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City of Roseville
Downtown Specific Plan Implementation Strategy

This section identifies potential funding approaches for revitalization activities in the Specific
Plan Area. It provides a scenario that contrasts capital needs with funding sources to provide an
indication of how funding from multiple sources could be applied to meet identified requirements
for Phases 1 and 2.

Introduction

The Phasing and Implementation Program includes capital projects totaling $54.4 million for
Phase 1 (first five years); $58.9 million for Phase 2 (years six through ten); and $10.6 million for
Phase 3 (ten years and beyond), for a total of $123.9 million (2007 dollars). Since Phase 3 is
some years out, this strategy addresses Phases 1 and 2 only, for which improvement costs of
$113.3 million have been identified. Attachment A, reproduced from the Specific Plan Phasing
and Implementation Program (June 5, 2007), identifies the improvements that will be financed
and the costs associated with each.

Often, to implement public improvements downtown and in a historic district, it is necessary to
combine multiple funding sources. For example, Roseville’s recent funding of streetscape
improvements in Historic Old Town drew from more than a half dozen separate sources. This
strategy identifies fifteen sources potential sources of funding, of which twelve appear to have
moderate to high applicability to capital needs in the Specific Plan Area.

The inset table on the following page provides a summary of funding potential from the
approaches discussed in the text. In the table, “Certainty” means the relative absence of
institutional or political obstacles to use that method. “Possible Magnitude of Resource” refers to
the funding potential in 2007 dollars for each source. (As noted, in many instances, it is not
possible to quantify potential resources; funding is frequently dependent on policy
considerations and could vary substantially from these estimates). The third column provides an
overall assessment as to the applicability of each approach to funding capital requirements in
the Specific Plan Area.

As noted and as discussed in detail in the following text, it appears that about $5 million could
be generated through the sale of City-owned properties; this could occur in the relatively near
term. About $55 million in redevelopment tax increment (non-housing portion) could be made
available through 2017-18 (including funds already committed from the 2006 bond issue); in
addition, $24 million in tax increment to support affordable housing in the Project Area could be
available. We have indicated potential funding of $8.75 million from the CIP to fund the cost of a
25,000 square foot expansion of City office space. There appears to be modest potential to use
CDBG funds in the Specific Plan Area, taking into account the relatively small amount that is
received by the City and the need to use those funds throughout the community; we have
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hypothesized that perhaps $2 million in CDBG funds could be used to fund capital projects in
the Specific Plan Area. Impact fees from development in the Specific Plan Area could fund
approximately $9 million in capital costs if reinvested in the Specific Plan Area. In lieu parking
fees are another potential source of funding, to recapture a portion of the costs associated with
development of parking structures in Historic Old Town and in the Vernon Street Corridor. Other
City resources (as detailed in the text) could result in perhaps another $10 million in funding;
this estimate is extremely sensitive to municipal priorities and policy considerations; one of the
possibilities discussed in the text is potential bond funds supported by revenue from an increase
in the transient occupancy tax.

In sum, about $95 million in potential funding sources have been identified for the next ten years
(excluding the housing portion of redevelopment tax increment), to fund about $115 million in
capital costs (excludes Phase 3), prior to grants and loans and potential benefits from joint
development. The Summary at the end of the report shows how these funds could be deployed
for each of Phase 1 and Phase 2.

CITY OF ROSEVILLE/DOWNTOWN SPECIFIC PLAN AREA
SUMMARY OF FUNDING POTENTIAL TO IMPLEMENT PLAN: 2007 - 2017

Possible Magnitude of Overall Applicability
Potential Revenue Sources Certainty | Resources ($M 2007) For Capital Projects
Sale/City Properties High $5M v
Redevelopment Tax Increment | High $55M (Non-Housing) v
Redevelopment Tax Increment | High $24M (Housing)
City CIP High $8.75M v
Joint Development High NA v
CDBG Funds High $2M v
City Impact Fees High $OM v
In Lieu Parking Fees Moderate | $6M v
Special District Moderate | NA
Grants/Loans Moderate | NA v
Miscellaneous City Resources Moderate | $10M + v
Business Improvement District | Low Not Recommended For Capital Funding
Developer Exactions Low Not Recommended/Likely Counterproductive
Community Facilities District Low Not Recommended/Likely Counterproductive

Note: See accompanying text for important details and qualifying assumptions.

