Crows Landing Industrial Business Park
Public Financing Authority

www.crowsbizpark.biz

1010 10t Street, Suite 6800
Modesto, CA 95354
Phone: 209-525-6333

AGENDA
Tuesday, September 15, 4:30 PM
Third Floor, Conference Room 3001
1010 10™ Street
Modesto, CA
Welcome and Roll Call

Public Comment* - Please see instructions below
Approval of August 25, 2020 Minutes

1.
2.
3.
4.

Consent Items:
a. None
5. Public Hearing:
a. Continuation of the Third Public Hearing on the Proposed Enhanced Infrastructure Financing District Plan
6. Non-Consent (Action) Items:

a. Approval of a Resolution Proposing the Adoption of the Infrastructure Financing Plan and Formation of the
Crows Landing Industrial Business Park Enhanced Infrastructure Financing District

b. Adoption of an Ordinance Creating the Crows Landing Industrial Business Park Enhanced Infrastructure
Financing District and Approving the Infrastructure Financing Plan

7. Correspondence

8. Additional Matters

9. Adjournment

This meeting will be held in person and any interested party may appear. However, social distancing and face coverings are required
for in-person attendance at the meeting and audience seating capacity is limited. Members of the public may observe the meeting via
telephone and also provide comments or protests to the Public Financing Authority via email in the manner described below:

1. You may listen to the meeting by calling +1 (888) 370-6086 or +1 (559) 512-3189. When prompted enter Conference ID 552 613
314# and follow the instructions.

2. If you prefer to provide written comment or written protest, please submit your comments or protest via email by 4:00 p.m. on
Tuesday, September 15, 2020. Please email the Secretary at cavanahp@stancounty.com and include “Infrastructure Financing Plan”
in the subject line of the email. Comments or protests received by this time will be read aloud by the Secretary at the hearing.

*PUBLIC COMMENT: Limit comments to five (5) minutes so that everyone may be heard. Matters under the jurisdiction of the Authority
and not on this posted agenda may be addressed by the general public at this time, and the Authority may consider adding the item to
the next month’s agenda for further consideration. California law prohibits the Authority from taking any action on a matter that is not on
the posted agenda unless it is determined to be an emergency by the Authority.

REASONABLE ACCOMMODATIONS: In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact Patrick Cavanah at (209) 525-6333. Notification 72 hours prior to the meeting will enable the
Council to make reasonable arrangements to ensure accessibility to this meeting.
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Crows Landing Industrial Business Park
Enhanced Infrastructure Financing District
Public Financing Authority

www.crowsbizpark.biz

1010 10% Street, Suite 6800
Modesto, CA 95354
Phone: 209-525-6333

MEETING MINUTES (DRAFT)
Tuesday, August 25, 2020, 8:00 AM
Third Floor, Conference Room 3001

1010 10™ Street
Modesto, CA

Regular Meeting

Members Present: Supervisor Vito Chiesa (county member), Supervisor Jim DeMartini (county
member), Supervisor Kristin Olsen (county member), David White (public member), Wayne Zipser
(public member)

Members Absent: None

Staff Present: Patrick Cavanah (Chief Executive Office), Rob Taro (Assistant County Counsel),
Keith Boggs (Crows Landing Industrial Business Park Project Manager by phone)

Others Present: Jamie Gomes (EPS/consultant by phone), Russ Powell (EPS/consultant by
phone) Constantine Baranoff (KMTG/consultant by phone), Bill Ross (District Counsel, West
Stanislaus Fire Protection District)

This meeting was held in person and any interested party was able to appear. However, social
distancing and face coverings were required for in-person attendance at the meeting and
audience seating capacity was limited. Members of the public could observe the meeting via
telephone and also provide comments or protests to the Public Financing Authority via email in
the manner described below:

1.

2.

Listen to the meeting by calling +1 (888) 370-6086 or +1 (559) 512-3189. When prompted
enter Conference ID 965 674 134 and follow the instructions.

To provide written comment or written protest, submit your comments or protest via email
by 8:00 am. on Tuesday, August 25, 2020. Email the Secretary at
cavanahp@stancounty.com and include “Infrastructure Financing Plan” in the subject line
of the email. Comments or protests received by this time will be read aloud by the
Secretary at the hearing.

Call to Order: The meeting was called to order at 8:00 a.m. by Chairman White

1. Welcome and Roll Call

All members of the PFA were present.

2. Public Comment*

Individuals interested in providing written public comment were instructed to contact the
PFA Secretary by 8:00 AM on August 25, 2020 via email. One letter from the West
Stanislaus County Fire Protection District (an affected taxing entity) was received
regarding the Public Hearing. No other written public comment was received.

Bill Ross, Counsel for the West Stanislaus Fire Protection District provided oral comment.
He voiced concerns regarding the public hearing noticing process stating the Fire District
had not received notices for the first two public hearings. In addition, he voiced concerns
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, 2020

that the notice did not include the meeting room location of the public hearing. He also
voiced concerns related to compliance with the Brown Act since the meeting agenda, but
not the entire agenda packet, is posted online.

3. Approval of July 14, 2020 Minutes

Approved the minutes as submitted (Olsen/Zipser unanimous)

4. Consent Iltems:

There were no consent items.

5. Public Hearing:

5.a Conducted the third public hearing on the proposed Infrastructure Financing Plan. On
August 24, 2020 a letter from the West Stanislaus Fire Protection District was received.
The letter is attached and is incorporated as written comment on the Infrastructure
Financing Plan.

Bill Ross, District Counsel for the West Stanislaus Fire Protection District provided oral
comments on the Infrastructure Financing Plan. Additional comments and concerns
included:

e Stated the Fire District had no record of receiving any prior public hearing
notices (concerns with the adequacy of notice.

e Made verbal Public Records Act request for analysis on how the
Infrastructure Financing Plan is consistent with the County General Plan
and how fire safety is going to be addressed,;

¢ Stated that new development should pay an impact fee for fire and the Fire
District cannot put an impact fee in place;

¢ Concerned with the presentation of the financing plan. Sought clarity that
the Fire District’s tax increment is not included in the EIFD;

e Concerned the Fire District is not receiving a benefit from the EIFD, but
other services are receiving a benefit.

e Stated the matter should be continued to a future meeting.

Constantine Baranoff (KMTG) provided clarification on the public hearing notice
proceedings and confirmed Fire District’s tax increment will not be contributed to the EIFD
as the District is not a participating taxing entity. Jamie Gomes (EPS) stated the Fire
District is not part of the proposed EIFD.

The Public Financing Authority voted to continue the public hearing to September 15, 2020
at 4:30 p.m. (Chiesa/Zipser unanimous)

6. Non-Consent Items:

6.a No action was taken on the Resolution Proposing the Adoption of the Infrastructure
Financing Plan and Formation of the Crows Landing Industrial Business Park Enhanced
Infrastructure Financing District as the Public Hearing was continued to September 15,
2020.

6.b. No action was taken on the Ordinance Creating the Crows Landing Industrial
Business Park Enhanced Infrastructure Financing District and Approving the Infrastructure
Financing Plan as the Public Hearing was continued to September 15, 2020.

7. Correspondence:

1967283.1
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8. Additional Matters:

There were no additional matters.
9. Adjournment

Meeting adjourned at 9:01 a.m.

Respectfully Submitted,

Patrick Cavanah, Secretary

1967283.1 14896-002



WEST STANISLAUS COUNTY
FIRE PROTECTION DISTRICT

P.0. Box 565, Patterson, CA 95363
(209) 895-8130 fax (209) 895-8139

August 24, 2020

VIA ELECTRONIC TRANSMISSION

Jody L. Hayes, Chief Executive Officer

Patrick Cavanah Senior Management Consultant
Stanislaus County Chief Executive Office

1010 10th Street, Suite 6800
hayesj(@stancounty.com
cavanahp(@stancounty.com

Re: Crows Landing Industrial Park Enhanced Infrastructure Financing District

Dear Mr. Hayes and Mr. Cavanah,

The West Stanislaus County Fire Protection District (“District”) has reviewed the May
2020 Draft Infrastructure Financing Plan (“IFP”) for the Crows Landing Industrial Business Park
Enhanced Infrastructure Financing District (“EIFD”).

