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I. Introduction
2005 Update

A. Purpose of Report

In December 1999, David Taussig and Associates, Inc. and Ruark and Associates prepared for
the City of Tracy “The South MacArthur Planning Area (SMPA) Finance and Implementation
Plan” (FIP). The FIP listed the City’s Capital Improvement Program (CIP) for which the SMPA
Development Area is obligated to participate in mitigating.

The purpose of this updated South MacArthur Planning Area Finance and Implementation Plan
(FIP) is to:

1. Review the prior CIP listed projects.
2. Provide estimates of the funds required to mitigate each of these projects.

3. Determine the funds collected to date from the SMPA developments, which have already
paid impact fees. :

4. Recalculate the impact fees for the SMPA development yet to be developed.

5. Update the SMPA Capital Improvement Pro gram Construction Schedule and projected cash
flow.

B. Description of South MacArthur Planning Area

The SMPA is located in a one square-mile section of the City of Tracy bounded to the north by
Schulte Road, to the east by Chrisman Road, to the south by Valpico Road, and to the west by
MacArthur Drive. The southeast and northwest portions of this area include the two residential
projects, respectively: Elissagaray Estates and Lourence Ranch. The southwest corner of the area
includes the Eastlake development, which is part of Plan C and not part of the SMPA; the other
portions of this area are predominantly undeveloped. Figure 1 in Appendix A identifies the SMPA
area on a map.

Table 1 in Appendix A presents the distribution of residential development for the two SMPA
projects. This development, including requisite parks and schools, will total approximately 186.2
acres at buildout, with 148.5 acres in Elissagaray Estates and 37.7 acres in Lourence Ranch. A total
of 601 residential units (433 in Elissagaray Estates and 168 in Lourence Ranch) will generate an
additional population of approximately 1,803 (1,299 in Elissagaray Estates and 504 in Lourence
Ranch). All of the residential development will be single family detached dwelling units.
Elissagaray Estates is “built-out” with 433 single family dwelling units. The remaining 168 units
(Lourence Ranch) are anticipated to be constructed within the next three years.
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C. Finance and Implementation Summary

A variety of specific capital improvement projects are outlined in the F IP>. However, a fee program
cannot always be designed so that fee revenues keep pace with facility requuirements, especially when
facility costs such as those for SMPA water, storm, and sewer improvenments must occur in major
increments well before development is anticipated to be completed. Del bt financing is required to
close funding gaps and generate lump-sum proceeds to keep up withh these facility demands.
Consequently, the FIP involves a combination of fee-funded and debt-fix nanced facilities.

Note that the FIP does not account for schools or habitat mitigation, tlhe fees for which will be
collected on behalf of other public agencies or for regional purposes.
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II.  South MacArthur Planning Area Finance Plan

A. Overview

The SMPA development projects, when combined, consist of over 186.2 acres of land. Table 1 in
Appendix A summarizes the proposed land uses for the SMPA, divided into the two planned
neighborhoods—Elissagaray Estates and Lourence Ranch. For the SMPA project to develop into a
thriving community according to UMP standards, an assortment of backbone infrastructure (i.e.
water, wastewater, roadway, and storm drainage capital facilities), parks, and public buildings
(including equipment) must be constructed. The goal of the SMPA Finance Plan is to structure a
financing package that allows program infrastructure to be funded when needed in a way that can be
financially supported by SMPA landowners. Tables and analysis summarizing the SMPA Finance
Plan are contained in Appendix C, Fee Revenue and Debt Financing Analysis.

B. Markups including Design, Construction Management, Contingency, and Program
Implementation Costs

Markups are used by most public agencies to cover the costs of design, construction management
(including inspection), general contingency, and program implementation. Markups are applied to
the estimated construction cost of a facility. A survey was conducted of various public agencies in
Northern California, including Caltrans, to compare markups used on new City of Tracy projects
with industry standards. The survey included various agencies that had experienced or are currently
experiencing significant development. It also included a review of markups used for other
development projects well under way in the City of Tracy, including the Residential Specific Plan
and the 1-205 Specific Plan. Based on the survey and analysis, all of the SMPA technical studies
prepared for roadways, storm drainage, water, wastewater, parks, and public buildings used the
following methodology for markups:

10% design

10% construction management
15% contingency

5% program implementation

C. South MacArthur Planning Area Impact Fees

The first set of tables in Appendix C, Table 2-A through Table 7, summarizes the recalculated
impact fees based on current estimates which reflect changes in cost estimates due to inflation and
other factors. The Engineering News Record (ENR) Cost Index (San Francisco Area) is used where
fees are adjusted for escalation. The existing impact fees are also shown for comparison. The
technical reports that provide the basis for the fees are consistent with the procedural and substantive
requirements of Government Code Section 66000, et seq, also known as AB 1600. All of these fees
have been adopted by the City through an implementing resolution.

Table 2-A describes the water treatment and storage costs related to the South San J oaquin Irrigation
District (SSJID) water project that are attributable to SMPA, as well as the water distribution system
and related costs to serve SMPA; Table 2-B presents the cost per SMPA unit associated with the
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water facility obligations. Table 3 presents the cost per SMPA unit associated with the wastewater
facility obligations per landowner.

Table 4 lists the roadway fees per dwelling unit. Table 5-A describes the storm drainage facility
requirements and costs, including the Pink Zone contribution and CFD 89-1 reimbursement costs.
The CFD 89-1 reimbursement will be fee funded, as shown on Table 5-B. Table 6 lists the park fees,
which are derived from the park costs. Table 7 lists the public buildings and services fees as
calculated by the City.