As is implicit from the summary provided above, the most promising source of funding for capital
improvements in the Specific Plan Area is use of redevelopment tax increment, for these
reasons:
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1. The funding mechanism is in place (not contingent upon approvals of any other
governmental entities);

2. The revenue flow, generated by development already in-place or otherwise deemed by
staff as reasonably certain to proceed, is likely to materialize;

3. As detailed below, potential revenue is substantial (approximately $80 million in
discretionary and housing fund revenues through 2017-2018), some or all of which could
be used in the Specific Plan Area (some funds would be used elsewhere in the
Redevelopment Project Area);

4. Funds can be used in many ways to further redevelopment (and Specific Plan)
objectives, consistent with the Community Redevelopment Law.

In addition to redevelopment tax increment, there are other sources that are available to fund
Specific Plan capital improvements.

Recommendations

We recommend the following approach to funding capital improvements in the Specific Plan
Area:

= Given the magnitude of the funding required, many sources will need to be utilized to
implement the Specific Plan capital program. Use of some may entail “out of the box”
thinking.

= Redevelopment tax increment is the most significant potential funding source in respect
to magnitude of funding and certainty; therefore, it is essential to encourage
development that will generate increment through preentitiement of potential
development parcels in the Project Area.

= The City should pursue private redevelopment of the parcels it owns in the Specific Plan
Area to obtain long term benefits from new development.

=  The housing set-aside portion of redevelopment tax increment should be used to
enhance the financial feasibility of residential projects by assisting in the provision of
mandated affordable housing.

* The City should consider dedicating impact fees from development in the Specific Plan
area to funding improvements in the Plan Area; we understand that this has not been
City policy to-date.
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Institution of parking in lieu fees would both encourage development and help recoup
capital costs for public parking.

The City Building Fund is a logical source for funding the expansion of City offices, which
is part of the capital program in the Specific Plan.

The City should consider increasing the transient occupancy tax as a method to finance
capital projects in the Specific Plan Area.

The City should continue to pursue joint development opportunities with developers that
entail development of public infrastructure.

The City should pursue state and federal grants and loans to fund capital improvements;
a number of programs are directly applicable to meeting needs in the Specific Plan Area.

The following text discusses approaches to fund capital requirements.

Sale of City-Owned Properties: High Certainty

The City could choose to market properties that it owns in order both to further development
objectives of the Plan and to finance project activities such as infrastructure and public
amenities.

Significant properties owned by the City in the Specific Plan Area total about 3.5 acres; their
possible development pursuant to the Plan, incorporating comments by City staff, is the
following:

In the Old Town Commercial District:

1.

Property at 120 Pacific Street totaling 0.45 acres that could be redeveloped with the
adjacent property for a private/public MxD that included a parking garage. (Note: City-
owned Property of about 1.0 acre currently housing the AMTRAK Station at Washington
Boulevard and Pacific Street would likely need to be used for public parking and could
be deployed in the future for a parking structure.)

In the Vernon Street District:

2. Property at 316 Vernon Street totaling 0.66 acres and presently in use for City offices

that could be demolished; could be developed at an FAR of 2-4:1 with buildings of up to
five stories; property could be combined with others on the block, incorporating the retail
portion of the Post Office and future City Hall expansion.
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In the Dry Creek Mixed Use District:

3. Property on Oak Street of 2.08 acres currently in use as City surface parking lots;
development could be at an FAR of 2-3.5:1 with 20 to 40 dwelling units per acre, up to
four stories; however, development of the property is constrained to a significant extent
by a sewer line;

4. Property at 200 Oak Street totaling 0.34 acres could be a joint public/private mixed use
project with a parking garage.

