services, and
building maintenance. Basically, the indirect effects account
for all of the commodities and services that a business needs

[

-
_

-

]

to purchase in order to operate. The induced effects are
genetated by the employees and their purchases of local
setvices and retail goods.

6.1 ANNUAL ECONOMIC EFFECTS

The economic effects for the Yuba Highlands project will
occut both on an ongoing basis as the land vses phase in,
and for the duration of the project’s construction. These
economic effects will occur in a variety of areas. For this

]

]
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analysis, the economic effects being analyzed include
employment, economic output {business revenue), and labor
income.

EMPLOYMENT EFFECTS

Employment simply refers to the new jobs that the various
activities in the Yuba Highlands project will generate. Direct
jobs include the construction employment, the jobs generated
by the retail and business park uses as they come on line, and
the jobs that will be created due to household spending by
new residents. The inditect jobs result from supplier
putchases, while the induced jobs come from household
spending by employees.

Based on the phasing assumptions for the project, the total
annual jobs created by the project are shown in Table 14. The
construction employment is based on a 12-year buildout
petiod, and shows that the construction employment will
peak during the third phase of the project with 513 direct and
1,071 total jobs created.

The total economic impact from the non-residential uses will
come from a combination of business activity generated by
industrial and office-telated businesses, and local serving
businesses such as retail stotes and personal services. With
the business park and retail uses, the employment generated
by those businesses will gradually phase in as construction
progtesses. This means that the number of jobs created by
these uses will accrue with as each phase is completed. By the
end of Phase 4, the Yuba Highlands project will generate a
total of 3,069 jobs tesulting directly from the operations of
new businesses in the business park and the retail commercial
centers (see T'able 14). About 471 jobs will detive from retail
uses, while business patk uses will produce about 2,598 jobs.”

By the end of Phase 4, the direct jobs generated by the
business patk and retail uses will reach 3,069, with a total job
count of 4,608 after accounting for the indirect and induced

19 Retail commercial jobs include retail stores, as well as personal services. The business patk uses include
manufactuting, professional services, and finance, insurance, and real estate (FIRE) industries. In the input-
output model, these uses were grouped together into separate retail and business park aggregations.
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jobs. After the buildout of the project, it is expected that this
employment level will continue.”

TABLE 14
Annual Employment And Multiplier Effects By Project Phase And Land Use/Activity

Annual Employment Effects by Phase and ‘
Land Use Direct Jobs Indirect Jobs Induced Jobs Total Jobs

= W

Construction Generated Employment 391 253 172 815
Business Park Employment o 1421 323 462 2,206
Retail Employment 471 25 79 575
Household Spending Generated Employment 1,681 196 - 400 2,276
Total Annual Employment Effects 3,963 796 1,113 5,872
a6 3 e 5 7 g pis

'PHASE 4

Construction Generated Ermployment 427 C 277 185 893
Business Park Employment. 2,598 590 845 4,033
Retail Employment 471 25 79 575
Household Spending Generated Employment 3,791 441 a02 5,133

Total Annual Employment Effects
NGOG AETER BUTBOHTE

S .:!‘Ja B i Sl et uﬁjé L

Source: ADE, multiplier data from IMPLAN Impro Professional input-output model

Notes: The employment deseribed in the table includes the jobs that will be created at the conclusion of each phase. The canstruction
generated effects descrdbed in this table only include jobs generated during constiuction of the Yuba Foothills Project. The
calculations assume a 12- year buildout.

Direct impacts result from the activities in the proposed project, household spending, and construction activities, Indirect impacts
result from supplier purchases made by construction and business activities. Induced impacts result from increased demand for
lacal-serving retail and services by the new employees.

20 The employment assumes that all available space will be occupied by businesses. It does not account for
vacancies. Any major renovations that add or eliminate usable building square footage will also affect the job
count.
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In addition, the annual employiment generated by household
spending will gradually increase from 1,331 jobs at the end of
Phase 1 to 5,133 when the housing units are built out. In
making these calculations, we have assumed the 471 on-site
tetail jobs fulfill part of the project’s multipliet effect. To
avoid double-counting the employment benefits of the
project, these on-site retail jobs have been subttacted from
the total multiplier effect of the project to get the 3,791 figure
shown in Table 14.