Tables 8-A and 8-B in Appendix C summarize the impact fees that will be required of Elissagaray
Estates and Lourence Ranch development, respectively. As shown in Table 8-A Elissagaray Estates
has been “built-out”; therefore, update of fees is no longer required. Table 8-B shows Lourence
Ranch impact fees of $39,255 per single family unit. These fees are subject to an annual review and
may be adjusted periodically to reflect changes in cost estimates due to inflation and other factors.

D. Absorption

While an absorption schedule will simply be an estimate of unpredictable future events, it is a critical
assumption that drives the entire financing strategy. The timing of fee revenues, phasing of
facilities, and every other component of an analysis that accounts for timing issues are dependent on
the absorption schedule. Facilities funded with fee revenues will be constructed only as fee revenues
become available; therefore, if absorption is slower than predicted, the collection of fee revenues will
also be slower while the need for fee-funded facilities will generally be delayed as well since there
will be fewer units to serve. On the other hand, most of the facilities funded with debt financing
must be constructed on schedule whether absorption occurs as predicted or not; a conservative
absorption schedule must be used in the debt financing analysis to estimate the dollar amount of
vacant land taxes (i.e., special taxes on undeveloped property) during an economic downturn.

The absorption schedule presented in Table 9 reflects input from SMPA landowners and the City of
Tracy and represents the actual and future anticipated absorption scenario resulting in a nine-year
build-out. During the first six years of development, single family units were absorbed at an average
rate of approximately 72 units per year. The balance of the total 601 units is expected to be absorbed
in the 2006 to 2008 years. In 2000, 45 building permits were issued; in 2001, 44 building permits; in
2002, 69 building permits; in 2003, 93 building permits; in 2004, 152 building permits; in 2005, 30
building permits. Table 9A presents the Status of Build Out for SMPA to date.

E. South MacArthur Planning Area Fee Revenues

Based on the absorption, the following fee revenues were collected by development project. As
noted above, Tables 8-A and 8-B present a consolidation of the impact fee per dwelling unit from the
individual projects. Tables 10-A through 10-C present the actual collected and projected fee
revenues by project and in total. A total of $13,515,922 in fee revenues, including RSP
reimbursements for roadway improvements, CFD 89-1 reimbursements for roadway improvements
and storm drainage facilities, is estimated to be collected as South MacArthur Planning Area builds
out. Both SMPA developments will pay a small portion of their water and storm drainage costs via
fees and the majority of the fee via debt-financing. Lourence Ranch will pay fees to finance its
wastewater infrastructure; Elissagaray Estates will pay reduced fees since its wastewater
infrastructure is primarily debt-financed.
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Eastlake, a Plan C project that is not within the SMPA, will be responsible for approximately $1.1
million in storm drainage-related costs. At Building Permit, Eastlake per Plan C Pink Zone fees will
pay $621,600. By agreement, Eastlake in order to abandon their on-site detention basin will pay an
additional $451,200 at Final Map. Eastlake has paid $451,201 in fees on 560 permits issued to date.

F. South MacArthur Planning Area Debt Financing

After a period of discussion and input from landowners and the City, a Mello-Roos Community
Facilities District emerged as the recommended mechanism for debt financing. The Mello-Roos
Community Facilities Act was enacted by the California State Legislature in 1982 to provide an
alternative means of financing public infrastructure and services subsequent to the passage of
Proposition 13 in 1978. The Act complies with Proposition 13 and Proposition 218, and permits
cities, counties, and special districts to create defined areas within their jurisdiction and, by a two-
thirds vote within the defined area, impose special taxes to pay for the public improvements and
services needed to serve that area.

A Community Facilities District was set up to fund water and storm drainage improvements required
to serve both SMPA developments. The CFD also funds the Elissagaray Estates sewer costs. The
CFD is divided into two improvement zones, one for Lourence Ranch and the other for Elissagaray
Estates, in order to establish different special tax levels and to avoid cross-collateralization (i.e.,
impacts on vacant land will apply differently to each project area).

A total of $7.8 million in public facilities is debt financed through the CFD.
A total of two bonds were issued, one each in 2000 and 2002.

The total amount collected from the two bonds issued is $9.3 million resulting in $1.5 million over
the $7.8 million required to debt finance the public facilities.

Table 11 presents the summary of the actual and projected revenue from Bond Revenues and Impact
Fees over the course of the development period.

The annual special tax rate for single family homes is set to be comparable to the special tax
assessment amounts currently levied in Plan C and other parts of the City. Maximum annual special
taxes are set at $1,110 per single family unit in Lourence Ranch. Maximum annual special taxes per
unit in Elissagaray Estates are set at $1,560, based on the lower density and higher-end product
expected to be built there. These rates are prescribed to escalate at 2% per year.