ROSEVILLE SPECIFIC PLAN AREA

, s A e D AP T : ; G fls
Development of MxD use residential/commercial projects in downtown Roseville, which could
occur on a number of the City-owned properties, will be a pioneering venture for developers for
the foreseeable future due to project configurations (housing over retail) that have not yet been
tested in this market, and the high development costs associated with mixed use. These are the
keys to achieving the strongest possible pricing for the City properties:

AL
S 10D

= Marketing the properties in tandem with a highly active and visible program of civic
improvements and public amenities that is supportive of development in the Specific
Plan Area;

=  Where possible, pursuing joint development opportunities that can bring to bear potential
public commitments to lease or purchase space, and public sector finance mechanisms
such as use of tax increment or sale of COPs;
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= Utilizing the Redevelopment Agency’s housing set-aside funds to offset financial
burdens to developers resulting from obligations to provide affordable housing;

= Creating market synergy by encouraging complementary development on adjacent or
near-by properties.

To achieve positive land value for MxD downtown for predominantly wood-frame Type V
construction, the following overall requirements will need to be met (2007 dollars): Residential
sales prices of at least $350/square foot; commercial rents for ground floor retail/restaurant uses
in the range of $24 per square foot triple net. Due to low rental rates, there is minimal near-term
potential to develop mixed use with rental housing in a way that will result in positive land value.

Within these parameters, and excluding unusual cost burdens on developers that would reduce
land value, a reasonable target price for the City properties is $25 to $35 per square foot of land
(2007 dollars), with the upper end potentially achievable for the Oak Street properties, where
the amenity of the Creek and Park obtain, with lower achievable prices for the other properties.
As noted above, use.of the Redevelopment Agency’s housing set-aside funds to offset burdens
associated with provision of affordable units, will strengthen land values. In addition, a well-
structured in lieu parking fee program could allow projects to achieve stronger development
economics, also strengthening land values.

Within these parameters, it appears that potential land sale proceeds from the properties noted
above would be in the range of about $5 million. However, in all instances, the unique
requirements for niche, in-fill development, and unusual site constraints such as the presence of
sewer lines, could result in cost burdens or reduced development potential that inescapably
reduce or eliminate land value. Therefore, potential receipt of revenue from land sales appears
to be highly project-specific.

Redevelopment Tax Increment: High Certainty

Redevelopment funds can be expended for a wide range of qualified activities in the Specific
Plan Area, which is a located within the Roseville Redevelopment Project, including
infrastructure development, site acquisition and clearance, loan/grant programs to businesses
for fagade improvements, tenant recruitment, and provision of affordable housing.

Use of tax increment is a viable, long-term approach to funding revitalization in the Specific Plan
Area: The plan limit year is 2029-30 and the last year in which the Agency is entitled to receive
increment is 2039-40. As the Specific Plan Area is part of a larger Redevelopment Project Area,
it is reasonable to anticipate that only a portion of the increment will be available to fund
activities in the Specific Plan Area.

Please refer to Attachment B for the details of the tax increment discussion that follows.
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Taking into account all factors affecting increment by the Agency, including presently identified
new development, it appears that the following amounts of tax increment revenue will be
available (excluding $1.8 million presently earmarked for projects on Riverside Avenue, outside
the Specific Plan Area; and including $5.5 million in 2006 bond proceeds earmarked for Specific
Plan improvements):

= Non-housing portion: $35.4 million in discretionary funds may be available through 2012-
13 and another $19.4 million through 2017-18, for a total of $54.8 million (2007 dollars);

* Housing portion: $14.0 million in housing funds may be available through 2012-13 and
an additional $9.9 million through 2017-18 for a total of $23.9 million (2007 dollars).

The non-housing portion of tax increment can be used to fund capital projects; the housing
portion can be used to assist development of affordable units, which are mandated by the
Agency pursuant to State law.

The estimates noted above, derived from detailed evaluation of revenues from the
Redevelopment Project, could be significantly augmented by presently unidentified
developments in the Specific Plan Area (and elsewhere in the Redevelopment Project Area).

City’s Capital Improvement Program: High Certainty

The City’s Capital Projects Funds encompasses Building Improvement, General CIP
Rehabilitation, Electric Rehabilitation, Water Construction, Water Rehabilitation and Wastewater
Rehabilitation. In FY 2007-08, $19.4 million was appropriated for capital improvements, and
estimated resources at June 30, 2008 are $30.4 million. These funds can be used for a variety
of applications for projects in the Specific Plan Area; at a minimum, it would appear that the
Building Improvement Fund would fund $8.75 million required for a 25,000 square foot
expansion of City office space, which is a Phase 2 project in the Implementation Plan. The
Building Fund could also be a source of funding all or a portion of the estimated $14.4 million
cost of relocating Fire Station #1 which is included in the Implementation Plan.

