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CONTACT INFORMATION

San Ramon Northwest Specific Plan Fiscal Impact Update
October 10, 2006

This fiscal impact update was prepared by Economic & Planning Systems, Inc., (EPS)

a firm specializing in real estate economics, regional economics, public finance, and land
use policy. The report (EPS Project #16571) was commissioned by the City of San
Ramon.

David Zehnder served as principal-in-charge and oversaw all aspects of the assignment.
Eric Nickell served as project manager and conducted the fiscal impact update study.

The analyses, opinions, recommendations, and conclusions of this report are EPS’s
informed judgment based on market and economic conditions as of the date of this
report. Changes in the market conditions or the economy could change or invalidate the
conclusions contained herein. The contents of this report are based, in part, on data
from secondary sources. While it is believed that these sources are accurate, EPS cannot
guarantee their accuracy. The findings herein are based on economic considerations
and, therefore, should not be construed as a representation or as an opinion that
government approvals for development can be secured. Conclusions and recommended
actions contained in this report should not be relied on as sole input for final business
decisions regarding current and future development and planning, nor utilized for
purposes beyond the scope and objectives of the current study.

Questions regarding the information contained herewith should be directed to:

David Zehnder or Eric Nickell
Principal-in-Charge Project Manager

ECONOMIC & PLANNING SYSTEMS, INC.

2150 River Plaza Drive, Suite 400
Sacramento, California 95833
(916) 649-8010 Phone
(916) 649-2070 Facsimile
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I. INTRODUCTION AND SUMMARY OF FINDINGS

In March 2005, Economic & Planning Systems, Inc., (EPS) conducted a fiscal impact
analysis of the proposed residential and community service development in the
Northwest Specific Plan (NWSP), City of San Ramon (City). The NWSP is located north
of Crow Canyon Road and west of San Ramon Valley Boulevard.

This report updates the initial study based on the City’s adopted budget for Fiscal Year
2006-07 (FY07). This fiscal analysis uses an average-cost approach to estimate the City’s
incremental General Fund costs of providing services to NWSP and standard-estimating
procedures to estimate new revenues. The summary of key findings is provided below.
Chapter II provides a description of the NWSP, and Chapter III provides a detailed
explanation of the methodology and assumptions.

SUMMARY OF KEY FINDINGS

The City and EDAW, the plan’s land use and environment planning consultant, have
produced a specific plan for the development of the northwest section of the City. The
plan includes up to 830 residential units in a variety of densities and styles, including
hillside single-family residential estates; medium-density, alley-loaded single-family
homes; multifamily, high-density townhomes; and a multifamily, very high-density
senior housing complex. Densities in the NWSP range from 1.3 to 41.4 units per acre.

In addition, the NWSP allows for the development of 15.2 acres of parks including a rose
garden, an educational facility, and a house of worship. The NWSP description is
shown in Table 1. The key findings of the fiscal impact analysis are described below
and illustrated in Table 2.

1. The NWSP will not generate sufficient revenues to cover the costs to the City of
providing public services.

The fiscal analysis estimates that NWSP revenues will be 18 percent lower than the costs
of providing the public services required by the plan. By buildout, the NWSP is
expected to generate annual revenue of approximately $1.08 million to the City’s
General Fund, as shown in Table 2. General Fund costs will be $1.28 million each year
at buildout. The resulting net impact on the General Fund will be an annual deficit of
approximately $200,000 (in 2006 dollars).

1 P:\16000\16571 San Ramon NWSP Fiscal Update\ Reports\ 16571 RD2 edited 10.9.06.DOC



Table 1

San Ramon Northwest Specific Plan Fiscal Update

Project Description

DRAFT

Average
Neighborhood Gross  Units or Units per Lot Size Persons per Residents
Type of Development Description Acres Sq. Ft. Acre FAR (sq.ft.)[1] Household [2]
Residential Neighborhoods
Neighborhood A Low Density 42.0 200 4.8 5,000 2.6 508
Neighborhood B Medium Density 17.6 200 11.4 3,258 2.6 508
Neighborhood C High Density 11.8 300 25.4 n/a 2.3 666
Neighborhood D Very High Density 2.1 86 41.0 n/a 15 125
Neighborhood E Hillside Residential ~ 19.0 44 2.3 15,989 2.6 112
Subtotal Residential 92.5 830 1,918
Community Facilities
Community Park 12.7 553,212 - - - -
Education Facility 1.6 24,394 - 035 - -
House of Worship 6.1 132,858 - 050 - -
Subtotal Community Facilities 20.4 710,464 - - -
Service Population [3] 1,918
"proj desc"

Source: EDAW; EPS

[1] Lot size calculation assumes 15% of total acreage is lost to road and public use development. Lot size of 5,000 for Neighborhood A provided in Specific Plan.