On August 18, 2020, the District received the Notice for the Third Public Hearing on the
EIFD' scheduled for August 25, 2020. As an initial matter, however, it should be noted that the
District has no record of receiving any notices for the prior public hearings on the EIFD, and as
such the adequacy of the notice to the District and compliance with the authority for EIFD, is
questionable.

A review of the EIFD indicates that there are several issues in need of clarification with
respect to the District, including impacts on the District’s current and future share of property
taxes from the project site and the estimated financial impact of proposed development on the
District’s services for the next forty-five (45) years and beyond.

That is, the proposed financing has the potential for serious impacts on the District’s
revenue and services plans. Currently, the IFP contains no provision for financing fire protection
services from the District to the new development. As the County is the driving force behind the
development, it should be recognized development fees or other financing mechanisms must be
implemented to fund fire protection services to the new development. Otherwise, the result
would unfairly shift the costs of County-sponsored development onto District taxpayers.

For example, Page 4 of the IFP states:

! The formation and administration of the EIFD is governed by Government Code 53398.50 et seq.
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J. An analysis of the costs to the County of providing facilities and services
to the area of the CLIBP EIFD during the time the area is being developed
and after the area has been developed. Appendix C in Attachment D to
this IFP includes a projection of service costs during the time the
CLIBP EIFD area is being developed and after it has been developed.
It is projected that at the end of the Initial Phase (development estimated
to absorb through 2026), new development in the CLIBP EIFD will
generate about $231,900 (20198) of additional, annual municipal service
costs to the County. Upon buildout and stabilization, new development in
the CLIBP EIFD will generate approximately $3.3 million (20193) of
additional, annual municipal service costs to the County.

However, Appendix C in Attachment D does not reference the District at all. That is,
while the IFP indicates that new development will eventually generate $3.3 million in additional
annual municipal services costs to the County, there is no indication of what the additional costs

will be to the District or other agencies, both during and after the estimated 45-year lifespan of
the EIFD.

Notably, the 2017 Municipal Service Review and Sphere of Influence update for County-
wide Fire Protection Districts (the “MSR”) prepared by the County LAFCO indicated, among
other things, that the condition of the station next to Crows Landing is “poor” and acknowledged
the need for an additional fire station at Crows Landing. (MSR pages 120, 122.)

Regarding impacts on taxing agencies, page 4 of the IFP states:

g An analysis of the projected fiscal impact of CLIBP EIFD and the
associated development upon each ATE [Affected Taxing Entity]. ATEs
are defined as any governmental taxing agency that levied or had levied
on its behalf a property tax on all or a portion of the property located
within the boundaries of the CLIBP EIFD in the fiscal year before the
Jormation of the CLIBP EIFD, but not including any county office of
education, school district, or community college district. No taxing
entity other than the County will allocate tax increment revenues to the
CLIBP EIFD. Given that all other taxing entities will not be impacted
by the formation of the CLIBP EIFD, this IFP includes an analysis of
the fiscal impact of the CLIBP EIFD to the County only. The fiscal
impact analysis is provided as Attachment D of this IFP. It is projected
that at the end of the Initial Phase (development estimated to absorb
through 2026), new development in the CLIBP EIFD will generate an
annual net fiscal surplus of about $3146,200 (20198). Upon buildout of
anticipated new development in the CLIBP EIFD, new development is
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estimated to will generate a net fiscal surplus approximating $511,300
annually (20193). These net fiscal impact analysis results are based on
the assumption that 100 percent of property tax increment generated
by properties in the CLIBP EIFD is allocated to the CLIBP EIFD for

Phase 14 and 75 percent for the remaining phases. For the sake of

clarity, the PFA would be authorized to use 100 percent of the property
tax increment for the duration of the EIFD but the PFA would have
discretion to use less than the maximum amount. The funding scenario
modeled in this report reflects one potential property tax increment
revenue utilization outcome in the EIFD.

While the IFP states that “No taxing entity other than the County will allocate tax

increment revenues to the CLIBP EIFD,” it is unclear what constitutes a “taxing entity.” For

example, since property taxes are imposed and collected by the County on behalf of the District,

would the District be included and thus experience a decrease in its property tax allocation?

The only reference to the District within the IFP is in Attachment D Appendix D,

“Supporting Tables for Revenue and Expenditure Analysis,” which indicates as follows:

Crows Landlng Industrlal Business Park
Flscal impact Analysis
Prelimnary Property Tax Allocatlons for EIFD

Exlsting Tax Post-ERAF Average
Tax Rale Area (TRA) Gross Revenue 1] Post-ERAF
Code  Entity ~TRA 083005 PriorAlloc ~ ~ increase  Gross ERAF Shift Nel Total Distribution
Formula a 1] © dabs+c a I=dve
00010 COUNTY-GENERAL FUND 28.37030% $251,043 $12,458 $263,502 ($144,716) $118,766 15.18598%
00100 CO SUPT OF SCHOOLS 0.46290% $4,096 $203 $4,299 $0 $4,299 0.54965%
00500 COUNTY FIRE SERVICE 0.66410% $5,876 $292 $6,168 {$446) $5,722 0.73155%
10000 HILLS FERRY CEMETERY 1.38210% $12,230 $607 $12,837 $0 $12,837 1.64111%
13800 WEST STANIBLAUS FIRE 2.67780% 522,600 $1,182 $23,041 §778 $24,720 2:18086%
13950 PATTERSON HOSPITAL DISTRICT 4.03940% $35,744 $1,774 $37,518 $0 $37,518 4.79639%
16000 TURLOCK MOSQUITO ABATEMENT 1.32850% $11,756 $583 $12,339 ($1,990) $10,349 1.32304%
17200 WEST STANISLAUS RESOURCE CONSERVATION 0.15960% $§1.412 $70 $1,482 ($214) $1,268 0.16212%
19350 NEWMAN-CROWS LANDING UNIFIED SCHOOL DISTRICT-GEN 46.73170% $413.520 $20,522 $434,041 $0 $434,041 55.48928%
19700 YOSEMITE COMMUNITY COLLEGE DISTRICT-GEN 8.28640% $73.325 $3,639 $76,964 $0 $76,964 9.83928%
19750 COUNTY SCHOOL SERVICE FUND 2.61780% $23,164 $1,150 $24,314 $0 $24,314 3.10838%
19800 SCHOOLS-EQUALIZATION AID 2.15340% $19,055 3946 $20,001 $0 $20,001 2.55695%
19850 SCHOOLS-TUITION 1.22620% $10,850 $538 $11,389 $0 $11,389 1.45599%
ERAF 0.00000% $539 $539 $146,587 $147,126 18.80910%
Total 100.00000% $684,880 $43,814 $928,704 $0 $762,207 100.00000%

Source: Stanislaus Counly Audilor-Conlroller; EPS

{1) Provided by the Stanislaus Counly Audilor-Conlroller

It is unclear to the District what its inclusion on this TRA table entails with respect to its

property tax allocations.

Accordingly, the District requests that the following items be answered and clarified by

the County:

ThA
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1. Would District assessments be applicable to the property? If so, in what manner and
in what timeline? (i.e., in accordance with phased development, or only after the
entire 45-year lifespan of the EIFD?)

2. Confirmation that no portion of the District’s property tax allocation will be used or
affected in connection with the project.

3. How will the District be compensated for the increased cost in providing fire
protection services that will be incurred as the new development proceeds?

4. As the property is developed, what percentage of the property taxes will the District
receive, and in what timeline will that occur?

5. Will CalFIRE continue to use the airstrip for air operations?

It is also worth noting that the EIFD is being advanced at a time when the District has
been involved in fire suppression efforts in Del Puerto Canyon on the SCU Lightning Complex
for the last four days, yet no EIFD or County resources are identified to provide for the
protection of the incremental increase in infrastructure (station renovations, appropriate
apparatus, etc.), much less the District’s operational costs for the significant resources required to
protect commercial and industrial development.