Joint Development: High Certainty

Private/public partnerships, in which developers join forces with the City to achieve development
downtown is an important option, particularly in respect to strategies to implement parking
development. A recent outstanding example in Roseville is the MxD by the City and Vernon
Street Associates for the garage and associated development on Vernon Street. Frequently,
achieving joint development will draw upon a mix of implementation approaches and funding
sources such as use of redevelopment tax increment. Where joint development can be
especially beneficial economically is when public infrastructure such as parking can be used to
leverage private development, usually associated with the distinct peaking characteristics of the
uses that make use of infrastructure.
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CDBG Funds: High Certainty

The City has recently received between $404,000 and $731,000 per year from the Federal
Government in the form of Community Development Block Grants. Some portion of these rather
scarce funds could be directed to the Specific Plan area; in FY 2006, $120,000 in CDBG funds
were directed to the Historic District, and in the previous year, $31,000 was directed to Royer
Park Picnic Area Restoration.

Some or all of the City’s annual allotment of CDBG funds could be capitalized into a Section 108
loan, to increase the immediate ability to fund improvements in the Specific Plan Area.
Requirements to fund capital costs in the Specific Plan Area need to be weighed against other
needs of the Roseville community in the allocation of these funds; therefore, this analysis
assumes only a modest potential use of these funds in the Specific Plan Area.

City Impact Fees to Fund Project Infrastructure: Moderate Certainty

The City could decide to allocate a portion of development impact fees generated within the
Specific Plan Area to fund capital investment in public facilities.

Estimates by Civic Solutions indicate that likely development in the Specific Plan Area over the
next 20 years could total approximately 600 units of housing and 400,000 square feet of
commercial space. Review of specific development opportunities with City staff that has
informed the tax increment projections indicates that in the foreseeable future (say, next ten
years) development of about 800 dwelling units and 1 million square feet of commercial space
could occur on specific development sites in the Redevelopment Project Area (see Appendix B
for details). Of that development, about 340 units of housing and 670,000 square feet of
commercial space could be developed at sites in the Specific Plan Area. (Development outside
the Specific Plan Area would occur on Riverside Avenue and on a 20-acre landfill site and at
Antelope Glen, in the general vicinity of Galleria Boulevard and Roseville Parkway).

The City collects a variety of impact fees from new development that could be used to fund
capital improvements in the Specific Plan Area. These include park fees, drainage fees, sewer
fees, water connection fees, traffic mitigation fees and the Fire Service Construction Tax. The
amount of the fees varies with the specific characteristics of development (such as specific retail
tenancies), but planning level estimates from evaluation of the fees (including a scheduled
increase in July 2007) indicate that commercial space generates approximately $10 per square
foot in impact fees (excluding connection fees) and residential use generates approximately
$13,000 per dwelling unit (excluding connection fees).

Therefore, from the amount of potential development and the current fee structure, development
in the Specific Plan Area may be anticipated to generate about $9 million in impact fees (2007
dollars) over the next ten years based on development identified as likely by city staff; the actual
amount would vary significantly on an annual basis, since build-out will not proceed in even
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increments. A limitation in respect to this source of funding is that it will be necessary to fund
many public infrastructure and related improvements prior to private development, in order to
create the preconditions for investment.

To encourage development in the Specific Plan Area, the impact of development fees on
developers could be mitigated through the Statewide Community Infrastructure Program (SCIP)
which utilizes 1913/15 Act bonds. SCIP can be used for commercial and residential projects;
fees can either be funded directly prior to obtaining a building permit, or subsequently
reimbursed.

Parking In Lieu Fee: Moderate Certainty

This approach has the potential both to raise revenue for capital projects and enhance the
economics of private development.

Developers can pay a fee instead of providing on-site parking, thereby reducing the cost of
development and increasing the efficient use of sites, particularly where sites are small and
oddly configured, which is frequently the case in the Specific Plan Area.

Meeting parking needs off-site can be highly supportive of adaptive reuse of historic buildings
due to the frequent impossibility of providing on-site parking for these buildings.