G. Capital Improvement Program Cost Adjustments

No new projects have been added nor the scopes of the existing projects expanded. The cost of each
project that has been adjusted as follows: Projects which are currently being designed have been
updated to reflect their most recent construction cost estimate. All other construction estimates have
been adjusted by the industry standard Engineering News Record (ENR) Cost Index (San Francisco
Area). All equipment purchases have been adjusted by the Consumers Price Index (CPI).
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III. South MacArthur Implementation Plan

A. Overview

The South MacArthur Planning Area (SMPA) Implementation Plan relates the collection of impact
fees and bond proceeds from the SMPA Finance Plan with the SMPA infrastructure improvements
that need to be constructed. It is a plan that organizes the SMPA infrastructure improvements into
capital improvement projects, prioritizes the projects, and forecasts cash flow requirements to design
and construct the improvements. Cash flow is directly related to absorption rates and, therefore,
capital improvement projects that require funds collected from impact fees are limited by the fees
collected. Bond issuances and capital improvement projects funded by bond proceeds may also be
affected by absorption since some of the infrastructure is related to the demands of new
development.

The SMPA Implementation Plan will be subject to annual updates to reflect current and projected
absorption rates, revised capital improvement project priorities, and available funding.

In January 2000, the City Council adopted and approved the SMPA FIP and established CFD 99-02.
Individual impact fees have been updated at various times during the ensuing years. The current and
proposed impact fees (by landowner) are shown in Tables 8-A and 8-B.

B. South MacArthur Capital Improvement Program (CIP)

The City of Tracy adopts an annual Capital Improvement Program and Capital Budget for each fiscal
year. The Capital Improvement Program is the City's comprehensive multi-year plan for the
development of the City's capital facilities and improvements. SMPA has the obligation to mitigate
its impacts by providing new or expanded facilities. SMPA's program improvements, as described
in this document as various CIP projects, will be added to the City's Capital Improvement Program.
Funding for the CIP projects will come from SMPA developments, as described in the SMPA
Finance Plan section of this document.

The format for the City's Capital Improvement Program involves functional grouping of the CIP
projects. All CIP projects of similar types are listed in the same category and, in many cases, are
funded from a variety of sources. The CIP functional groups that apply to SMPA program projects
include the following:

Group 71:  General Government & Public Safety Facilities
Group 72:  Traffic Safety

Group 73:  Streets & Highway

Group 74: Wastewater Improvements

Group 75:  Water Improvements

Group 76:  Drainage Improvements

Group 78:  Parks & Recreation Improvements
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Appendix D, Capital Improvement Program, presents the water and sewer CIP projects that will be
debt financed through CFD 99-02 (or possibly privately financed improvements) and when they
must be constructed. Appendix D also includes summary sheets that delineate each SMPA CIP
project and when it will be funded, listed by functional group.

Appendix C, Fee Revenue and Debt Financing Analysis, is directly related to Appendix D because
the projected impact fee revenues and bond proceeds in Appendix C have been used to determine the
phasing of the CIP projects in Appendix D. Table 9 in Appendix C provides the actual and
estimated absorption rates for build out of SMPA single family dwelling units ("SFD"). The
estimate at this time is that SMPA will build out in approximately 9 years.

Table 10-C in Appendix C summarizes the total actual and estimated impact fee revenues and
provides the case flow assumptions, based on the absorption rate assumptions discussed above, for
Group 71, 72, 73, 76, and 78 Capital Improvement Programs. Note that fee revenues are also
collected for storm drainage reimbursements to CFD 89-1, and wastewater conveyance
reimbursements to AD 84-1 in Group 74. Table 11 in Appendix C summarizes the actual bond
issues for SMPA CFD 99-02 and provides SMPA revenue summary.
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GROUP 71: GENERAL GOVERNMENT & PUBLIC SAFETY FACILITIES

SMPA will pay a development impact fee at building permit for CIP projects described in this
section. SMPA's obligation to pay a development impact fee for "General Government & Public
Safety Facilities" is based on a report called "South MacArthur Planning Area Public Buildings
Impact Fee Justification Study (1999)" prepared by the City of Tracy dated June 1999. SMPA's
"Public Building Fee" was adopted by Resolution No. 99-339 by the City Council on September 7,
1999. The Public Building Fee has been updated by subsequent resolutions.

SMPA "Public Building Fees" will be collected into one fund account.
Public Facilities for SMPA is divided into the following seven (7) categories:

Law Enforcement Facilities
Fire Facilities

General Government Facilities.
Library Facilities

Public Meeting Facilities
Public Works Facilities
Aquatic Facilities

el ol o s o ula

SMPA's "Public Building Fees" will provide approximately $1,427,000 at the build-out of SMPA
developments.

The following is a brief description of SMPA CIP projects related to the seven categories listed
above:

1. Law Enforcement

7122 Equipment for Additional Officers: Acquisition of all necessary equipment to outfit 1.8
additional police officers required through SMPA build-out. The equipment includes uniforms,
helmets, firearm, communication devices, leathers (belt, gloves, boots, etc.), and all assorted
identification patches. The estimated cost per officer was $3,836 in 2003; funds have been
appropriated therefore, no change to SMPA’s cost share.

2003 2005
SMPA's cost share: $6,904 $6,904
7122 Vehicles for Additional Officers: Acquisition of 1.34 additional marked and unmarked police
vehicles necessary through build-out of SMPA for the additional 1.8 officers required to maintain the
same levels of services offered currently. Each vehicle costs $33,973 (average for all vehicles) each

for the vehicles and equipment in 2003; funds have been appropriated therefore, no change to
SMPA’s cost share.

2003 2005
SMPA's cost share: $45,524 $45,524
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71PP-035 Radio Repeater and Tower: Acquisition and installation of a radio repeater and tower to
ensure two-way communication coverage for the area. SMPA will cover the cost of installation.
SMPA cost share was $17,534 in 2003; it has been adjusted by Engineering News Record (ENR) for
two years to $19,000.