To the extent that the [FP would reduce or negatively impact the District’s current or
future property tax allocation, and/or to the extent that the development would impose
unreimbursed costs to the District, if at all, then the District protests the IFP as currently worded.

Please contact me to discuss these matters further.

Sincerely
Jeff Gregory
Fire Chief

CC3 The Honorable Jon Maring, Chair
and Members of the District Board of Directors

William D. Ross, District Counsel

Maricela L. Vela, City Clerk, City of Patterson



Public Financing Authority of the
Crows Landing Industrial Business Park Enhanced Infrastructure Financing District
Agenda Item

BOARD AGENDA: 5.a
AGENDA DATE: September 15, 2020

SUBJECT:

Third Public Hearing on the Proposed Enhanced Infrastructure Financing District Plan

STAFF RECOMMENDATIONS:

1. Conduct a public hearing on the Proposed Enhanced Infrastructure Financing District
Plan.
2. Consider all written and oral protests.

DISCUSSION:

Enhanced Infrastructure Financing District (EIFD) Law prescribes the process to form an EIFD.
This process includes multiple public hearings as well as communication with landowners,
residents, and taxing entities. The first public hearing occurred on June 9. Staff received no
oral or written comments on the draft plan. The second public hearing occurred on July 14, 2020,
and no oral or written comments were received on the draft plan.

On July 28, the Board of Supervisors adopted a resolution approving the Infrastructure Financing
Plan and on August 3, 2020 a certification was sent to the Department of Financing pursuant to
Government Code Section 53398.54.

No changes have been made to the Infrastructure Financing Plan that was presented as part of
the second public hearing on July 14, 2020. The notice for the third public hearing and
Infrastructure Financing Plan were mailed to the only land owner (NASA) and affected taxing
agencies on August 10, 2020 and posted on the project’s website (http://crowsbizpark.biz/). In
addition, the notice was also published in the Modesto Bee on August 10.

On August 24, 2020 the County’ Chief Executive Office received a letter from the West Stanislaus
County Fire Protection District requesting clarification on five questions. As a result of the letter
and public comment from the District’s Counsel, William D Ross, the Public Financing Authority
continued the hearing to September 15, 2020. County staff responded to the letter on September
4, 2020 to provide clarification. The letter is included as an attachment to this report.

Notice for the continued public hearing and Infrastructure Financing Plan were mailed to the only
land owner (NASA) and affected taxing agencies on September 1, 2020 and posted on the
project’'s website. In addition, the notice was published in the Modesto Bee on September 3,
2020.

As part of this third public hearing the PFA is to consider all written and oral protests received
along with any recommendations, if any, of affected taxing entities. If less than 25% of the of the
combined number of landowners and residents in the area file a protest, the PFA is to adopt the
Infrastructure Financing Plan.

1967339.1 14896-002
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POLICY ISSUE:

This recommendation is consistent with the Board of Supervisors’ direction of pursuing an EIFD
as a necessary tool to assist in financing the development of the Crows Landing Industrial
Business Park.

FISCAL IMPACT:

The EIFD’s funding of infrastructure costs will be limited to new incremental property tax revenue
that is directly derived from development within the proposed EIFD boundary. Stanislaus County
is the only participating taxing agency. The cost of publishing the public hearing notice will be
covered by the Chief Executive Office Crows Landing Air Facility budget.

CONTACT PERSON:

Patrick Cavanah, Sr. Management Consultant Telephone: 209.525.6333
ATTACHMENTS:

1. Correspondence from West Stanislaus Fire Protection District
2. Response to West Stanislaus Fire Protection District
3. Infrastructure Financing Plan

1967339.1 14896-002 Page 2



WEST STANISLAUS COUNTY
FIRE PROTECTION DISTRICT

P.0. Box 565, Patterson, CA 95363
(209) 895-8130 fax (209) 895-8139

August 24, 2020

VIA ELECTRONIC TRANSMISSION

Jody L. Hayes, Chief Executive Officer

Patrick Cavanah Senior Management Consultant
Stanislaus County Chief Executive Office

1010 10th Street, Suite 6800
hayesj(@stancounty.com
cavanahp(@stancounty.com

Re: Crows Landing Industrial Park Enhanced Infrastructure Financing District

Dear Mr. Hayes and Mr. Cavanah,

The West Stanislaus County Fire Protection District (“District”) has reviewed the May
2020 Draft Infrastructure Financing Plan (“IFP”) for the Crows Landing Industrial Business Park
Enhanced Infrastructure Financing District (“EIFD”).

On August 18, 2020, the District received the Notice for the Third Public Hearing on the
EIFD' scheduled for August 25, 2020. As an initial matter, however, it should be noted that the
District has no record of receiving any notices for the prior public hearings on the EIFD, and as
such the adequacy of the notice to the District and compliance with the authority for EIFD, is
questionable.

A review of the EIFD indicates that there are several issues in need of clarification with
respect to the District, including impacts on the District’s current and future share of property
taxes from the project site and the estimated financial impact of proposed development on the
District’s services for the next forty-five (45) years and beyond.

That is, the proposed financing has the potential for serious impacts on the District’s
revenue and services plans. Currently, the IFP contains no provision for financing fire protection
services from the District to the new development. As the County is the driving force behind the
development, it should be recognized development fees or other financing mechanisms must be
implemented to fund fire protection services to the new development. Otherwise, the result
would unfairly shift the costs of County-sponsored development onto District taxpayers.

For example, Page 4 of the IFP states:

! The formation and administration of the EIFD is governed by Government Code 53398.50 et seq.
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J. An analysis of the costs to the County of providing facilities and services
to the area of the CLIBP EIFD during the time the area is being developed
and after the area has been developed. Appendix C in Attachment D to
this IFP includes a projection of service costs during the time the
CLIBP EIFD area is being developed and after it has been developed.
It is projected that at the end of the Initial Phase (development estimated
to absorb through 2026), new development in the CLIBP EIFD will
generate about $231,900 (20198) of additional, annual municipal service
costs to the County. Upon buildout and stabilization, new development in
the CLIBP EIFD will generate approximately $3.3 million (20193) of
additional, annual municipal service costs to the County.

However, Appendix C in Attachment D does not reference the District at all. That is,
while the IFP indicates that new development will eventually generate $3.3 million in additional
annual municipal services costs to the County, there is no indication of what the additional costs

will be to the District or other agencies, both during and after the estimated 45-year lifespan of
the EIFD.

Notably, the 2017 Municipal Service Review and Sphere of Influence update for County-
wide Fire Protection Districts (the “MSR”) prepared by the County LAFCO indicated, among
other things, that the condition of the station next to Crows Landing is “poor” and acknowledged
the need for an additional fire station at Crows Landing. (MSR pages 120, 122.)

Regarding impacts on taxing agencies, page 4 of the IFP states:

g An analysis of the projected fiscal impact of CLIBP EIFD and the
associated development upon each ATE [Affected Taxing Entity]. ATEs
are defined as any governmental taxing agency that levied or had levied
on its behalf a property tax on all or a portion of the property located
within the boundaries of the CLIBP EIFD in the fiscal year before the
Jormation of the CLIBP EIFD, but not including any county office of
education, school district, or community college district. No taxing
entity other than the County will allocate tax increment revenues to the
CLIBP EIFD. Given that all other taxing entities will not be impacted
by the formation of the CLIBP EIFD, this IFP includes an analysis of
the fiscal impact of the CLIBP EIFD to the County only. The fiscal
impact analysis is provided as Attachment D of this IFP. It is projected
that at the end of the Initial Phase (development estimated to absorb
through 2026), new development in the CLIBP EIFD will generate an
annual net fiscal surplus of about $3146,200 (20198). Upon buildout of
anticipated new development in the CLIBP EIFD, new development is
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estimated to will generate a net fiscal surplus approximating $511,300
annually (20193). These net fiscal impact analysis results are based on
the assumption that 100 percent of property tax increment generated
by properties in the CLIBP EIFD is allocated to the CLIBP EIFD for

Phase 14 and 75 percent for the remaining phases. For the sake of

clarity, the PFA would be authorized to use 100 percent of the property
tax increment for the duration of the EIFD but the PFA would have
discretion to use less than the maximum amount. The funding scenario
modeled in this report reflects one potential property tax increment
revenue utilization outcome in the EIFD.