[2] Assumes 3.45% residential vacancy rate.
[3] Service population equals residents plus half employees.

Prepared by EPS
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Table 2

San Ramon Northwest Specific Plan Fiscal Update

Annual Fiscal Impact to City's General Fund at Project Buildout

Iltem Buildout
Revenues
Property Tax $508,880
Sales and Use Tax $62,631
Property Transfer Tax $69,971
Franchise Fees $54,759
Motor Vehicle License Fee (VLF) $16,365
Property Tax in-lieu of VLF $171,264
Charges for Services $181,716
Fines and Forfeitures $17,167
Total Revenues $1,082,753
Expenditures
General Government $16,839
Human Resources $16,473
Finance $30,033
Planning/Community Dev. $21,713
Police Services $487,906
Engineering Services $67,275
Public Services $387,552
Parks & Community Services $252,192
Total Expenditures $1,279,983
Net General Fund Surplus/(Deficit) ($197,230)
"sum"

Source: EPS

16571 model_2 revised.xls 9/27/2006
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2. General Fund revenues will come from several sources although property tax will
make up the majority of the City’s new revenue.

Property tax is expected to generate approximately $510,000 each year (in 2006 dollars)
at Project buildout. Property tax in lieu of vehicle license fees is expected to generate
approximately $170,000 each year. This estimate is based on EPS’s understanding of
Senate Bill 1096 guidelines on calculation of this revenue source for cities. Charges for
services are expected to generate about $180,000 annually. Together these three revenue
sources account for over 80 percent of total General Fund revenues from the NWSP.
Sales tax revenue (based on estimated taxable retail sales attributable to new project
households) was estimated conservatively, but is expected to contribute at least $60,000
annually to the City’s General Fund.

3. Police services are expected to be the highest service cost item in the General Fund
that is associated with the NWSP, followed by Public Services and Parks and
Community services.

New Police services costs will make up approximately 38 percent of new General Fund
costs at $490,000 each year at buildout, while Public Services costs for maintenance of
new parks and other public infrastructure are estimated at about $390,000 each year.
Park and Community services costs are estimated at about $250,000 each year.
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II. PROJECT DESCRIPTION

The San Ramon NWSP encompasses five distinct residential neighborhoods, a 12.7-acre
park, an educational facility, and a house of worship. In Neighborhood A, 200 two-story
single-family dwelling units will occupy 42.0 gross acres of hillside land with lots
approximately 5,000 square feet in size. Neighborhood B will consist of up to 200 three-
story dwelling units with alley-loaded garages on 17.6 acres, creating a compact,
pedestrian-scaled community. Neighborhood C will contain up to 300 dwelling units on
11.8 acres, with a mix of multifamily townhomes and podium residences.

Neighborhood D is designed for up to 86 senior housing units on 2.1 acres.
Neighborhood E will consist of up to 44 detached single-family hillside homes on half-
acre lots in 19.0 acres. The average household size for the residential units is assumed to
range from 1.5 to 2.6, depending on the unit type.l At NWSP buildout, the development
will accommodate approximately 1,918 new residents (see Table 1).

In addition to the residential development, the NWSP calls for a 12.7-acre community
park, an additional 2.0-acre park on the Chang property, a 0.5-acre rose garden, a
1.6-acre educational facility, and a 6.1-acre house of worship. The community park will
consist of ball fields, play lots, and picnic facilities. The educational facility will be two
stories and is envisioned to accommodate an educational museum, educational outreach
program, or other similar facility to serve the NWSP area and the greater community.2
The house-of-worship site will include a religious assembly facility and related activities
and a childcare day use. None of the community facilities is expected to generate
substantial employment or development value.