It appears advisable in most instances to build parking before collecting the fee rather than
using the fee as a source to build the parking due to the requirements of timing; proceeding in
this manner, the fee is used to retire or refund debt.

Fees are set in various ways. Probably the simplest and the best is a uniform fee per space.
Most in lieu fees are less than the cost of building parking, adding further value to centralized
parking resources.

The capital program for the Specific Plan calls for two structures in Historic Old Town of 250
spaces each plus a 250-space structure on Oak Street. If in lieu fees that are a reasonable
fraction of cost (say, $8,000 per space) were assessed on 750 parking spaces, about $6 million
could be raised to partially defray the cost of the parking.

Special District Formation: Moderate Certainty

Local governments may propose a special district formation to finance parking-related activities,
including acquisition of land for parking facilities, construction of parking lots and garages,
issuance of bonds and funding of operating costs; the majority of affected property owners must
vote in favor of district formation. The district actually has two aspects: creation of new parking,
and management of parking. Creation of a parking district might allow the City to better
rationalize present and future parking resources, including use of in lieu fees to fund parking in
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the Specific Plan Area (see above). (An in lieu fee program would not be dependent on the
formation of the district.)

The City has enacted Landscape and Lighting Districts pursuant to the 1972 Act on Vernon
Street and, most recently, in the Historic District and on Riverside Avenue. They provide a
mechanism for the maintenance of landscaping, trees, street lights, street furniture and entry
monuments. Each lot or parcel in the Districts is assessed proportionately for improvements and
services that are determined to be a special benefit.

Grants and Loans: Moderate Certainty

Funding for traffic and transportation is generally on an upswing. There is a permanent
allocation from State Proposition 42, and the Federal government’s new transportation funding
program will provide increased funding to California in the near term for highways, transit, and
transportation safety.

TEA-21, the Transportation Equity Act for the 21 Century, provides a variety of funding options
for smaller, neighborhood-based projects relating to streetscape improvements and bicycle and
pedestrian facilities. Programs include the Surface Transportation Program (STP); Congestion
Management Air Quality (CMAQ) funds;, Transportation Enhancements (TE); State
Transportation Improvement Program (STIP)/Regional Improvement Program (RIP), from a
blend of TEA-21 and state monies; and the Bicycle Transportation Account (BTA), which is
available to cities and counties with Caltrans-approved bicycle plans.

State Proposition 1B (Highway Safety, Traffic Reduction, Air Quality, and Port Security Bond Act
of 2006) will make available $20 billion in funding for local governments; the $2 billion allocated
for local streets and road improvements appear potentially applicable to projects in the Specific
Plan Area; the League of California Cities is drafting legislation with the California State
Association of Counties for allocation of the revenue.

State Proposition 1C (Housing and Emergency Shelter Trust Fund Act of 2006) allocates $1.35
billion to fund three new programs aimed at increasing development projects in existing urban
areas and near public transportation; the programs provide loans and grants for a wide variety
of projects, such as parks, water, sewage, transportation and housing.

State Proposition 1E (Disaster Preparedness and Flood Prevention Bond Act of 2006) allocates
$4.1 billion for various categories of flood control and storm water management projects that
could be applicable to remediation of hazardous environmental conditions in the Specific Plan
area. Lead Agency is the Department of Water Resources. This could have direct applicability to
Dry Creek improvements and construction of a pedestrian walk/flood wall.

State Proposition 84 (The Safe Drinking Waster, Water Quality and Supply, Flood Control, River
and Coastal Protection Bond of 2006) allocates $5.4 billion for a variety of measures, including

Keyser Marston Associates, Inc.
\\Sf-fs 1\wp\18118975\18975.003\003-001.doc; 11/15/2007



floodplain mapping, flood control and prevention projects, and parks and nature education
facilities. Lead agencies are the Department of Water Resources and the Department of Parks
and Recreation.

The California Infrastructure and Economic Development Bank (CIEDB) provides low-cost
financing to public agencies for a wide variety of infrastructure projects. ISRF Program funding
is available in amounts ranging from $250,000 to $10,000,000, with loan terms of up to 30
years. Eligible projects include city streets, drainage, flood control, and environmental
mitigation.