While the IFP states that “No taxing entity other than the County will allocate tax

increment revenues to the CLIBP EIFD,” it is unclear what constitutes a “taxing entity.” For

example, since property taxes are imposed and collected by the County on behalf of the District,

would the District be included and thus experience a decrease in its property tax allocation?

The only reference to the District within the IFP is in Attachment D Appendix D,

“Supporting Tables for Revenue and Expenditure Analysis,” which indicates as follows:

Crows Landlng Industrlal Business Park
Flscal impact Analysis
Prelimnary Property Tax Allocatlons for EIFD

Exlsting Tax Post-ERAF Average
Tax Rale Area (TRA) Gross Revenue 1] Post-ERAF
Code  Entity ~TRA 083005 PriorAlloc ~ ~ increase  Gross ERAF Shift Nel Total Distribution
Formula a 1] © dabs+c a I=dve
00010 COUNTY-GENERAL FUND 28.37030% $251,043 $12,458 $263,502 ($144,716) $118,766 15.18598%
00100 CO SUPT OF SCHOOLS 0.46290% $4,096 $203 $4,299 $0 $4,299 0.54965%
00500 COUNTY FIRE SERVICE 0.66410% $5,876 $292 $6,168 {$446) $5,722 0.73155%
10000 HILLS FERRY CEMETERY 1.38210% $12,230 $607 $12,837 $0 $12,837 1.64111%
13800 WEST STANIBLAUS FIRE 2.67780% 522,600 $1,182 $23,041 §778 $24,720 2:18086%
13950 PATTERSON HOSPITAL DISTRICT 4.03940% $35,744 $1,774 $37,518 $0 $37,518 4.79639%
16000 TURLOCK MOSQUITO ABATEMENT 1.32850% $11,756 $583 $12,339 ($1,990) $10,349 1.32304%
17200 WEST STANISLAUS RESOURCE CONSERVATION 0.15960% $§1.412 $70 $1,482 ($214) $1,268 0.16212%
19350 NEWMAN-CROWS LANDING UNIFIED SCHOOL DISTRICT-GEN 46.73170% $413.520 $20,522 $434,041 $0 $434,041 55.48928%
19700 YOSEMITE COMMUNITY COLLEGE DISTRICT-GEN 8.28640% $73.325 $3,639 $76,964 $0 $76,964 9.83928%
19750 COUNTY SCHOOL SERVICE FUND 2.61780% $23,164 $1,150 $24,314 $0 $24,314 3.10838%
19800 SCHOOLS-EQUALIZATION AID 2.15340% $19,055 3946 $20,001 $0 $20,001 2.55695%
19850 SCHOOLS-TUITION 1.22620% $10,850 $538 $11,389 $0 $11,389 1.45599%
ERAF 0.00000% $539 $539 $146,587 $147,126 18.80910%
Total 100.00000% $684,880 $43,814 $928,704 $0 $762,207 100.00000%

Source: Stanislaus Counly Audilor-Conlroller; EPS

{1) Provided by the Stanislaus Counly Audilor-Conlroller

It is unclear to the District what its inclusion on this TRA table entails with respect to its

property tax allocations.

Accordingly, the District requests that the following items be answered and clarified by

the County:

ThA
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1. Would District assessments be applicable to the property? If so, in what manner and
in what timeline? (i.e., in accordance with phased development, or only after the
entire 45-year lifespan of the EIFD?)

2. Confirmation that no portion of the District’s property tax allocation will be used or
affected in connection with the project.

3. How will the District be compensated for the increased cost in providing fire
protection services that will be incurred as the new development proceeds?

4. As the property is developed, what percentage of the property taxes will the District
receive, and in what timeline will that occur?

5. Will CalFIRE continue to use the airstrip for air operations?

It is also worth noting that the EIFD is being advanced at a time when the District has
been involved in fire suppression efforts in Del Puerto Canyon on the SCU Lightning Complex
for the last four days, yet no EIFD or County resources are identified to provide for the
protection of the incremental increase in infrastructure (station renovations, appropriate
apparatus, etc.), much less the District’s operational costs for the significant resources required to
protect commercial and industrial development.

To the extent that the [FP would reduce or negatively impact the District’s current or
future property tax allocation, and/or to the extent that the development would impose
unreimbursed costs to the District, if at all, then the District protests the IFP as currently worded.

Please contact me to discuss these matters further.

Sincerely
Jeff Gregory
Fire Chief

CC3 The Honorable Jon Maring, Chair
and Members of the District Board of Directors

William D. Ross, District Counsel

Maricela L. Vela, City Clerk, City of Patterson
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Via e-mail: jgregory@ci.patterson.ca.us

Chief Jeff Gregory

West Stanislaus County Fire Protection District
PO Box 565

Patterson, CA 95363

Re: Crows Landing Industrial Business Park Enhanced Infrastructure Financing
District

Dear Chief Gregory:

The County of Stanislaus (County) is in receipt of your letter regarding the Crows Landing
Industrial Business Park (CLIBP) Enhanced Infrastructure Financing District (EIFD) received
on August 24, 2020. Your letter included five questions seeking clarification. Additionally,
your district's counsel, William D. Ross, attended the August 25, 2020, Public Financing
Authority (PFA) public hearing and raised additional concerns. This letter is intended to
address the West Stanislaus County Fire Protection District’s (District) questions and provide
clarification on the EIFD and the public noticing process.

First of all, with regard to noticing and Brown Act compliance, the law governing the EIFD
sets specific noticing and communication requirements. All notices and communications
were sent to the District’s P.O. Box at the following address:

West Stanislaus Fire Protection District
Attn: Chief Jeff Gregory
PO Box 565
Patterson, CA 95363

The following communications were sent to the District:

1010 10 Street, Ste. 6800, Modesto, CA 95354 Post Office Box 3404
Modesto, California 95353 Phone: 209.525.6333 Fax: 209.544.6226

STRIVING TOGETHER TO BE THE BEST!




Chief Jeff Gregory
West Stanislaus County Fire Protection District
September 4, 2020

Page 2
Item Date Mailed
County Board Resolution of Intention and Notice of March 20, 2020
March 31 Public Financing Authority meeting i
Copy of the Draft Infrastructure Financing Plan March 27, 2020

Notice of the First Public Hearing on the Infrastructure May 12, 2020
Financing Plan

Notice of the Second Public Hearing on the July 1, 2020
Infrastructure Financing Plan and a copy of the
Infrastructure Financing Plan

Notice of the Third Public Hearing on the Infrastructure | August 10, 2020
Financing Plan and a copy of the Infrastructure
Financing Plan

We are not aware of any of the above referenced notices being returned.

The Notice of the Public Hearings were also published in the Modesto Bee and posted on the
project’s website as required by EIFD law. Additionally, a copy of the Infrastructure Financing
Plan has been posted on the project’s website.

In addition to the EIFD noticing requirements set forth above, we are also in compliance with
the Brown Act (See California Government Code Section 54950 et seq.) as we have
previously posted the meeting agenda at the location of the meetings, 1010 Tenth Street
Place, Modesto, CA at least 72 hours prior to every meeting, and in addition the agenda was
posted online.

Moreover, County staff has documented that they have had conversations with District
representatives regarding the CLIBP and EIFD. On July 10, 2020, the PFA Secretary was
contacted by a District staff member regarding the EIFD and CLIBP, and on July 27, 2020,
there was an additional discussion between County staff and District staff and they were able
to discuss the CLIBP and EIFD at length.

Accordingly, we feel that all necessary noticing requirements were satisfied.