The hillside residential homes are expected to sell at an average per-unit price of

$1.7 million, based on average median prices for similarly sized new homes in San
Ramon and surrounding communities. The estimated price of the more compact homes
in Neighborhood B also is based on the average median price for new homes in San
Ramon and surrounding communities.3 The estimated prices of the multifamily units
and the senior units are based on EPS’s experience in similar jurisdictions. The
residential development will be accessed via existing roads: Purdue Avenue to the east

1 The 2006 average household size in the City of San Ramon is 2.63 persons, according to California
Department of Finance data. EPS assumes that the very high-density units will accommodate an average of
1.5 persons per household, while the high-density units will accommodate an average of 2.3 persons per
household.

2 The educational facility land is to be dedicated to the City, but the ultimate disposition and use of the
property is uncertain.

3 Based on 2006 2nd Quarter new home sales data from the Gregory Group for Danville, Dublin, Livermore,
Pleasanton, San Ramon, and Walnut Creek.
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and Bollinger Canyon Road to the west. The NWSP will include new internal streets to
be maintained by the City and will affect traffic on surrounding streets.*

4 This fiscal analysis has estimated public services costs based on a per-infrastructure-unit cost allocation
rather than a per-capita cost allocation.
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III. METHODOLOGY AND ASSUMPTIONS

This chapter describes the methodology and key assumptions used in estimating the
fiscal impacts of the San Ramon NWSP. The analysis is based on several sources
including the City of San Ramon’s FY07 Adopted Budget, City, Contra Costa County
(County), and State data sources, and EPS’s experience in comparable jurisdictions.

The analysis describes annual operating cost and revenue impacts on the City’s General
Fund. All revenue and expenditure forecasts are in constant 2006 dollars. For the
purpose of evaluating the potential fiscal impact of the NWSP, this analysis considers
impacts at buildout. Fiscal impacts before buildout will display similar results but on a
smaller scale.

GENERAL FUND REVENUES

This section describes the methodology and assumptions used for each General Fund
revenue item. Table 3 provides a summary of the City’s current General Fund revenues
and expenditures as estimated in the FY07 Adopted Budget, as well as impact-
estimating factors. A general description of the method used for this analysis is
provided for each revenue item. Some items are not forecasted because they are not
expected to be affected by the NWSP (e.g., transient occupancy tax). Table 4 shows the
calculation of the estimating factor for park maintenance costs, and City demographic
assumptions are shown in Table 5.

PROPERTY TAX

For this estimate, it is assumed that new residential units sold achieve the price points
listed above (ranging from $300,000 to over $1 million). Annual property tax is 1 percent
of assessed value, of which the City receives approximately 8 percent.> The annual
property tax forecast at NWSP buildout is illustrated in Table 6.

TRANSFER TAX

The City will receive property transfer tax for any units sold. The City receives $1.10 for
every $1,000 of value. It is assumed that in any given year, after the initial sale of the
residential units, an average of 10 percent of the residential units will be resold. The

5 The actual percentage of property tax that the City’s General Fund receives may vary between 6 and
11 percent, based on conversations with the Contra Costa County Tax Manager.
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Table 3
San Ramon Northwest Specific Plan Fiscal Update
FYO07 General Fund Budget and Estimating Factors

FYO7 Percent
Table Adopted Variable Allocation
Item Reference Budget Costs (1) Factors Allocation Basis/Comments
Revenues
Property Tax Table 6 $12,672,151 - 8% of the 1% Prop. Tax
Sales and Use Tax Table 8 $9,000,000 - 1.0% of taxable sales
Property Transfer Tax Table 6 $734,400 - $1.10 per $1,000 transferred value
Transient Occupancy Tax (TOT) $1,788,220 - - Not estimated
Franchise Fees Table 9 $2,458,550 - - Variable % of utility receipts
Licenses and Permits [2] $1,172,845 - - No impact
Motor Vehicle License Fee (VLF) $453,440 - $8.53 per capita
Intergovernmental $306,007 - - Not estimated
Charges for Services $5,034,987 - $94.75 per capita
Fines and Forfeitures $475,650 - $8.95 per capita
Investment Income $600,000 - - Not estimated
Development Fees [3] $28,850 - - One-time fees at project start
Miscellaneous Revenue $1,265,678 - - Not estimated
Subtotal Revenues $35,990,778
Expenditures
General Government [4] $1,276,442  25% $8.78 per capita [5]
Human Resources $1,248,714  25% $8.59 per capita [5]
Finance $2,276,609 25% $15.66 per capita [5]
Planning/Community Dev. $2,885,921  21% $11.32 per capita [6]
Police Services $9,246,230 100%  $254.42 per capita [5]
Engineering Services $1,864,063 100% $35.08 per capita
Public Services $8,052,001 - - Project costs supplied by City
Parks & Community Services $6,987,735 100%  $131.50 per capita
Economic/Redevelopment $373,659 - - No impact
Non-Departmental $228,272 - - No impact
Capital Improvement Program (CIP) - - - No impact
Subtotal Expenditures $34,439,646
Total Net Revenues/(Expenditures) $1,551,132