Other, City: Moderate Certainty

The rationale for City participation in the Specific Plan is that the Specific Plan Area is in the
heart of the Roseville community and therefore serves a City-wide constituency. In addition, a
major capital item — $8.75 million for a 25,000 square foot expansion of City office space —
would be expended to support general government and would be a public building project that
could be funded out of the Building Improvement Fund.

The following are other resources that could potentially be accessed to fund capital projects in
the Specific Plan Area:

= The City’s Strategic Improvement Fund will have estimated available resources and
reserves of $20.6 million at the end of FY 2007; the primary source of revenue is the
General Fund and $10 million was allocated for Strategic Improvement Projects in 2007.

= The Gas Tax Fund will have a projected $1.2 million in available resources at the end of
FY 2007. Most revenues are from Highway Users Tax, except that in 2007, there was an
infusion of $5.1 million of funding from the TEA21 program. Net of TEA, revenues into
the fund have been in an overall range of about $1 to $2 million annually.

= The Traffic Mitigation Fund will have an estimated $534,000 in available resources at the
end of FY 2007. The primary source of revenue is mitigation fees, with about $700,000
from a CMAQ Grant and $1.7 million from DOT in 2007.

* The City levies a 6% tax on hotel and motel room rentals within the City of Roseville that
yields approximately $2.0 million in revenue per year from the City’s 12 transient
occupancy facilities. Each percentage point increase in the rate would generate about
$330,000 annually. The parameters for a TOT bond, which would be a custom financing,
would be generally as follows: (1) If the City were willing to fully assume the risk of
revenues meeting expectations, then the tax revenue stream could be fully leveraged
through a general fund-secured lease revenue bond. Net proceeds from the issue might
be 11x the revenue stream. (2) If the City were not willing to fully assume the risk of
special tax performance, then the amount of project funds could be raised by the tax
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would probably be reduced in half (2x debt service coverage). Assuming either of the
two possibilities noted above and that the rate could conceivably be increased by 1% to
2% (at most), the range of potential bonding capacity would be from about $1.8 million to
$7.3 million. Another potential approach would be to institute a utility user’s tax that
would be earmarked to replace outmoded infrastructure downtown; this, too, however,
would require approval by the voters.

= Tree Propagation Funds will have an estimated $4.5 million in available resources at the
end of FY 2007.

* The City Wide Park Development Fund receives fee and grant revenue of between $1.6
and $2.0 million per year; there will be an estimated $1.3 million in available resources at
the end of FY 2007.

= The City will have estimated available resource for discretionary uses net of reserves of
$25.8 million at June 30, 2008.

Business Improvement District (BID): Low Certainty And Applicability

Business or property owners within a defined geographic area may agree to assess themselves
annual fees to fund activities and programs to enhance the business environment. Fees can be
applied toward a wide range of activities including marketing and promotion, security,
streetscape improvements, and special events. Once established, the annual BID fees are
mandatory for business/properties located within the BID

In a business-based BID (BBID), fees are assessed to businesses, with the amount of the fees
varying by location, type and size of business. With a property-based BID (PBID), assessments
may vary by location, size of lot/building, and linear footage.

Currently, there is no BID in either the downtown or historic districts of Roseville.
BIDs are not used to fund major capital projects due both to the limited revenue base and the

short-term nature of the arrangement, which is built into the enabling statute and essentially
precludes the issuance of debt.

Developer Exactions: Low Certainty and Must Be Approached With Care
There is significant potential for this approach to be counter-productive.
Developer exactions are payments made in addition to normal impact fees as part of the

development approval process for specific projects; these most often apply to larger
developments with significant associated impacts. Examples of exactions include dedications of
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right-of-way for streets and utilities, and provision of additional open space, parks or landscape
improvements.

Putting in place meaningful increments of residential, commercial and MxD in the Specific Plan
Area will be economically challenging for developers; consequently, many development pro
formas will not support additional cost. Since most of the developments downtown and in the
historic district will be smaller scale, in-fill projects, imposition of exactions does not appear to
be a promising approach to funding revitalization in the Specific Plan Area apart from fairly
limited requirements such as provision of streetscape improvements on and adjacent to
development parcels.