INDUSTRY OUTPUT EFFECTS

Economic ousput represents the value of all the overall
economic activity that a land use or industry activity generates
on an annual basis. This total output value includes the value
of all supplier purchases and business costs (inputs); and
labor income, propetty income, and other components that
add value to 2 commodity or service and generate revenue as
a result (outputs).

The value of the construction output represents the total
value of the improvements on the property that will occut as
construction of buildings and facilities progresses. The
impacts shown in Table 15 assume that these construction
impacts will be phased in over a 12-yeat petiod.® On an
annual basis, the consttuction output will range between $65
million and $86 million, with the peak annual construction
output occurting during Phase 3. With the multiplier effects
accounted for, the total economic activity generated through
building and facility construction will range from $101 million
to $133 million annually.

As with the other economic measures, the value of the overall
economic conttdbution made by the business park and retail
uses, and new Yuba Highlands households will inctease as the
buildings are completed and new businesses and residents
move in. As shown in Table 15, once completed the
economic output of the Yuba Highlands project will total
about $581 million annually, and generate multiphier effects
worth over $260 million to the Yuba County economy.

2 Ovet a2 12-year petiod, the total construction phase value will come out to about $882 million.
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TABLE 15
Annual Industry Output And Multiplier Effects By Project Phase And Land Use/Activity

Annual Economic Output Effects by Phase. Indirect Induced
and Land Use Direct Impact Impact Impact Total

TR T

Construction Generated Fconomic Output $65,118,551 $21,971,261 $13,848,422 $100,939,235
Business Park Economic Output $152,437,443 $33,153,096 $37,124,085 $222,714,626
Retail Economic Qutput $19,990,470 $2,484,101 $6,311,566  $28,786,138
Household Spending Generated Output %$125,017,162 422,961,029 $32,914,162 $180,892,352

Total Annual Economic Output $362,563,625 $80,569,487 $50,195,236 $533,332,351
FIASES . : i ;

PHASE 4

Consfruction Generated Economic Output $71,273,286 $24,047,894 $15,158,412 $110,479,592
Business Park Economic Output $278,742,752 $60,622,804 $67,884,042 $407,249,601
Retail Economic Output $19,990,470 $2,484,101 ~ $6,311,566 $28,786,138
Household Spending Generated Output $281,924,200 $51,779,045 $74,224,200 $407,927,449

Total Annual Economic Output

$651,930,708
B THIGG e

$138,933,847 $163,578,220 $954,442,780

i

i OIS IRE e L e by

Source: ADE, multiplier data from IMPLAN Impro Professional input-output model

Notes: The employment described in the table includes the jobs that will be created at the conclusion of each phase. The construction
generated effects described in this table only indude jobs generated during construction of the Yuba Foothills Project. The
calculations assume a 12- year buildout.

Direct impacts result from the activities in the proposed project, household spending, and construction activities. Indirect impacts
result from supplier purchases made by construction and business activitics. Induced impacts result from increased demand for
local-serving retail and services by the new employees.

The industry output reflects the sum of the estimated commodity inputs that the proposed project would require and the value
added (includes labor income, property income, and indirect business taxes).
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INCOME EFFECTS

One of the significant economic effects generated by the
‘Yuba Highlands project is /zbor income. The labor income
derives from all construction and operational phases of the
project. For purposes of this analysis, labor income is defined
as a combination of employee wage and salaty compensation
and proptietor income, which includes self-employment
income. It should be noted that labor income is one
component of industry cutput.