"budget”
Source: City of San Ramon FY06-07 Adopted Budget; County of Contra Costa; State Controller's Office (for VLF amount); EPS.

[1] Percentage of costs that increases with growth, as opposed to fixed costs.

[2] Licenses and permits include building, plumbing, electrical, energy and mechanical permits and business licenses.

[3] The City will receive development fees at the start of the project, but these fees will not be an annual revenue item.

[4] Includes City Council, City Manager, City Clerk, and City Attorney.

[5] Per capita amount based on City population excluding residents in Dougherty Valley. Expenditures to provide these services in
Dougherty Valley are financed through an annual assessment on residents.

[6] City staff indicated that $601,623 or 21% of dept. costs in FY 2006-07 are not covered by departmental fees and charges. This
amount will be funded from the General fund.

Prepared by EPS 8 16571 model_2 revised.xls 9/28/2006



Table 4

San Ramon Northwest Specific Plan Fiscal Update
Public Services Costs Case Study

DRAFT

Unit Neighborhoods Total

City Maintenance Item Units Cost Areawide A B C Total Cost
Parks - Maintenance [1] Acres $21,300 14.70 - - - 14.70 $313,110
Rose Garden [2] Acres $21,300 0.50 - - - 0.50 $10,650
Parks - Capital Reserve Year $50,189 - - - - - $50,189
Subtotal Parks $373,949
Public Storm Drain No. of Basins $33.00 42 37 28 23 134 $4,422

Detention Basin [3] Acres - 3.66 4 -

Sidewalks Miles $212.00 3.08 3.14 1.82 - 8.04 $1,704
Public Streets Miles $1,198.00 1.54 1.57 0.91 - 4.02 $4,816
Street Sweeping Miles $661.92 1.54 1.57 0.91 - 4.02 $2,661
Total Annual Cost [4] $387,552
"public serv"

Source: City of San Ramon Public Services Dept., 2006.

[1] Includes 12.7 acres and 2.0 acres on Chang property.

[2] May be funded through a special zone of the Lighting and Landscaping District, see note [4] below.

[3] Funded by stormwater utility charges and not part of General Fund.
[4] In addition to these costs funded from the General Fund, all parcels in the project will be annexed into the citywide Lighting and
Landscape District. Parcels will be assessed at the unit rate in effect at time of annexation into the District. A special zone
in the Lighting and Landscape District will be formed to pay for special benefit improvement areas in the project. All parcels
receiving special benefit from those improvements, to be determined through an Engineer's Report, will be annexed into the

special zone. The cost of annexation is to be paid for by the project.

Prepared by EPS
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Table 5
San Ramon Northwest Specific Plan Fiscal Update
City Demographic Data

Item Amount Source
City Population 53,137 Dept. of Finance
Dougherty Valley 16,794 City of San Ramon
Population excluding Dougherty Valley 36,343
Number of Jobs (2005) 39,810 ABAG 2005 projections
Service Population 73,042 Residents plus 50% of employees
Service Population excl. Dougherty Valley 56,248 Residents plus 50% of employees
Number of Households 20,181 Dept. of Finance
Persons per Household 2.63 Dept. of Finance
Single-Family Housing Units 15,563 Dept. of Finance
Multifamily Housing Units 5,329 Dept. of Finance
Housing Vacancy 3.45% Dept. of Finance

"assumptions"
Sources: California DoF and HCD 2006, ABAG Projections 2005, City of San Ramon, and EPS.
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Table 6
San Ramon Northwest Specific Plan Fiscal Update
Property Tax Calculation