At the August 25, 2020, Public Hearing, Mr. Ross raised the concern regarding General Plan
consistency. Government Code Section 53398.63 requires the Infrastructure Financing Plan
be consistent with the County’s General Plan. The use of an EIFD to fund backbone
infrastructure was contemplated in the CLIBP Specific Plan’s Financing Plan. The Specific
Plan underwent full California Environmental Quality Act (CEQA) review and was approved
by the Stanislaus County Board of Supervisors (BOS) during their regularly scheduled and
noticed meeting on December 4, 2018. The matter had been referred to the BOS by the
Stanislaus County Planning Commission with their recommendation of approval after their
regularly scheduled and noticed meeting on November 15, 2018. The Infrastructure
Financing Plan references the CLIBP Specific Plan which is consistent with the County’s
General Plan.



Chief Jeff Gregory

West Stanislaus County Fire Protection District
September 4, 2020

Page 3

The County’s answers to your questions are as follows:

Question 1: Would District assessments be applicable to the property? If so, in what manner
and in what timeline? (i.e., in accordance with phased development, or only after the entire
45-year lifespan of the EIFD?)

Response: Any Benefit Assessment District the District has formed that includes the territory
of the CLIBP EIFD has been in effect and would remain in effect for that territory without
regard to the EIFD. The Engineer's Report prepared for the formation of the Benefit
Assessment District will provide instruction how assessments are to be assigned to land uses
within the property. We encourage the District to update its assessments for industrial and
commercial uses accordingly. Development is several years away, and the County team is
prepared to share with the District all Specific Plan strategies and land use types so that the
analysis can be done prior to tenant occupancies. Again, all materials are available online
for your review.

Question 2: Confirmation that no portion of the District’'s property tax allocation will be used
or affected in connection with the project.

Response: The Infrastructure Financing Plan makes clear that the EIFD does not include
revenues from any other taxing entity except the County of Stanislaus. Page 4 of the
document reads as follows:

“No taxing entity other than the County will allocate tax increment
revenues to the CLIBP EIFD. Given that all other taxing entities
will not be impacted by the formation of the CLIBP EIFD, this IFP
includes an analysis of the fiscal impact of the CLIBP EIFD to
the County only.”

The Infrastructure Financing Plan and this letter confirm that no portion of the District’'s
property tax allocation will be used or affected by the new development proceeds.

Question 3: How will the District be compensated for the increased cost in providing fire
protection services that will be incurred as the new development proceeds?

Response: Table D-1 of the Infrastructure Financing Plan shows that the District receives
approximately 3.16% of the Proposition 13 ad valorem property tax. Because the area within
the EIFD is publicly-owned land that has a zero assessed valuation, all new incremental
development that is assessable and would be subject to ad valorem taxes would increase the
assessed value above the existing zero base. Accordingly, the District would receive its
property tax allocation from the new incremental assessed value in the typical manner that
the District receives its property tax allocations. Additionally, new development will pay the
necessary benefit assessments as the District articulates.
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West Stanislaus County Fire Protection District
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Question 4: As the property is developed, what percentage of the property taxes will the
District receive, and in what timeline will that occur?

Response: As noted above, the District will receive its post-ERAF share of the ad valorem
property tax (displayed as 3.16% of the property tax allocation for Fiscal Year 2019-2020).
Receipt of property tax revenue would be consistent with the timeframes within which the
District presently receives its property tax allocation from the County.

Question 5: Will CalFIRE continue to use the airstrip for air operations?
Response: Yes, only in emergency situations and under special, temporary use agreement.

The Public Financing Authority will be holding a continuation of the Third Public Hearing to
approve the Infrastructure Financing Plan. | hope this letter is able to address the District’s
concerns; however, if there are still questions please feel free to contact Keith Boggs from
the County Chief Executive Office to discuss. Mr. Boggs can be reached at (209) 652-1514.

Sincerely,

’ / ”/

Raul L. Mendez
Assistant Executive Officer

RLM:pc

ce: West Stanislaus County Fire Protection District Board
William D. Ross, District Counsel
Maricela L. Vela, City Clerk, City of Patterson
Public Financing Authority
Jody Hayes, Chief Executive Officer
Rob Taro, Assistant County Counsel
Patrick Cavanah, Senior Management Consultant
Keith Boggs, Crows Landing Industrial Business Park Project Manager
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1. Introduction

Crows Landing Industrial Business Park
Enhanced Infrastructure Financing District

Project Overview

The Crows Landing Air Facility was commissioned in 1942 as an auxiliary airfield to the
Naval Air Station Alameda. The end of the Cold War reduced military operations at Crows
Landing. The Department of Defense’s Base Closure and Realignment Commission
(BRAC) identified the airfield for closure during the 1990s. In 1999, the United States
Congress passed Public Law 106-82 to convey the airfield to Stanislaus County (County).
Since taking ownership of the airfield, the County has sought opportunities to revitalize
the western County’s economy through the reuse of the former airfield to benefit the
County residents and the region as a whole.

The County has pursued development of a locally based, regional employment center on
the 1,528-acre former military property to improve its jobs-to-housing balance and to
provide sustainable-wage jobs that will not require long commutes outside of the County.
As such, the County has prepared and adopted the Crows Landing Industrial Business
Park (CLIBP) Specific Plan in December of 2018. The Specific Plan identified required
public infrastructure needed to serve the CLIBP. An initial infrastructure financing plan
for the Specific Plan developed infrastructure costs in 2015 dollars. Interwest Consulting
Group updated infrastructure costs in 2019 and prepared a Financing Plan Update which
provides infrastructure cost estimates that are adjusted for inflation based upon the
expected completion of infrastructure phasing.

AECOM prepared a CLIBP Financing Plan in November 2016 that identified potential
funding sources for public infrastructure and services required to serve the Specific Plan.
Public financing options for public infrastructure included special districts, such as Mello-
Roos Community Facilities Districts (CFDs) and Enhanced Infrastructure Financing
Districts (EIFDs). Economic & Planning Systems, Inc. (EPS) prepared initial estimates of
tax increment revenues that could be generated through an EIFD formed over the
Specific Plan for that 2016 Financing Plan document.

Enhanced Infrastructure Financing District Formation and Public Financing
Authority

California Government Code sections 53398.50-53398.88 (Enhanced Infrastructure
Financing District [EIFD] Law) enabled jurisdictions to consider formation of EIFDs as a
means of using tax increment financing to fund a variety of eligible improvements with
communitywide benefit. An EIFD may be formed by resolution of the governing body of
an affected taxing entity (ATE) proposing to dedicate all or a portion of its incremental
property tax revenue to the EIFD. Formation of an EIFD establishes a Public Financing

21\Shored\Projects\SAC\162000\152055 Crows Landing EIFD Formation\Reports\ 162055 Draft 1F lan 07-2020 docx 1 Economic & Planning Systems, Inc. (EPS)
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Authority (PFA) that operates as the governing board of the district once the EIFD is
formed. As is the case for the proposed Crows Landing Industrial Business Park EIFD
(CLIBP EIFD), if the EIFD has only 1 ATE, then the PFA’'s membership shall consist of
3 members of the legislative body of the participating entity (e.g., County) and

2 members of the public chosen by the legislative body.* Thus, for the CLIBP EIFD, the
PFA will consist of 3 members of the Board of Supervisors and 2 public members for a
total of 5 members.

Infrastructure Financing Plan

This Infrastructure Financing Plan (IFP) for the CLIBP EIFD has been prepared in
accordance with the EIFD Law. The CLIBP EIFD will be an important tool for the County to
continue its efforts to transition the CLIBP from a former naval airbase site that has been
vacant for decades to a vibrant, mixed-use business park that will bring jobs and
economic development opportunities to western Stanislaus County and the region.

The CLIBP EIFD will be funded solely from property tax increment revenues. The CLIBP
EIFD does not impose any new tax on property owners, and the County will be the sole
ATE that will participate in and contribute property tax increment revenues to the CLIBP
EIFD.

As required by Government Code Sections 53398.59-53398.74, this IFP contains the
following information:

1. A map and legal description of the proposed CLIBP EIFD boundaries as presented in
Attachment A.

2. A description of the public facilities and other forms of development or financial
assistance proposed in the area of the district, including those to be provided by the
private sector, those to be provided by governmental entities without assistance from
the CLIBP EIFD, those to be financed with assistance from the proposed CLIBP EIFD,
and those to be provided jointly by a governmental entity and the private sector, as
presented in Chapter 2.