The total direct labor income that results from construction
ad:iv:ity comes out to about $205 million over a 12-year
period. With multipliet effects, this economic benefit totals
about §$376 million. '

6.2 THE OVERALL CONTRIBUTION TO THE
YUBA COUNTY ECONOMY

In otder to assess how significant an economic effect the
Yuba Highlands ptoject will have on the Yuba County
economy, this section compares the annual economic
contribution from the Yuba Highlands project with the
existing economic base for the County. As shown in Table
17, the economy of Yuba County had a total industry output
of $2.1 billion with an employment base of 26,214 jobs in
2000. The direct effect of the Yuba Highlands project at
buildout would increase the overall economic activity by
more than 25 petcent over the industry output in 2000. After
accounting for the multiplier effects, the total industry output
increase over 2000 levels is about 40 percent. Similar
increases would occut with employment and labor income.

Clearly, the Yuba Highlands project has the potential to make
a significant contribution to the Yuba County econotny once
the project is completed. But, even during the construction
phase, the economic contribution is significant.
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TABLE 16
Annual Labor Income And Multiplier Effects By Project Phase And Land Use/Activity

Annual Labor Income by Phase and Direct Indirect Induced
Land Use Impact Impact Total

f£) nalkabor
PHASE 2
Annual Construction Labor Income Effects $15,095,447 $7,623,562 $5,052,937 $27,771,945
Annual Business Park Labor Income Effects 449,834,527 $11,064,915 $13,544,655 $74,444,099
Annual Retail Labor Income Effects $9,519,919 $833,765 $2,302,764 $12,656,447
Annual Househoid Labor Income Effects $46,108,520 $6,876,742 $11,784,465 - $64,769,727
Total Aﬁguﬂl Labor Income N— $120,558,412 §26 398 98 - $32,684,821 $179,642,218

PHASE 4
Annua! Construction Labor Income Effects $16,522,206 $8,344,109 $5,530,520 430,396,834
Annual Business Park Labor Income Effects $91,125,992 $20,232,987 $£24,767,370 $136,126,352
Annual Retail Labor Income Effects $9,519,919 $833,765 42,302,764 $12,656,447
Annual Household Labor Income Effects $103,978,585 $15,507,631 $26,574,958 $146,061,174
- $59,175612 $325,240,807
Al i

A

Notes: The employment described in the table includes the jobs that will be created at the conclusion of each phase. The
construction generated effects described in this table only include jobs generated during construction of the Yuba Foothills
Project. The caleulations assume a 12- year buildout,

Direct impacts result from the activities in the proposed project, household spending, and construction activities. Indirect
impacts result from supplier purchases made by construction and business activities. Induced impacts result from increased
demand for local-serving retail and secvices by the new employees. Laber income includes both employee compensation and
proprietor income.
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TABLE 17

Comparison OF Current Yuba County Economic Base With Direct And Multiplier Effects Of Yuba

Highlands Project At Buildout

Yuba Yuba Highlands
Highlands Multiplied
Yuba County  Direct Effects Effects
Economic Meastre (2000) {Buildout) (Buildout)
Total Employment 26,214 6,860 9,741
Total Industry Output $2,104,529,000 $580,657,422 $843,063,188
Total Labor Income ‘ $973,644,000 $204,624,496 $294,843,973

Source: ADE, multiplier data from IMPLAN Impro Professional input-output model.
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7. METHODOLOGY

7.1 FISCAL IMPACTS

As noted throughout the repott, a number of information
sources were consulted in developing the methodology and
assumptions employed in the fiscal analysis, including:

Yuba Highlands Draft Specific Plan, September 2002

County of Yuba Final Budget, Fiscal Year Ending June
30, 2003

Office of the Yuba County Assessor

Office of the Yuba County Auditor

Pete Calarco, Yuba County Planning Department

Marty Griffin, Yuba County Building Department
Kevin Mallon, Yuba County Public Works Department
Ken Anderson, KD Anderson Transportation Engineets
Terry Lowell, District Engineet, River Highlands
Community Services District

Rob Paulus, Battalion Chief, Smartville Fire District

© Ms. Debra Pearson, Superintendent, Wheatland School
District

o]

"0 O 0O 0O O 0 O

For most revenue and cost categoties, the recurring fiscal
impacts ate estimated based on per capita multipliers
developed using the cutrent year (FY 2002-03) budget.
Revenue categoties that were estimated in this way include
motor vebicle in-liew;, licenses, permits; franchises, fines and forfeitures,
charges for current services, and other revense.