Neighbor- Market Price per Number of  Total Market
Land Use hood Unit Units Value
Residential
Low Density A $1,090,000 200 $218,000,000
Medium Density B $800,000 200 $160,000,000
High Density C $525,000 300 $157,500,000
Very High Density D $300,000 86 $25,800,000
Hillside Residential E $1,700,000 44 $74,800,000
Subtotal Residential 830 $636,100,000
Community Facilities Sq. Ft.
Community Park - 553,212 -
Education Facility - 24,394 -
House of Worship - 132,858 -
Subtotal Nonresidential -
Total Project Assessed Value $636,100,000
Property Tax 1% of total assessed value $6,361,000
Property Tax to City's General Fund 8% of total property tax $508,880
Transfer Tax at Initial Sale $1.10 per $1,000 AV $699,710
Transfer Tax to General Fund [1] 10% residential turnover rate $69,971
"prop tax"

Source: City of San Ramon; County of Contra Costa; DataQuick Information Systems; The Gregory Group; EPS.

[1] Assumes that, on average, 10% of the residences are sold in a given year.
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initial property transfer tax amount and the recurring annual property transfer tax
forecast at NWSP buildout is illustrated in Table 6.

PROPERTY TAX IN LIEU OF VEHICLE LICENSE FEES

The City will receive additional property tax in lieu of vehicle license fee revenue in
proportion to growth in the City’s assessed valuation that results from new
development in the NWSP.6 Based on the City’s assessed value of $10.6 billion (2005—
06), the estimated assessed value from NWSP development at buildout of about $635
million (2006 dollars) represents a 6-percent growth in citywide assessed value. When
applied to the 2005-06 estimated property tax in lieu of vehicle license fee revenue
allocated to the City,” the NWSP generates approximately $170,000 annually (2006$) in
General Fund revenues at buildout (see Table 7).

This analysis also projects NWSP-related revenues and costs, based on an assumption
that the City may not receive any “property tax in lieu of vehicle license fee” revenue as
a result of actual implementation of the allocation of this revenue source. If the County
Auditor sets forth an allocation of this revenue that does not credit the City for growth
in assessed valuation in annexation areas, for instance, the property tax in lieu of vehicle
license fee revenue generated by the NWSP may be zero. In this instance, the fiscal
impact result would be a service cost deficit of approximately $370,000 per year at
buildout of the NWSP.8

SALES TAX

Although no retail establishments are included in the NWSP area, new households will
purchase retail goods and services in the City. Income levels were estimated based on
the annual income necessary to make minimum payments on a mortgage for the various
home prices. It is expected that each new household will spend, on average, 22 percent
of its income on taxable goods, depending on income levels.? Of this amount, the
analysis assumes that new households will make approximately 20 percent of their retail

6 Note. The assumption is that all new development occurs after annexation.
7 From State Controller’s Office, Vehicle License Fee Adjustment Amounts, October 2005.

8 City use of the Project Specific Financing mechanisms explained in the last section of this report would
likely erase this deficit and leave the City with a General Fund surplus.

9 Based on Consumer Expenditure Survey (“Higher income before taxes”) published by the U.S.
Department of Labor, 2003. Lower income households generally spend a higher proportion of their incomes
on retail expenditures.
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Table 7
San Ramon Northwest Specific Plan Fiscal Update
Property Tax in Lieu of VLF Revenue (2006%)

Iltem Formula FY 2005-06

VLF Revenue Replaced by Property Tax

Estimated VLFAA Revenue (Current State Statutes) [1] a $3,194,432
Less VLF Revenue [1] b $340,911
Total Citywide VLF Revenue Replaced by Prop Tax c=a-b $2,853,521

Property Tax in Lieu of VLF Fee Revenue (2006%$)

Total Citywide Assessed Value, FY 2005-06 [2] d $10,598,381,578
Total Assessed Value of Project e $636,100,000
Total Assessed Value f=d+e $11,234,481,578
Percentage Change in AV at Buildout (2006$) g=(f/d)-1 6.00%
Property Tax in Lieu of VLF [4] h=g*c $171,264
"VLF Rev"

Source: Senate Bill 1096 as amended by Assembly Bill 2115; California State Controller's Office; and EPS.
[1] From California State Controller, Vehicle License Fee Adjustment Amounts, October 14, 2005.