2003 2005

SMPA's cost share: $17,534 $19,000

2. Fire Facilities

7120 (FD-10) Fire Station (Valpico Road & Tracy Boulevard): Acquisition of land, design, and
construction of a 9,300 square foot fire station in the Valpico Road/Tracy Boulevard area. The
facility would be a 4 x 2 configuration, i.e. two vehicles deep, four vehicles wide with four doors in
the front and the back. The facility would consist of a 6,000 square feet eight feet tall apparatus
room and about 2,300 square feet of living quarters for up to twelve firefighters and an officer. The
remaining 1,000 square feet would serve as a training room. The apparatus room is planned to house
a pumper, a large specialty truck, and a third vehicle, in this case a large four-wheel drive B.C. type
vehicle. The estimated cost of the station was $4,100,000 in 2003. SMPA's share is approximately
4.9% of the total cost of the station. The remainder of the costs will be funded by other benefiting
properties. The cost has been adjusted by Engineering News Record (ENR) for two years to
$216,000.

2003 2005
SMPA's cost share: $200,900 $216,000

7IXX (FD-11) Large Specialty Truck (Valpico Road & Tracy Boulevard): Acquire a large specialty
truck such as a ladder, quint, or other type. Estimated cost of the vehicle was $630,149 in 2003; it
has been adjusted by CPI for two years to $641,000. Based on calls per year, SMPA's share is
approximately 10.6% of the total cost.

2003 2005
SMPA's cost share: $66,796 $68,000

3. General Government Facilities

7118 (GF-01) City Hall Expansion: Design and construct an approximate 34,800 square feet
expansion of City Hall Facilities. The 34,800 square feet would be designed and constructed to
incorporate the existing 8,780 square feet City Hall. Plans would include 6,000 square feet for
council chambers suitable for other public functions. This expansion, in conjunction with the
remodel of the existing City Hall, would provide adequate space for City Administration,
Community Development, Fire Administration and Public Works SMPA’s share is approximately
2.6% of the 34,800 sq. ft. expansion (or 905 square feet) and 2.6% of the 6,000 sq. ft. Council
Chamber (or 156 square feet) of the total cost of the City Hall expansion. The remainder ofthe costs
will be funded by other benefiting properties. In 2002 the estimated cost was $410 per sq. ft; it has
been adjusted to $440 per sq. ft. based on latest cost information.

2003 2005
SMPA's cost share: $435,010 $468,000
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7135 City Hall Vehicles: Add approximately seven sedans to the City Hall pool of vehicles.
SMPA was responsible for $6,933 of the cost in 2003; it has been adjusted by CPI for two years

to §7,000.

2003 20058
SMPA's cost share: $6,933 $7,000

4. Library Facilities

7888 (LB-01) Expansion of Existing Library: Expand the existing library, contiguous to Lincoln
Park, by approximately 16,500 square feet. This would allow the existing library to add space
needed for additional collection to serve new residents in the more easterly portion of the City. The
expansion would also provide an addition to the area needed by central library management staff to
handle the ordering, reception, and cataloging of books for the branch libraries. SMPA generates a
need for 901.5 square feet of this expansion or approximately 5.5% of the library expansion. The
remainder of the costs will be funded by other benefiting properties. SMPA was responsible for
$135,721 of the cost in 2003; it has been adjusted by ENR for two years to $146,000.

2003 2005
SMPA's cost share: $135,721 $146,000

5. Public Meeting Facilities

78PP-042 Senior Center / Community Center Expansion: Construct an approximate 8,200 square
feet addition to the existing Community Center. The facility could be constructed contiguous to the
existing building. SMPA generates the need for 955.6 square feet of this expansion or approximately
11.7% of the total cost of the public meeting facility expansion. The remainder of the costs will be
funded by other benefiting properties. SMPA was responsible for $152,007 of the cost in 2003; it
has been adjusted by ENR for two years to $164,000.

2003 2005
SMPA's cost share: $152,007 $164,000

6. Public Works Facilities

71PP-030 (PW-01) Expansion of Existing Public Works Maintenance Facility: Construct
miscellaneous improvements to allow the existing corporation yard to continue to meet the
increasing maintenance demands of the expanding infrastructure. Improvements would include
additional supply storage areas, additional training and locker facilities, and covered fleet
maintenance parking spaces. SMPA’s share is approximately 11.59% of the total cost of the
public works facility expansion. The remainder of the costs will be funded by other benefiting
properties. SMPA’s share was $133,218 in 2003; it has been adjusted by ENR for two years to
$143,000.

2003 2005
SMPA's cost share: $133,218 $143,000
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7. Aquatic Facilities

7854 New Aquatics Center: Construct an approximate 1,700 square foot aquatic facility, including a
pool, decking, and locker facility. SMPA’s share in 2003 was $134,100; it has been adjusted by
ENR for two years to $144,000.

2003 2005

SMPA's cost share: $134,100 $144,000

GROUP 72: TRAFFIC SAFETY

SMPA will pay a development impact fee at building permit for CIP projects described in this
section. South MacArthur's obligation to pay a development fee for "Roadway Fees" is based on
Fehr & Peers Associates, Inc. report "Final Technical Report: Benefit and Burden Analysis Meeting
Mitigation Fee Act Requirements for South MacArthur" dated July 27, 1999. The report presents the
SMPA as one of a series of projects collectively referred to as "Next Phase Development." It
presents the SMPA's traffic analysis and calculates a fair-share traffic fee for the SMPA
developments. "Roadway Fees" was adopted by Resolution No. 99-361 by the City Council on
September 21, 1999. The Roadway Fees have been updated by subsequent resolutions.