3. A finding that the development and financial assistance are of communitywide
significance and provide significant benefits to an area larger than the area of the
CLIBP EIFD. This information is presented in Chapter 2.

4. A financing section, containing all of these:

a. A specification of the maximum portion of the incremental tax revenue of each
affected taxing entity proposed to be committed to the CLIBP EIFD each year
during which the CLIBP EIFD will receive incremental property tax revenue. It is
important to note that no taxing entity other than the County will allocate tax
increment revenues to the CLIBP EIFD. The maximum portion of the County’s

1 California Government Code Section 53398.51.1 (1).
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property tax increment revenue allocation proposed to be apportioned,
subject to applicable law, to the EIFD will be 100.0 percent until such
time as the cost of eligible EIFD facilities has been satisfied as described
in Chapters 2 and 3.

b. A projection of the amount of tax revenues expected to be received by the CLIBP
EIFD in each year during which the CLIBP EIFD will receive tax revenues,
including an estimate of the amount of tax revenues attributable to each ATE for
each year. An annual projection of tax revenues to be allocated to the
CLIBP EIFD is contained in Chapter 3 of this IFP. The inputs and
assumptions used in this IFP are based on information available as of preparation
of this IFP about recent historic, current, and anticipated trends. These
projections are considered reasonable for planning purposes, but actual results
will differ from those estimates included in this IFP.

C. A plan for financing facilities to be assisted by the CLIBP EIFD, including a
description of any intention to incur debt. The financing plan is presented in
Chapter 3 of this IFP. It is not anticipated at the time that bonds will be issued
by the PFA. However, if the PFA chooses to issue bond debt secured by the CLIBP
EIFD tax increment revenues when it is financially prudent to do so, based on the
tax revenue projections contained in this IFP, it is estimated that a range of
approximately $10.3 million to $31.7 million (2019 dollars) of net bond
proceeds could be generated during the duration of the EIFD. This project is
based upon available tax increment revenues during the infrastructure
construction period of the EIFD. Attachment E shows two assumed EIFD bond
issuances. This projection, which is included in Attachment E, is considered
reasonable for planning purposes, but actual results will differ from those
estimates included in this IFP.

d. A limit on the total number of dollars of property tax increment revenue that may
be allocated to the CLIBP EIFD pursuant to this IFP. The maximum number of
dollars of tax revenue that may be allocated to the CLIBP EIFD shall not
exceed $400 million (as shown in Chapter 3), unless modified by the PFA.

e. A date on which the CLIBP EIFD will cease to exist, by which time, all tax revenue
allocation to the CLIBP EIFD will end. Pursuant to Government Code section
53398.63 et seq., the maximum duration of an EIFD is 45 years from the date on
which the issuance of bonds is approved, pursuant to subdivision (a) of section
53398.81, or the issuance of a loan to the CLIBP EIFD is approved by an affected
taxing entity pursuant to section 53398.87. Based on these requirements, the
proposed CLIBP EIFD termination date will be the earlier of (a) 45 years
following the first bond issuance by the PFA; or, (b) 45 years after the
County approves a loan to the CLIBP EIFD. The specific dates on which
those actions may be taken for the CLIBP EIFD are not known at this
time. However, the CLIBP EIFD will cease to exist by no later than
June 30, 2100. The financial projections are based on the assumption that the
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CLIBP EIFD will be formed in Fiscal Year (FY) 2020/21 and will begin receiving tax
revenues in FY 2022/23. The financial analysis in this IFP is based on the
assumption that the PFA would not seek approval for the issuance of bonds before
FY 2020/21, and the County would not provide a loan to the CLIBP EIFD before
that date, noting specifically that these assumptions do not preclude the PFA from
taking alternative actions.

f. An analysis of the costs to the County of providing facilities and services to the
area of the CLIBP EIFD during the time the area is being developed and after the
area has been developed. Appendix C in Attachment D to this IFP includes a
projection of service costs during the time the CLIBP EIFD area is being
developed and after it has been developed. It is projected that at the end of
the Initial Phase (development estimated to absorb through 2026), new
development in the CLIBP EIFD will generate about $231,900 (20199%) of
additional, annual municipal service costs to the County. Upon buildout and
stabilization, new development in the CLIBP EIFD will generate approximately
$3.3 million (20199%) of additional, annual municipal service costs to the County.

g. An analysis of the projected fiscal impact of CLIBP EIFD and the associated
development upon each ATE. ATEs are defined as any governmental taxing
agency that levied or had levied on its behalf a property tax on all or a portion of
the property located within the boundaries of the CLIBP EIFD in the fiscal year
before the formation of the CLIBP EIFD, but not including any county office of
education, school district, or community college district. No taxing entity other
than the County will allocate tax increment revenues to the CLIBP EIFD.
Given that all other taxing entities will not be impacted by the formation
of the CLIBP EIFD, this IFP includes an analysis of the fiscal impact of the
CLIBP EIFD to the County only. The fiscal impact analysis is provided as
Attachment D of this IFP. It is projected that at the end of the Initial Phase
(development estimated to absorb through 2026), new development in the CLIBP
EIFD will generate an annual net fiscal surplus of about $146,200 (2019%). Upon
buildout of anticipated new development in the CLIBP EIFD, new development is
estimated to generate a net fiscal surplus approximating $511,300 annually
(2019%). These net fiscal impact analysis results are based on the assumption
that 100 percent of property tax increment generated by properties in the CLIBP
EIFD is allocated to the CLIBP EIFD for Phase 1A and 75 percent for the remaining
phases. For the sake of clarity, the PFA would be authorized to use 100 percent
of the property tax increment for the duration of the EIFD but the PFA would have
discretion to use less than the maximum amount. The funding scenario modeled
in this report reflects one potential property tax increment revenue utilization
outcome in the EIFD.

5. A plan for replacing dwelling units that are proposed to be removed in the course of
public works construction in the district or private development in the district that is
subject to a written agreement with the district or that receives financial assistance
from the district. No dwelling units will be removed as a result of any project
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identified in this IFP. Therefore, a housing replacement plan is not included
in this IFP.

The goals the district proposes to achieve for each project to be financed by the
district. The district’s goals for each project to be financed by the CLIBP EIFD
are addressed in Chapter 2 of this IFP.

Economic & Planning Systems, Inc. (EPS)

Z:\Shared\Projects\SAC\182000\182058 Crows Landing EIFD Formation\Reports\182058 Draft IF Plan 07-2020.docx 5



Crows Landing Industrial Business Park Enhanced Infrastructure Financing District—
Infrastructure Financing Plan Final Report
July 2020

THIS PAGE INTENTIONALLY LEFT BLANK

Economic & Planning Systems, Inc. (EPS) 6 21\Shared\Projects\SAC\1820001162058 Crows Landing EIFD Formation Reports\ 162058 Draft IF lan 07-2020.cocx



Crows Landing Industrial Business Park Enhanced Infrastructure Financing District—
Infrastructure Financing Plan Final Report
July 2020

2. CLIBP EIFD Overview and
Description of Facilities

Description of CLIBP EIFD

The CLIBP EIFD is being considered to provide partial funding for construction of the
infrastructure needed for CLIBP development. The estimated cost to design and construct
the EIFD-eligible infrastructure is approximately $249.6 million (in 2019 dollars).

EIFD revenues would be limited to net-new incremental property tax revenue that is
directly derived from development in the CLIBP EIFD. The CLIBP EIFD is proposed to
provide reimbursement for loans made to the CLIBP EIFD by the County to fund initial
construction work.

Anticipated Future Development in EIFD

The CLIBP EIFD includes approximately 823.0 developable acres. Table 2-1 shows the
planned nonresidential development in the CLIBP EIFD. Approximately 13.5 million
nonresidential building square feet is anticipated to occur in the CLIBP EIFD.
Development is anticipated to be constructed over a 30- to 40-year buildout period.
Table 2-1 shows assumed development by phase over a 40-year period.