[2] Total secured and unsecured assessed value for the City for 2005-2006, from State Controller's Office.
[3] Estimated impact based on SB 1096, as amended by AB 2115.

Prepared by EPS 13 16571 model_2 revised.xls 9/27/2006
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expenditures in the City. The City receives a 1-percent sales tax on taxable retail
expenditures in the City. Table 8 illustrates the sales tax calculations.

FRANCHISE FEES

The City collects franchise fees for cable television service in the amount of 5 percent of
gross receipts annually; fees for gas and electric are the equivalent of 1 percent of gross
receipts annually, and fees for garbage collection are 10 percent of gross receipts
annually. Assumptions regarding typical monthly utility bills per household and the
annual franchise fee forecast at NWSP buildout are illustrated in Table 9.

MOTOR VEHICLE LICENSE FEE

Based on the City’s FY07 Adopted Budget, the City will receive roughly $8.53 per capita,
or approximately $16,000 from the NWSP in revenue from motor vehicle license fees
(MVLF) at buildout. Since these revenues are much lower than those for fiscal years
before 2004, the State offsets the reduced MVLF through the Property Tax in Lieu of
Vehicle License Fee revenue discussed earlier in this report.

FINES AND FORFEITURES

Based on the City’s FY07 Adopted Budget, the City will receive roughly $8.95 per capita,
or approximately $17,000 from the NWSP in revenue from fines and fees at buildout. It
is expected that the City will continue to collect fines and fees at this per-capita rate (see
Tables 1 and 3).

14 P:\16000\16571 San Ramon NWSP Fiscal Update\ Reports\ 16571 RD2 edited 10.9.06.DOC
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Table 8
San Ramon Northwest Specific Plan Fiscal Update
Sales Tax Calculation

Estimated
Occupied Home  Household
Item Households Price Income Total Income
(1] (2]
New Household Annual Income
Hillside Residential and Low Density 236 $1,395,000 $296,000 $69,856,000
Medium Density 193 $800,000  $170,000 $32,810,000
High Density 290 $525,000 $111,000 $32,190,000
Very High Density (Senior Housing) 83 $300,000 $64,000 $5,312,000
Total 802 $140,168,000
New Household Taxable Retail Expenditures
Average HH Taxable Retail Exp. [3] 22% of income $31,315,589
Total HH Exp. Captured by San Ramon [4] 20% of taxable exp. $6,263,118
Total New Sales Tax Revenue 1% of taxable sales $62,631

"sales tax"
Source: U.S. Bureau of Labor Statistics; and EPS, Inc.

[1] Assumes 3.45% residential vacancy.

[2] Based on these assumptions: Households spend 1/3 of annual income on house payments; Mortgage amount is 90%
of home price (10% down payment), 30-year term at 6.75% fixed interest.

[3] This is a weighted average of the estimated rates of expenditures on retail goods for all households in the project.

[4] Assumes 20% of taxable expenditures made by San Ramon households are made in the City of San Ramon.

Prepared by EPS 15 16571 model_2 revised.xls 9/27/2006
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Table 9
San Ramon Northwest Specific Plan Fiscal Update
Franchise Fees Calculation

Average Utility Bill Franchise Project
Per Month  Annual Cost Fee Rate Total [1]

Residential - Typical Household Utility bill [2]

Telephone hill $40.00 $480.00 n/a -
Electricity bill $68.00 $816.00 1.0% $6,539
Gas hill $32.00 $384.00 1.0% $3,077
Cable bill [3] $48.00 $576.00 5.0% $23,079
Garbage bill $20.00 $240.00 10.0% $19,233

Community Facilities [4]
Electricity bill per 2,000 sq. ft. $68.00 $816.00 1.0% $642
Gas hill per 2,000 sq. ft $32.00 $384.00 1.0% $302
Garbage bill per 2,000 sg. ft $20.00 $240.00 10.0% $1,887
Total Franchise Fees $54,759
"franchise"

Sources: City of San Ramon; Comcast; PG&E; and EPS.

[1] Assumes 3.45% residential vacancy rate.

[2] EPS assumption.

[3] Assumes all units receive cable service.