The total estimated costs for the "Next Phase" interchange improvements is $23.1 million. SMPA
"Roadway Fees" will provide approximately $1,359,000 for these improvements at the build-out of
SMPA's developments.

SMPA "Roadway Fees" for Group 72, Traffic Safety, and Group 73, Streets & Highways, will be
collected into one fund account.

72PP-030  [-580/Corral Hollow Road: Interchange improvements upgrading from a rural
interchange to an urban interchange. SMPA’s cost share was $257,940 in 2003; it has been adjusted
by ENR for two years to $278,000.

2003 2005
Total estimated cost: $4,394.872 $4,731,000
Next Phase program cost: $4,394 872 $4,731,000
SMPA’s cost share: $257,940 $278,000

72PP-031 1-205/MacArthur Drive: Interchange improvements upgrading from a diamond
interchange to a parclo. SMPA’s share was $1,003,958 in 2003; it has been adjusted by ENR for two
years to $1,081,000.

2003 2005
Total_estimated cost: $17,105,787 $18,415,000
Next Phase program cost: $17,105,787 © $18,415,000

SMPA's cost chare: $1,003,958 $1,081,000
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GROUP 73: STREETS & HIGHWAYS

SMPA will pay a development impact fee at building permit for CIP projects described in this
section. SMPA's obligation to pay a development impact fee for the "Roadway Fees" is based on
Fehr & Peers Associates, Inc. report "Final Technical Report: Benefit and Burden Analysis Meeting
Mitigation Fee Act Requirements for South MacArthur" dated July 27, 1999. The reports presents
SMPA as one of a series of projects collectively referred to as "Next Phase Development." It
presents the SMPA's ftraffic analysis and calculates a fair-share traffic fee for the SMPA
developments. "Roadway Fees'" was adopted by Resolution No. 99-361 by the City Council on
September 21, 1999. The Roadway Fees have been updated by subsequent resolutions.

To obtain an acceptable level of service throughout the City a number of road segments are required
to be upgraded by the build-out of the Next Phase Projects.

Total estimated cost for road segment widening and upgrades is $109.3 million. SMPA "Roadway
Fee" will provide $3,093,000.

SMPA "Roadway Fees" for Group 72, Traffic Safety, and Group 73, Streets & Highways, will be
collected into one fund account.

73PP-047 Widen Lammers Road: Between Eleventh Street and Linne Road from a two-lane rural
highway to a four-lane expressway. SMPA’s cost share was $409,726 in 2003; it has been adjusted
by ENR for two years to $441,000.

2003 2005
Total estimated cost: $15,042,461 $16,194,000
Frontage cost: $8,061,419 $8,678,000
Next Phase program cost: $6,981,042 $7,515,000
SMPA cost share: $409,726 $441,000

73PP-040 Widen Corral Hollow Road: Between 1-205 and Larch-Clover from a two-lane rural
highway to a four-lane major arterial. SMPA’s cost share was $55,395 in 2003; it has been adjusted
by ENR for two years to $60,000. .

2003 2005
Total estimated cost: $2,156,504 $2,322,000
Frontage cost: $1,212,657 $1,305,000
Next Phase program cost: $943,846 $1,016,000
SMPA cost share: $55.395 $60,000
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73PP-046 Widen Corral Hollow Road: Between Old Shulte and I-580 from a two-lane rural
highway to a four-lane major arterial to Linne Road and a four-lane expressway from Linne to I-580.
SMPA’s cost share was $607,861 in 2003; it has been adjusted by ENR for two years to $654,000.

A

2003 _ 2005
Total estimated cost: $23,045,971 $24,810,000
Frontage cost: $12,689,019 $13,660,000
Next Phase program cost: $10,356,952 $11,150,000
SMPA cost share: $607.861 $654,000

7365 Widen Tracy Boulevard: Between Linne Road and Sycamore Parkway from a two-lane rural
highway to a four-lane major arterial. SMPA’s cost share was $46,694 in 2003. The project was
constructed and there is no increase in construction cost.

Total estimated cost: $1,696,294
Frontage cost: $900,709
Next Phase program cost: $795,585
SMPA cost share: $46,694

Built by Shea

73PP-041 Widen MacArthur Drive: Between Eleventh Street to Schulte Road upgrading to a four-
lane major arterial. SMPA’s cost share was $120,701 in 2003; it has been adjusted by ENR for two

years to $130,000.

2003 2005
Total estimated cost: $4,406,493 $4,744,000
Frontage cost: $2,349,940 $2,530,000
Next Phase program cost: $2,056,553 $2,214,000
SMPA cost share: $120,701 $130,000

73PP-042 Widen Grant Line Road: Between Corral Hollow Road to Tracy Boulevard upgrading to a
six-lane major arterial. SMPA’s cost share was $149,324 in 2003; it has been adjusted by ENR for

two years to $161,000.