Community Facilities District: Low Certainty and Likely Counter-Productive

The 1982 Mello-Roos Community Facilities Act enables cities, counties, special districts, and
school districts to establish community facilities districts (CFDs) and to levy special taxes to fund
a wide variety of facilities and services.

This approach would likely have applicability if there were one or several large property owners
in the Specific Plan Area that wished to fund improvements that would benefit their properties
on a tax-exempt basis. This is not the case.

Enactment of a CFD in the Specific Plan Area would harm the investment climate, and the
ability to achieve approval in an election to authorize the tax is likely doubtful.

Summary

The following inset table shows one scenario indicating how capital requirements and funding
could be aligned for Phases 1 and 2 of the Implementation Program based on potential
application of the sources noted above. In this scenario, about $95 million in funding has been
identified, with a remaining requirement of about $15-$20 million, which would need to be met
through sources whose contribution has not been quantified, such as grants and loans.

As indicated, there is no shortfall for Phase 1, with funding identified in the table.
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CITY OF ROSEVILLE DOWNTOWN SPECIFIC PLAN AREA
SCENARIO OF FUNDING CAPITAL REQUIREMENTS

Phase 1 Phase 2 Total

Capital Requirements $54.4 $58.9 $113.3
Sources of Funding

Redevelopment Tax Increment ' $35.4 $194 $54.8

Sale of City-Owned Properties $5.0 $0.0 $5.0

CDBG $1.0 $1.0 $2.0

In Lieu Parking Fees $2.0 $4.0 $6.0

City Impact Fees $4.5 $4.5 $9.0

Miscellaneous City * $6.5 $3.5 $10.0

City CIP $0.0 $8.8° $8.8
Shortfall $0.0 $17.7 $17.7
Other Resources/Not Quantified

Other City CIP v v

Joint Private/Public Development v v

Grants/Loans v v

! Includes funding from proceeds of 2006 TA bond as part of total: non-housing portion only.
% See text for identification. Could vary substantially depending on policy considerations.

® For 25,000 square foot addition for City office space.

Attachment
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- ATTACHMENT B

Redevelopment funds can be expended for a wide range of qualified activities in the Project
Area, including infrastructure development, assistance to development projects, and affordable
housing. The accompanying projection indicates that this could be a major source of revenue to
fund activities that implement the Specific Plan, bearing in mind, however, that the Project Area
encompasses more than the Specific Plan Area and that, therefore, the Agency may choose to
expend some revenues on projects that are unrelated to the Specific Plan.

The accompanying projections are based on evaluation of data sources provided by city staff,
including the fiscal consultant report prepared in connection with the recent issuance of debt by
the Agency, and comments related to specific development projects that are anticipated to
occur in the Project Area. The projections include both the Agency’s housing and non-housing
funds, through the plan limit year (2029-30) and the last year in which the Agency is entitled to
receive increment (2039-40). Of critical consideration are near to mid-term revenues (say, for
the next ten years) that might be available to implement Specific Plan activities.

The projections include revenues from the 2006 issuance, some of which, as described below
have been earmarked for projects outside the Specific Plan Area. The projections show
potential proceeds from future issuances, using the convention that bonds will be sold at such
time as proceeds of at least $10 million could be realized.

Essentially, the projections take into account all factors affecting receipt of increment by the
Agency. They differ from projections for bonding purposes in several respects: First, for
planning projections, there is no necessity to limit the assumed growth in AV to 2.0% per year;
in these projections, an average annual increase of 5.0% per year is assumed, which is far
below recent trends. Second, repayment of the city loan and payment of operating expenses
are shown as deductions from cash flow; typically, for bonding purposes these items are
assumed to be subordinate obligations and are not shown. The projections assume operating
expenses identified by the Agency and continuation of fagade and revolving loan programs with
expenditures of about $173,000 per year. The reported carry-forward of $15,880,000 to 2007-
2008 is a significant source of funds.

As shown, it appears that within the next ten years it will be possible to support three bond
issues that will each net at least $10 million in proceeds for non-housing projects, and three
bond issues that will net a total of $22.5 million for the housing fund.