[4] Assumes educational facility and house of worship have patterns of utility usage similar to households'.
Monthly bills estimated on a per-sq.-ft. basis.
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GENERAL FUND EXPENDITURES

This section describes the methodology and assumptions used for the General Fund
expenditure items. Table 3 provides a summary of the City’s current General Fund
expenditures as estimated in the FY07 Adopted Budget as well as impact-estimating
factors. A general description of the method used for this analysis is provided for each
item.

GENERAL GOVERNMENT

According to the City’s FY07 Adopted Budget, the City spends $35 per capita to provide
general government services, which specifically consist of the City Council, City
Manager, City Attorney, and City Clerk. This analysis assumes that 25 percent of
General Government costs is variable and likely to increase with the addition of new
population. Therefore, costs resulting from the NWSP are estimated at 25 percent of
current per-capita expenditure, or $8.80 per person (see Tables 1, 2 and 3).

HUMAN RESOURCES

This category includes the following City services: recruitment, classification and
compensation, labor relations, performance evaluations, organizational development,
and employee benefits and services. It is assumed that 25 percent of the department’s
costs will be affected by the NWSP and that the remaining 75 percent is fixed costs that
will not be affected. Therefore an estimating factor of 25 percent of the current per-
capita expenditure (or $8.60 per capita) is used to forecast future spending (see Tables 1,
2 and 3).

FINANCE

Core services provided by this department include financial management of the City’s
resources, accounting, and financial reporting. It is assumed that 25 percent of Finance
services costs is variable and will be affected by the NWSP. An estimating factor of

25 percent of current per-capita expenditures (or $15.70 per capita) has been used to
forecast future spending (see Tables 1, 2 and 3).

PLANNING/ COMMUNITY DEVELOPMENT

This department is responsible for implementing orderly growth in the City as set forth
in the General Plan and other applicable codes, policies and regulations concerning the
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physical development of the City. The department includes the Planning, Building and
Safety, and Transportation divisions. A major portion of departmental costs are funded
through departmental charges for services and development fees, but approximately

21 percent of costs in the FY07 Adopted Budget is funded from the General Fund. As
shown in Tables 1, 2 and 3, the NWSP will increase the cost of these services by the
same 21 percent of the current per-capita expenditure (or $11.30 per capita).

POLICE SERVICES

The Police Services Department will administer public safety services for the NWSP. As
the NWSP is developed, police officers and supporting staff and equipment will need to
be added to serve the increase in population. It is assumed that the current per-capita
expenditure of $254.40 would be maintained and applied to the NWSP. Forecasted
public safety expenditures are illustrated in Tables 1, 2 and 3.

ENGINEERING SERVICES

This department is responsible for the Capital Improvement Program, Assessment
Districts engineering, traffic engineering and safety and the City’s Geographic
Information System (GIS) program. Based on the City’s FY07 Adopted Budget, the City
will spend approximately $35.10 per capita on engineering services. This calculation,
when applied to the new NWSP population, results in an annual fiscal impact of
approximately $70,000 to the City’s General Fund at plan buildout (see Tables 1, 2,

and 3).

PUBLIC SERVICES

This department is responsible for the maintenance of the City’s parks, vehicles and
equipment, facilities, signals and streetlights, roadways and sidewalks, and drainage
systems. Solid waste services also are provided by this department. The impact of the
new NWSP on public services costs is determined from City cost estimates for the
maintenance of facilities and infrastructure proposed in the NWSP. These facilities
primarily include parks, a rose garden, storm drain basins, sidewalks, and public streets.
Table 4 shows details of the unit cost assumptions and maintenance items in the NWSP
as provided by the department, which translate into an annual fiscal impact of $388,000
to the City’s General Fund at NWSP buildout.
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PARKS AND COMMUNITY SERVICES

Core services provided by this department are cultural, sporting, and educational events
and programming and management of the two San Ramon libraries. Based on the City’s
FY07 Adopted Budget, San Ramon will spend approximately $131.50 per capita on
department services. This amount translates into an annual fiscal impact of $252,000 to
the City’s General Fund at NWSP buildout, based on new projected population in the
NWSP (see Tables 1, 2 and 3).