Although the financing section of this report is based on a certain assumed pace of
development, the actual timing of development may differ from those assumptions on
which this analysis is based.
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Table 2-1
Tax Increment Analysis
Land Use and Absorption Assumptions

Total Total Percentage Years to Annual Avg. Absorption
Land Use Acreage Bldg. SF. of Total Absorb Acres Bldg. SF.
Phase 1A
Logistics/Distribution 52.0 792,792 14% 5 10.40 158,558
Light Industrial 41.0 625,086 11% 5 8.20 125,017
Business Park 10.0 152,460 12% 5 2.00 30,492
Aviation Related 0.0 0 0% 5 - -
Total Phase 1A 103.0 1,570,338 12% 20.60 314,068
Phase 1B
Logistics/Distribution 138.0 2,103,948 37% 15 9.20 140,263
Light Industrial 110.0 1,677,060 29% 15 7.33 111,804
Business Park 28.0 426,888 33% 15 1.87 28,459
Aviation Related 0.0 0 0% 15 - -
Total Phase 1B 276.0 4,207,896 31% 18.40 280,526
Phase 2
Logistics/Distribution 57.0 993,168 18% 10 5.70 99,317
Light Industrial 71.0 1,237,104 21% 10 7.10 123,710
Business Park 14.0 243,936 19% 10 1.40 24,394
Aviation Related 46.0 801,504 100% 10 4.60 80,150
Total Phase 2 188.0 3,275,712 24% 18.80 327,571
Phase 3
Logistics/Distribution 102.0 1,777,248 31% 10 10.20 177,725
Light Industrial 128.0 2,230,272 39% 10 12.80 223,027
Business Park 26.0 453,024 35% 10 2.60 45,302
Aviation Related 0.0 0 0% 10 - -
Total Phase 3 256.0 4,460,544 33% 25.60 446,054
Project Total
Logistics/Distribution 349.0 5,667,156 40 8.73 141,679
Light Industrial 350.0 5,769,522 40 8.75 144,238
Business Park 78.0 1,276,308 40 1.95 31,908
Aviation Related 46.0 801,504 40 1.15 20,038
Project Totals 823.0 13,514,490 20.58 337,862
absorb_sum

Sources: Crows Landing Industrial Business Park Specific Plan
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EIFD-Financed Facilities

The EIFD is authorized to finance the purchase, construction, expansion, improvement, or
rehabilitation of the facilities described herein. These facilities have an estimated useful
life of 15 years or longer and are projects of communitywide significance that provide
significant benefits to the EIFD or the surrounding community. Any facilities located
outside the boundaries of the EIFD have a tangible connection to the work of the EIFD.
The EIFD will also finance planning and design activities that are directly related to the
purchase, construction, expansion, or rehabilitation of these facilities. Facilities authorized
to be financed by the EIFD include the following infrastructure projects:

e The ongoing or capitalized costs to maintain public capital facilities financed in whole
or in part by the EIFD.

e Highways, interchanges, ramps and bridges, arterial streets, parking facilities, and
transit facilities.

e Sewage treatment and water reclamation plants and interceptor pipes.
e Facilities for the collection and treatment of water for urban uses.

e Flood control levees and dams, retention basins, and drainage channels.
e Parks, recreational facilities, and open space.

e Facilities for the transfer and disposal of solid waste, including transfer stations and
vehicles.

e The development of projects on a former military base, provided that the projects are
consistent with the military base authority reuse plan and are approved by the
military base reuse authority, if applicable.

e Acquisition, construction, or repair of industrial structures for private use.

A description of the authorized facilities is provided in Attachment B. All these EIFD-
eligible infrastructure projects would need to be constructed to County standards. Below
are descriptions of the types of costs authorized to be CLIBP EIFD-financed.

Description and Estimated Cost of EIFD Facilities

Cost estimates for EIFD facilities are derived from the Crows Landing Industrial Business
Park Financing Plan Update, prepared by Interwest Consulting Group, dated March 22,
2019. Total estimated costs for CLIBP EIFD facilities equal approximately $249.6 million
(in 2019 dollars). The estimated costs are based on the following types of CLIBP EIFD-
eligible facilities. Costs are summarized by phase in Table 2-2.
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Table 2-2

Crows Landing Industrial Business Park
EIFD Infrastructure

Summary of Infrastructure Costs By Phase

Total
Phase Onsite Costs Offsite Costs Costs
Phase 1A $26,597,630 $3,024,375 $29,622,005
Phase 1B $51,118,316 $33,968,029 $85,086,345
Phase 2 $55,672,862 $8,656,840 $64,329,702
Phase 3 $52,594,402 $17,945,680 $70,540,082
Total Costs $185,983,210 $63,594,924 $249,578,134

"summ_costs"

Source: Crows Landing Industrial Park Financing Plan Update, March 22, 2019
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Transportation Facilities

Transportation improvements include the following items: acquisition of land and
easements; roadway design; project management; geotechnical engineering, testing, and
observations; bridge crossings and culverts; clearing, grubbing, and demolition; grading,
soil import/export, paving (including slurry seal), and decorative/enhanced pavement
concrete or pavers; power pole relocations; joint trenches, underground utilities, and
undergrounding of existing utilities; dry utilities and appurtenances; curbs, gutters,
sidewalks, bike trails (including on- and off-site), and roadway tunnels; park and ride
facilities, bus rapid transit improvements, including transfer stations and regional public
transit improvements, including transit station(s); retaining walls, sound walls, enhanced
fencing, and access ramps; street lights, signalization, and traffic signal control systems;
bus turnouts; signs and striping; erosion control; median and parkway landscaping and
irrigation; entry monumentation; bus shelters; masonry walls; traffic control and agency
fees; and other improvements related thereto. Eligible improvements for the roads listed
above also include any and all necessary underground potable and non-potable water,
sanitary sewer, and storm drainage system improvements.

Sewer Improvements

Authorized facilities include any and all on- and off-site backbone sewer infrastructure
facilities; including pipelines and all appurtenances thereto; manholes; tie-in to existing
main line; force mains; lift stations; odor-control facilities; sewer treatment plant
improvements and permitting related thereto; and related sewer system improvements,
and all sewer facilities in/associated with authorized transportation improvements.

Potable Water and Non-Potable Improvements

Authorized facilities include any and all on- and off-site backbone water facilities designed
to meet the needs of development of the project. These facilities include potable and
non-potable mains, valves, services, and appurtenances; wells; and water treatment and
storage facilities, and related improvements, including but not limited to: site clearing,
grading, and paving; curbs and gutters; recycled water storage tanks, booster pump
stations, and all appurtenances thereto; wells; water treatment; stand-by generator; site
lighting, drainage, sanitary sewer, and water service; landscaping and irrigation; access
gates and fencing; and striping and sighage.

Storm Drainage Improvements

Authorized facilities include any and all on- and off-site backbone drainage and storm
drainage improvements designed to meet the needs of development of the project.
These facilities include mains, pipelines and appurtenances, outfalls and water quality
measures, temporary drainage facilities, detention/retention basins, and drainage
pretreatment facilities; drainage ways/channels, pump stations, landscaping, and
irrigation; access roads, gates, and fencing; and striping and signage.
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Incidental Expenses

In addition to the direct costs of the above facilities, other incidental expenses as
authorized by the EIFD Law, including, but not limited to, the cost of engineering,
planning, and surveying; construction staking; utility relocation and demolition costs
incidental to the construction of the facilities; costs of project/construction management;
costs (including the costs of legal services) associated with the creation of the EIFD;
issuance of bonds or other debt; costs incurred by the County of Stanislaus or the EIFD in
connection with the division of taxes pursuant to Government Code section 53398.75;
costs otherwise incurred in order to carry out the authorized purposes of the EIFD; and
any other expenses incidental to the formation and implementation of the EIFD and to
the construction, completion, inspection, and acquisition of the authorized facilities.