To prepare the cash flow projections, KMA consulted with city staff in respect to assumptions for
future development in the Project Area. The development opportunities that will generate tax
increment can be categorized generally as follows:

Keyser Marston Associates, Inc.
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= Development projects that would occur on privately and publicly owned properties that
are now in the process of being pre-entitled by the Agency, in Historic Old Town and in
the Vernon Street Corridor, including Dry Creek. Five properties on 6.33 acres are being
pre-entitled for development that would consist of about 187 dwelling units and 292,000
square feet of commercial space. In consultation with staff, it is deemed reasonable that
these properties could be built-out between 2010-2011 and 2012-2013. Total additional
assessed valuation would be $124.8 million, net of nearly $1 million in present AV on
these parcels.
- (Indicated in red on map)

= Other development opportunities that appear promising in Old Town, the Vernon Street
Corridor, and Riverside Avenue on about 10.0 acres. As in the instance of the pre-
entitled properties, both private and public properties could be put in play, including the
old courthouse at Taylor and Royer Street. About 268 dwelling units and 446,000 square
feet of commercial space could be developed between 2012-13 and 2016-2017, with
associated assessed valuation of $178.1million net of $7.6 million of current AV.
- (Indicated in blue on map)

= Antelope Glen residential in the vicinity of Roseville Parkway and Galleria Boulevard on
about 11.7 acres. The development would consist of 356 units and would generate
$125.3 miillion in tax increment, net of $3.0 million in current AV beginning 2012-2013.
- (Indicated in light green on map)

= Development on a landfill site of about 20 acres for officelretail uses at an overall FAR of
0.3. About 260,000 square feet of commercial space would be developed, with
associated assessed value of $562 million, with development occurring 2011-2012
through 2013-2014.

- (Indicated in yellow on map)

= Completion of the office buildinglparking project adjacent to City Hall will yield
approximately $4 million in additional incremental value (estimated 50% on 07-08 roll).
- (Indicated in pink on map)

Keyser Marston Associates, Inc.
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The projections are summarized on an annual and cumulative basis, in both constant and
current dollars on Table 1 and 2 for the housing and non-housing cash flows, respectively:

The conclusions of our evaluation are shown on Table 1 (non-housing cash flow) and Table 2
(housing cash flow).

For the non-housing portion of the increment stream, we conclude that $31.7 million in
discretionary funds (constant 2007 dollars) will be available through 2012-13 and another $19.4
million will be available through 2017-2018, for a total of $51.1 million. Of this amount, $1.8
million has been designated for Riverside Avenue Streetscape (outside the Specific Plan Area).
Other capital improvement projects for the Specific Plan Area were funded out of bond proceeds
in 2006-2007; Washington Boulevard Underpass, $512,000; Historic District Streetscape,

Keyser Marston Associates, Inc.
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$5,028,000. The amounts from the non-housing portion of tax increment can therefore be
summarized as follows from the foregoing:

= previously funded (out of 2006 bond proceeds) — $5,540,000,
= future Discretionary Projects (through 2017-2018) - $51,100,000,

= (less) funding for improvements outside the Specific Plan Area - $1,770,000
for a total of $54,870,000 from non-housing tax increment.

For the housing portion (Table 2), we indicate $14.0 million in available funds through 2012-
2013 in constant 2007 dollars and an additional $9.9million through 2017-2018, for a total of
$23.9 million. Estimates include housing fund deposits generated by the Roseville
Redevelopment Project; deposits into the Agency’s consolidated housing fund generated by the
Flood Control Project Area are not included.

Table 3 shows the detail of the tax increment projection, which inputs into Tables 1 and 2. Table
4 shows increment from development projects that now appear likely to generate significant new
increment; clearly, over the life of the Plan, new projects in the Specific Plan Area and
elsewhere in the Redevelopment Project (including, notably, projects catalyzed by the Plan and
other projects sponsored by or resulting from Agency activities) will result in additional
generation of tax increment.

Therefore, from the estimates noted above, about $78.2 million (total) in funding on the non-
housing and housing sides would be available to fund projects in the Project Area in the next ten
years, of which about $49.4 million will have been made available through 2012-2013. The non-
housing portion of the tax increment can fund capital improvement projects that have been
identified; the housing portion can be used to assist in the feasibility of residential projects that
include affordable units.
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