2003 2005
Total estimated cost: $4,981,338 $5,363,000
Frontage cost: » $2.437.111 $2,624,000
Next Phase program cost: $2,544,227 $2,739,000
SMPA cost share: $149,324 $161,000

South MacArthur Finance and Implementation Plan
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73PP-043 Widen Grant Line Road: Between Bryon Road and Street "A" from a two-lane rural
highway to a four-lane major arterial. SMPA’s cost share was $80,313 in 2003; it has been adjusted
by ENR for two years to $86,000.

2003 2005
Total estimated cost: $2,917,624 ~ $3,141,000
Frontage cost: $1,549,219 $1,668,000
Next Phase program cost: $1,368,406 $1,473,000
SMPA cost share: $80,313 $86.,000

73PP-044 Widen Eleventh Street: Between MacArthur Drive and Chrisman Road upgrade to a four-
lane expressway. SMPA’s cost share was $215,692 in 2003; it has been adjusted by ENR for two
years to $232,000.

2003 2005
Total estimated cost: $8,477,842 $9,127,000
Frontage cost: $4,802,817 $5,170,000
Next Phase program cost: $3,675,025 $3,956,000
SMPA cost share: $215,692 $232,000

73PP-048 Widen Schulte Road:. West of Lammers Road 3,200 linear feet from a two-lane rural
highway to a four-lane major arterial. SMPA’s cost share was $104,273 in 2003 it has been adjusted
by ENR for two years to $112,000.

Total estimated cost:
Frontage cost:

Next Phase program cost:
SMPA cost share:

73PP-049 Construct Schulte Road: Construct Schulte Road from Lammers to the Presidio N/S
arterial as a four-lane major arterial. SMPA’s cost share was $155,756 in 2003; it has been adjusted

by ENR for two years to $168,000.

Total estimated cost:
Frontage cost:

Next Phase program cost:
SMPA cost share:

2003

$4,059,299
$2,282,649
$1,776,650

$104,273

2003

$5,543,435
$2,889,611
$2,653,824

$155,756

2005

$4.370,000
$2,457,000
$1,913,000

$112,000

2005

$5,968,000
$3,111,000
$2,857,000

$168,000
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73PP-050 Widen Schulte Road: From Presidio N/S arterial to Sycamore Parkway upgrade to a six-
lane major arterial. SMPA’s cost share was $190,802 in 2003; it has been adjusted by ENR for two

years to $205,000.

2003 2005
Total estimated cost: $6,365,044 £6,852,000
Frontage cost: $3,114,088 $3,352,000
Next Phase program cost: $3,250,956 $3,500,000
SMPA cost share: $190,802 $205,000

73PP-051 Widen Valpico Road: Lammers Road to Corral Hollow from a two-lane rural highway to a
four-lane major arterial. SMPA’s cost share was $299,787 in 2003; it has been adjusted by ENR for

two years to $323,000.

2003 2005
Total estimated cost: $11,670,486 $12,564,000
Frontage cost: $6,562,615 $7,065,000
Next Phase program cost: $5,107,870 $5,499,000
SMPA cost share: $299,787 $323,000

73PP-045 Widen Central Avenue: Between Sycamore Parkway to Tracy Boulevard upgrade to a
four-lane major arterial. SMPA’s cost share was $48,878 in 2003; it has been adjusted by ENR for

two years to $53,000.

2003 2005
Total estimated cost: $1,902,798 $2,048,000
Frontage cost: $1,069,992 $1,152,000
Next Phase program cost: $832,805 $897,000
SMPA cost share: $48,878 $53,000

7366 Construct Presidio N/S/ Arterial: Between Eleventh Street and Schulte Road as a four-lane
major arterial. SMPA’s cost share was $157,727 in 2003. The street has been constructed from 1 1"
Street to Greystone Road, no increase in cost has occurred.

Total estimated cost: $5.613,605
Frontage cost: $2,926,188
Next Phase program cost: $2,687,417
SMPA cost share: $157,727

73PP-054 Aqueduct Crossings for Corral Hollow Road: Construct two four-lane crossings over the
aqueducts. SMPA’s cost share was $245,583 in 2003; it has been adjusted by ENR for two years to

$264,000.
2003 2005
Total estimated cost: $4,184,339 $4,505,000
Next Phase program cost: $4,184,339 $4,505,000
SMPA cost share: $245,583 $264,000
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73XX Reimbursement to CFD 89-1: Impact fee related to SMPA properties that benefit from the
traffic improvement by CFD 89-1. Fees will be used to retire CFD 89-1 bonds. There is no change
to SMPA’s cost share.

Total estimated cost: $88,800
SMPA's cost share: $88,800

73XX Reimbursement to RSP: Impact fee related to SMPA properties that benefit from the traffic
improvement by Tracy Residential Specific Plan Roadway Program. Fees will be used to reimburse
RSP for SMPA share. There is no change to SMPA’s cost share.

Total estimated cost: $288,700
SMPA's cost share: $288,700

GROUP 74: WASTEWATER IMPROVEMENTS

SMPA's obligation for wastewater treatment plant capacity and wastewater conveyance system
improvements will be financed with the bond proceeds from Community Facilities District 99-2. A
"Wastewater Impact Fee" for SMPA's benefit from the existing wastewater collection system
constructed by Assessment District 84-1 will be paid as a development impact fee at building permit.
SMPA properties that benefit by the excess capacity will pay the impact fee that will be used to
retire the existing AD 84-1 bonds. SMPA's obligation for wastewater treatment and wastewater
conveyance is based on CH2MHill's report "Wastewater System Fee Justification Study for South
MacArthur Planning Area" dated July 29, 1999. It presents SMPA's wastewater analysis and
calculates fair-share wastewater costs for the SMPA developments. SMPA's "Wastewater Impact
Fees" were adopted by Resolution No. 99-361 by the City Council on September 21, 1999. The
Wastewater Impact Fee has been updated by subsequent resolutions. The latest update included the
SMPA Wastewater Treatment Plant (WWTP) upgrade fee and was approved by the City Council on
July 5, 2005. The updated WWTP upgrade fee has been incorporated into the proposed Wastewater
Impact Fee.