As described in the report text, the property tax was
estimated on the basis of the estimated assessed valuation
calculations. For residential development, these estimates
were calculated based on the pricing information provided by
the project sponsots. The commercial/industtial
development values were estimated based primarily on
assessed valuation data for existing commercial buildings in
the City of Lincoln in Placer County.

Sales tax revenues resulting from the proposed 185,000
square feet of commercial development were estirnated using
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an average taxable sales factor of 200 per squate foot, based
on data from the Urban Land Institute (ULI).

All Yuba County expenses were estimated based on per
capita multipliers, with the exception of Public Ways and
Facilities (i.e. roads). The impact to the County’s road fund
was based on discussions with Kevin Mallen, Director of the
Yuba County Public Works Department. According to the
model that the County is cuttently using to estimate road
maintenance costs fot another development proposal, the
County should spend an average of $2,400 per lane mile to
maintain its roads, assuming they are in good shape to begin
with. The Yuba Highlands plan has identified a total of 12
miles of external roads (i.e. responsibility of County to
maintain, as opposed to the RHCSD) that will be impacted by
the proposed project and will, therefore, be upgraded as part
of the development. Using these figures and the additional
assumption that the project will be responsible for 75% of -
the street maintenance costs on these roadways, an annual
cost of $43,000 was calculated. This cost is assumed to begin
at phase one, and increase with each phase as the project
develops over time.

7.2 ECONOMIC IMPACTS

To estimate the multiplier effects resulting from the Yuba
Foothills Project, ADE used the IMPLAN input-output
model. This model can estimate economic impacts resulting
from changes in industrial output, employment, income, and
value added.

The economic impacts from the construction phase wete
calculated from the value of improvements for both the
residential and non-residential buildings. The analysis
assumed that two-thirds of the total valuation would be
reflected as improvetnents, and that the economic activity of
improvements would be patt of the construction sectors.
Commodity demand would be reflected as indirect effects.
The value of the land was not part of the impact calculations.

The economic impacts for the non-residential uses were
based on the employment estitnates for the retail and
business patk uses. The analysis calculated the impacts
resulting from each of these industry groups separately.
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The residential impacts used the default commodity demand
in the input-output model, which is segmented into eight
income groups. The analysis estimated a distribution of
income for the 5,101 proposed housing units by calculating a
minimum qualifying income for purchasing these homes,
based on the proposed selling prices for these units. This
calenlation assumed 2 down paytnent of 10 percent, with a
30-year term at 8 percent interest.” The mortgage term
assumned that the monthly payment would amount to 30
petcent of gross annual household income. The commodity
demand was stratified based on the income groups in the
model and the incomes assumed for the housing units, and
aggregated. Once aggtegated, the commodity demand was
translated into employment and income impacts based on the
relationships between industry output, employment, and
labor income identified in the input-output model.

The application used to interpret the data and generate the
impact calculations is IMPLAN Impro Professional 2.0. This
input-output model calculates impacts and buyer-supplier
relationships for 528 individual industry and commodity
categories. The industry classification system used in the
TMPLAN model roughly approximates, but still differs
significantly from, the commonly used Standard Industry
Classification (SIC) and North American Industry
Classification System (NAICS). The input-output mattices
that form the main database come from the 2000 Bureau of
Labor Statistics dataset, and the analysis used an individual
county-specific dataset for Yuba County.

The economic impacts estimated by the model fall into one
of three categoties—direct, indirect, and induced. These
impacts ate calculated on the basis of annual impacts. In this
analysis, direct impacts represent the estimated jobs, labor
income, and industry output that result directly from
construction activity, retail and business park business
activity, and household commodity demand. Indirect itnpacts
represent the estimated effects that result from demand for
commodities and services provided by suppliers. Examples of
suppliet industries include business services, industrial
machinery, and other equipment. Induced impacts represent

22 While mortgage interest rates are currently lower, this represents a long-term average.
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the potential effects resulting from household spending at
local businesses by the workers. These impacts generally
affect retail businesses, health setvices, and personal services
providers.
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