PROPOSED PROJECT-SPECIFIC FINANCING

City staff has requested that EPS identify several ongoing funding mechanisms for
selected services the City will provide to the NWSP. The purpose of identifying the
kinds of special taxes and assessments best suited to the City’s funding requirements is
to ensure that the project will not reduce the City’s ability to provide citywide services
using General Fund resources.

Because engineering design for the NWSP is preliminary at this stage in the
development-approval process, it is not possible to estimate the maintenance costs for
the following public works activities required in the NWSP if performed by the City or
by a homeowners” association:

e Monumentation;

e Frontage and median landscaping;
e Streetlighting;

e Street trees;

e Linear parks;

e Parkways;

e Soundwalls; and

e Other specialized areas.

The City, however, should require the developer to annex into or form the financing
districts identified below as a condition of specific plan or development agreement
approval. When project design has progressed further and final map approvals are
imminent, the specific services covered and per-unit assessments or taxes will be ready
to estimate, and the plan area can be annexed to one or more of the City’s existing
districts, or a new district can be formed for the NWSP, as appropriate.
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POLICE AND PARK MAINTENANCE SERVICE COSTS

The City may form a Mello Roos Community Facilities District (CFD) for the purpose of
levying a special tax on property owners in the NWSP to cover selected municipal
services. Because this special tax would fund ongoing service costs to the plan area, the
tax would be placed into effect in perpetuity. Public hearings and a vote of landowners
in the NWSP are required as part of CFD formation.

The City currently proposes to fund park maintenance and police services to the NWSP
by using a CFD mechanism. The City and the developers should understand that each
dollar dedicated to funding services in a CFD is one dollar less that is available for debt
service on public infrastructure that may be funded in the plan area.

If the City chooses to fully fund park maintenance and police services by using a CFD,
the cost to the General Fund would fall by $370,000 and $490,000, respectively (see
Tables 2 and 4). That is, using a CFD, the buildout impact on the General Fund would
change from a net deficit to a net surplus of approximately $660,000.

COMMON LANDSCAPING AND STREETLIGHT MAINTENANCE COSTS

The City will annex the NWSP to the citywide Lighting and Landscaping District (LLD)
for the purpose of assessing property owners in the NWSP to cover selected municipal
services such as common landscaping and streetlight maintenance. This assessment is
currently set at $79 per single-family unit and escalates at 2 percent annually. If
maintenance of the multiple monumentation sites (entry areas), linear parkways,
soundwalls, and other specialized features of special benefit to the NWSP is the
responsibility of the City, however, the formation of a special zone and an additional
assessment amount would be required.

If the City chooses to use the existing LLD to fund City maintenance of NWSP
streetlights and common areas, the General Fund would be unaffected. This analysis
assumes that the LLD is self-funded citywide; none of the services provided by the City
are included in the General Fund revenue and cost analysis in this report.

The annexation of the NWSP to the citywide LLD in addition to the formation of a
special zone would be required if the City wishes to avoid a potential impact to the

General Fund, as no LLD maintenance revenues are currently in place for the NWSP.

Alternatively, a homeowners’ association could be established to fund these activities.
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OPEN SPACE MAINTENANCE COSTS

The City may annex the NWSP to one of its Geologic Hazard Abatement Districts
(GHAD:s) for the purpose of assessing property owners in the NWSP to cover selected
municipal services such as open space management. Property owners would pay an
annual assessment, which may increase over time, as defined by the ordinance enacting
the GHAD.

However, additional study of the GHAD ordinance is required to determine which, if
any, of the following open space management activities are eligible for funding;:

¢ Biological habitat management;

e Slope management;

¢ Re-created riparian corridor management;
e Trail maintenance;

e Non-native landscaping removal;

e Conservation easement monitoring;

e Fire management;

¢ Fuel modifications; and

¢ Grazing management (if permitted).

If the City chooses to use an existing GHAD to fund City maintenance of NWSP
streetlights and common areas, the General Fund would be unaffected. This analysis
assumes that the GHAD is self-funded citywide; none of the services provided by the
City are included in the General Fund revenue and cost analysis prepared in this report.

The annexation of the NWSP to one of the city’s GHADs would be required if the City
wishes to avoid a potential impact to the General Fund, as no open space management

revenues are currently in place for the NWSP.

Alternatively, either the East Bay Regional Parks District could be enlisted or a
homeowners’ association could be established to fund these activities.
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