The total estimated cost for expansion of the wastewater treatment plant by approximately 7 mgd
(from 9 mgd to 16 mgd) was $125 million in October 2003. As improvement plans have progressed,
the estimate has been revised to $143 million. SMPA's fair share is $3,112,000 based on a demand
of 0.19 mgd. The wastewater treatment plant is anticipated to be expanded in three phases. Certain
bond proceeds from Plan C's CFD 98-1 will be used for the first two phases. SMPA is responsible
for needed down stream sewer improvements near Acacia Street.

7449 WWTP Expansion. Improvements to expand the existing plant from 9 mgd to 16 mgd.
SMPA s cost share was $2,719,920 in 2003. This project is currently under design, cost estimate
indicates that $143,000,000 is now needed. SMPA's cost share is adjusted by latest cost estimate.

2003 : 2005
Total estimated cost: $125,000,000 $143,000,000
SMPA's cost share: $2,719,520 ~ $3,112,000
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7440 Gravity Sewer Replacement - Acacia Street: Replace the existing 18-inch gravity line system
with a 21-inch sewer approximately 750 LF. SMPA’s cost share was $169,551 in 2003; it has been
adjusted by ENR for two years to $183,000.

2003 2005
Total estimated cost: $169,551 $183,000
SMPA's cost share: $169,551 $183,000

74XX Reimbursement to AD 84-1: Impact fee related to SMPA properties that benefit by the excess
capacity in AD 84-1 conveyance systems. Fees will be used to retire AD 84-1 bonds. There is no
change to SMPA’s cost share.

Total estimated cost: $326,343
SMPA's cost share: $326,343

GROUP 75: WATER IMPROVEMENTS

SMPA's obligation for water supply, water treatment, water storage, and water distribution will be
financed with the bond proceeds from Community Facilities District 99-2. SMPA's obligation for
water improvements is based on West-Yost & Associates' report called "South MacArthur Water
System Analysis Final Technical Memorandum" dated June 14, 1999. It presents SMPA's water
system analysis and calculates fair-share water system costs for the SMPA developments. CFD 99-2
was formed and approved by Resolution No. 2000-006 by the City Council on January 4, 2000. The
Water Impact Fee has been updated by subsequent resolutions.

SSJID: Total estimated cost for water supply, treatment and conveyance outside the City of Tracy is
$58.8 million. SMPA's fair share is approximately 4.4% or $2.59 million based on a maximum day
demand of 0.66 mgd of the 12 mgd project. The total cost for SSJID distribution, pump stations and
storage within the City limits is approximately $15.3 million. SMPA's share is $1,555,000.

Water Distribution: Total estimated costs for SMPA's water distribution for offsite mainlines and
infrastructure cost for the SMPA developments is $2,010,000.

7532 SSJID Facility Costs Outside of City: This includes SMPA's portion of the SSJID Water
Treatment Plant and other facilities (pipelines and pump stations) required to transport the water to
the City of Tracy. This project is currently in construction, latest estimates indicate that the
$58,750,000 will be sufficient. There is no change to SMPA's cost share.

Total estimated cost: $58,750,000
SMPA's cost share: $2,585,000

7533 6.3 Storage Reservoir: Storage Reservoir (7.1 mg) located near the intersection of Linne Road
and MacArthur Drive for SSJID water supply. SMPA’s cost share was $1,112,394 in 2003. The
project is currently under construction and there is no increase in construction cost.

Total estimated cost: $8,007,000
SMPA's cost share $1,112,394

South MacArthur Finance and Implementation Plan 18 August 2005




7547 560 bhp Pump Station: A 560 bhp @ 12.0 mgd pump station located near the intersection of
Linne Road and MacArthur Drive for SSJID water supply. SMPA’s cost share was $138,550 in
2003. The project is currently under construction and there is no increase in construction cost.

Total estimated cost: $2,370,000
SMPA's cost share: $138,550

7567 360 bhp Pump Station: A 360 bhp @ 8.56 mgd pump station located near the intersection of
Linne Road and MacArthur Drive for SSJID water supply. SMPA’s cost share was $105,098 in
2003. The project is under construction and there is no increase in the construction cost.

Total estimated cost: $1,592,000
SMPA's cost share: $105,098

7568 30-inch Water Line Linne & MacArthur: A 30-inch water transmission line approximately
10,560 linear feet from the storage reservoir along Linne Road and north of MacArthur Drive for
SSJID water supply. SMPA’s cost share was $175,079 in 2003; it has been adjusted for actual
construction costs to $199,275.

2003 2005
Total estimated cost: $3,065,944 $3,301,000
SMPA's cost share: $175,079 $199,275

7569 12-inch Water Line - Valpico: Install approximately 1,320 linear feet of 12-inch water lines in
Valpico Road between Elissagaray Drive and the eastern edge of the Eastlake subdivision. This
project has been constructed; there is no change to SMPA’s cost share.

Total estimated cost: $121,940
SMPA’s cost share: $121,940

7558 1.5 mgd Production Well: New production well located in the neighborhood park on the
Lourence Ranch subdivision. Required to meet emergency flows for the SMPA projects. SMPA’s
cost share was $1,888,420 in 2003; the project is currently under construction and there is no
increase in construction cost.

Total estimated cost: $1,888,420
SMPA’s cost share: $1,888,420

75XX Land Acquisition and Ground Water Study: SMPA’s cost share was $54,300 in 2003;
completed, no increase in cost.

SMPA’s cost share: $54,300
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GROUP 76: DRAINAGE IMPROVEMENTS

SMPA will pay a development impact fee at building permit for SMPA projects and for
reimbursement to CFD 89-1 for the downstream improvements described in this section. SMPA's
obligation to pay a development impact fee for "Drainage Fees" is based on Cella Barr & Associates
report called "Storm Drainage Analysis for South MacArthur Planning Area" dated February 1999.
It presents the SMP A storm drainage analysis and calculates a fair-share drainage fee for the SMPA
developments. SMPA's "Drainage Fee" was adopted by Resolution No. 99-339 by the City
Council on September 7, 1999. The Drainage Impact Fee has been updated by subsequent
resolutions.

Elissagaray Estates and Lourence Ranch's obligation for the storm drainage will be financed by bond
proceeds for CFD 99-2 in lieu of development impact fees. Cella Barr & Associates' report called
"South MacArthur Planning Area Storm Drainage Analysis - Phase I Infrastructure" dated April 29,
1999 identifies the necessary downstream improvements to serve these two developments and the
Eastlake (Plan C) development. It presents SMPA's storm drainage analysis and calculates a fair
share drainage fee for SMPA's developments.

7634 Phase I South MacArthur Sub-Basin Drainage Improvement: The drainage improvements
include 18", 30", 42", 48" and 54" storm drainage pipes, box culverts, "V" channel, and a 4 AF
detention basin. Developers to construct drainage improvements, per an offsite improvement
agreement which sets the agreed to reimbursement. There is no change to SMPA’s cost share,
except for outfall channel improvement for an increase of $600,000.

2003 2005
Total estimated cost: $3,500,000 $4,100,000
SMPA's cost share: $1,672,360 $2,272,360

76PP-039 Phase II South MacArthur Sub-Basin Drainage Improvement: The drainage
improvements include widening the "V" channel to a 60-feet wide channel, increasing the detention
basin to 120 LF, and concrete lining a portion of the existing downstream channel near [-205. Future
developers to construct drainage improvements; there is no change to SMPA’s cost share.

Total estimated cost: $6,500,000
SMPA’s cost share: $6,500,000

76XX Reimbursement to CFD 89-1: Excess capacity was created in CFD 89-1 for storm drainage
facilities for the Eastside Watersheds. SMPA properties will benefit from these improvements and
will fund their share of reimbursement amount per unit (or acre). There is no change to SMPA’s cost
share.

Total estimated cost: $545,507
SMPA’s cost share: $89,850
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GROUP 78: PARKS AND RECREATION IMPROVEMENTS

SMPA will pay a development impact fee at building permit for CIP projects described in this
section. SMPA's obligation to pay a development impact fee for "Mini/Neighborhood Parks" and for
"Community Park" is based on David Volz Design's report "South MacArthur Planning Area Park
Impact Fee Justification Study" dated June 1999. It presents the SMPA's park requirements analysis
and calculates a fair-share mini/neighborhood park fee and community park fee for the SMPA
developments. SMPA's "Mini/Neichborhood Park Fee" and "Community Park Fee" were
adopted by Resolution No. 99-361 by the City Council on September 21, 1999. Park Impact Fees
have been updated by subsequent resolutions.

The total estimated cost for "Mini/Neighborhood Parks" for SMPA is $2,082,780. The total
estimated cost for the Next Phase "Community Park" is $13,163,000. SMPA share is $878,000.

SMPA "Mini/Neighborhood Parks Fees" and "Community Park Fee" will be collected into two
funds.

7872 Elissagaray Park: The Elissagaray Park (S1) consists of 3.9 acres to the Neighborhood/Mini
Park requirement. The park includes all major park facility improvements and 1s in conformance
with the Tracy Parks and Parkways Design Manual and approved revisions. Park has been
constructed; there is no change to SMPA’s cost share.

Total estimated cost: $1,504,230
SMPA's cost share: $1,504,230

78PP-065 Lourence Park: The Lourence Park (S2) consists of 1.5 acres to the Neighborhood/Mini
park requirement. The park includes all major park facility improvements and is in conformance
with the Tracy Parks and Parkways Design Manual and approved revisions. Developer to construct;
there will be no change to SMPA’s cost share.

Total estimated cost: $578,550
SMPA's cost share: $578,550

78PP-066 Community Park: The total Community Park development cost is based upon the
estimated one acre of park land per 1,000 population (599 homes x 3 person per home /1,000 = 1.8
acres of community park). A community park needs to be approximately 27 acres. SMPA’s cost
share was $815,131 in 2003; it has been adjusted by ENR for two years to $878,000.

2003 2005
Total estimated cost: $12,226,960 $13,163,000
SMPA's cost share: $815,131 $878,000
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- FEE REVENUE
TABLES
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