EIFD-Funded Facilities

The following sections required by EIFD Law describe how EIFD facilities may be
constructed, whether privately or publicly. At the time of EIFD formation, it is uncertain
whether the County and CLIBP developers might jointly provide EIFD-funded facilities.
The EIFD and IFP are flexible to fund facilities that may be constructed entirely privately,
jointly by the private sector and the County, or entirely County constructed.

Facilities to Be Provided by the Private Sector

Public facilities constructed by the private sector may be eligible for reimbursement from
the County through funds generated by the EIFD, development impact fees, or land-
secured financing districts, such as Mello-Roos Community Facilities Districts (CFDs) or
Assessment Districts (ADs).

Facilities to Be Provided by the Public Sector Without Assistance from the
EIFD

Separate from EIFD-funded facilities, specifically related to overall development of the
CLIBP, the County may use available funds to construct eligible public infrastructure,
such as County-imposed development impact fees, tobacco settlement funds or funds
from other available sources. The provisions of this IFP do not preclude the County or
other public-sector entity from providing facilities without assistance from the EIFD.

Facilities Provided Jointly by Private Sector and Governmental Entities

It is possible that EIFD-funded facilities may be funded by some combination of private
and governmental entity (County) effort. This IFP does not preclude this potential
outcome.

Economic & Planning Systems, Inc. (EPS) 12 21\Shared\Projects\SAC\1820001162058 Crows Landing EIFD Formation Reports\ 162058 Draft IF lan 07-2020.cocx



Crows Landing Industrial Business Park Enhanced Infrastructure Financing District—
Infrastructure Financing Plan Final Report
July 2020

Communitywide Benefits of EIFD-Funded
Facilities

County investment in EIFD-funded public facilities related to the CLIBP EIFD construction
is anticipated to leverage private investment in the redevelopment of the former airfield
and area adjacent to the EIFD boundaries. The County and surrounding region would
recognize one-time and ongoing economic benefits from these investments.

Specifically, since taking ownership of the airfield, the County has sought opportunities to
revitalize the western County’s economy through the reuse of the former airfield to
benefit the County residents and the region as a whole. Communitywide benefits of EIFD
funded facilities would come from the revitalization of economy of the western County
resulting from the full development of the CLIBP. The County is investing in public
infrastructure to encourage economic development along the I5 corridor, which could
lead to development of living-wage jobs in a portion of the County that currently lacks
such employment opportunities. Economic benefits will accrue to nearby communities,
such as Crows Landing and Newman.

Enhanced property values resulting from investment in public infrastructure will also
provide tax revenues that can be used to fund critical public services in the western
portion of the County.

Goals Achieved by EIFD-Funded Facilities

Development of the Crows Landing Industrial Business Park supports the Board of
Supervisors’ priorities of Developing a Healthy Economy and Delivering Efficient Public
Services and Community Infrastructure. Specifically, the development will encourage
and support the following goals:

e Focus on engaging families to participate in and be supported by a healthy economy.
e Facilitate job creation.
e Promote an attractive regional environment.

Successfully developing an industrial business park folds into the important role that
County government plays in creating a healthy and thriving economy that provides
diversified economic opportunities. The County is committed to supporting an economic
environment that allows for increased employment, business growth, and general
economic advancement. The development of the Crows Landing Industrial Business Park
will create a regional employment center closer to where County residents reside.
Developing the infrastructure system is essential to the quality of life for the residents of
Stanislaus County, and to the maintenance and expansion of a robust economy. The
development of the business park would provide direct and indirect jobs and ongoing
economic output. Significant benefits to the overall economy and quality of life through
this development would be a direct result of this effort.
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3. Financing Section

This chapter describes the financing of CLIBP EIFD facilities and the maximum portion of
property tax increment revenues that may be dedicated to the CLIBP EIFD. Estimates of
CLIBP EIFD revenues are described in this chapter, as well as the estimated fiscal impacts
of the proposed new development on the County’s General Fund.

Maximum Portion of Incremental Tax
Revenue Committed to EIFD

The County is only pledging incremental property tax revenues to the CLIBP EIFD and is
not pledging other sources of eligible revenues. As described in this Financing Section,
incremental property tax revenues may only include property tax revenues. The
maximum portion of incremental property tax revenues (as defined above) the County is
proposed to commit to the EIFD is 100 percent of the County’s share of annual property
tax revenues attributable to CLIBP EIFD properties.

Tax Revenue Projections

Tax revenues available to the CLIBP EIFD will be based on the County’s share of property
tax revenue attributable to the growth in taxable assessed value in the CLIBP EIFD
beginning FY 2020/21. Property tax revenue is collected by the County Tax Collector
through a 1.0 percent general tax levy on the taxable assessed value of all real property.
The 1.0 percent property tax levy is collected and distributed to agencies within the
County’s geographic area, including the County, school districts, and special districts in
accordance with applicable state statutes.

This section describes anticipated CLIBP EIFD revenues by year, with consideration to the
statutory framework dictating the distribution of property tax revenues as that framework
may change over time. Table 3-1 summarizes the estimated maximum CLIBP EIFD
revenue projections by year (at 100 percent of the County’s share of annual property
taxes), and the following sections offer a detailed description of the analysis supporting
the revenue projections. As described later in this chapter, the fiscal impact analysis is
based on the assumption that the property tax allocation to the EIFD would be reduced to
75 percent from 100 percent following Phase 1. Please refer to the Fiscal Impact Analysis
section and Table 8 in Attachment C for further details.

Figure 1 shows the annual tax increment revenue projections for the EIFD and those
amounts identified for the PFA and the remaining amount to the County General Fund,
based on the assumptions denoted herein. Figure 2 shows the estimated cumulative tax
increment revenue that could accrue to the PFA based on the assumptions in this
Infrastructure Financing Plan document.
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Table 3-1

Tax Increment Analysis
Estimated Annual Tax Revenues and Tax Increment

TRA 083-005
Fiscal Tax Cumulative Cumulative
Year Assessed Proposition 13  Increment Tax EIFD EIFD
Ending Value Property Tax (Post-ERAF) Increment Allocation Allocation
1.00% 15.19% 100.00%
2022 $ - 8 - 8 - 8 - $ - 8 -
2023 $ 42,917,338 $ 429,173 $ 65,174 $ 65,174 $ 65,174 $ 65,174
2024 % 88,409,715 §$ 884,097 $ 134,259 §$ 199,433 $ 134,259 §$ 199,433
2025 $ 136,593,010 $ 1,365,930 $ 207,430 $ 406,863 $ 207,430 $ 406,863
2026 $ 187,587,734 $ 1875877 $ 284,870 $ 691,733 $ 284,870 $ 691,733
2027 $ 241,519,208 $ 2415192 $ 366,771 $ 1,058,504 $ 366,771 $ 1,058,504
2028 $ 293,135270 $ 2,931,353 $ 445155 §$ 1,503,659 $ 445,155 $ 1,503,659
2029 $ 347,630,930 $ 3,476,309 $ 527,912 $ 2,031,570 $ 527,912 § 2,031,570
2030 $ 405,132,507 $ 4,051,325 $ 615234 $ 2,646,804 $ 615,234 $ 2,646,804
2031 $ 465,771,311 $§ 4,657,713 $ 707,319 $ 3,354,123 $ 707,319 $ 3,354,123
2032 $ 529,683,824 $ 5296,838 $ 804,377 $ 4,158,500 $ 804,377 $ 4,158,500
2033 $ 597,011,893 $ 5,970,119 $ 906,621 $ 5,065,122 §$ 906,621 $ 5,065,122
2034 $ 667,902,931 $ 6,679,029 $ 1,014,276 $ 6,079,398 $ 1,014,276 $ 6,079,398
2035 $ 742,510,121 $ 7,425,101 $ 1,127,575 §$ 7,206,972 $ 1,127,575 $ 7,206,972
2036 $ 820,992,630 $ 8,209,926 $ 1,246,758 $ 8,453,730 $ 1,246,758 $ 8,453,730
2037 $ 903,515,830 $ 9,035,158 $ 1,372,078 $ 9,825,808 $ 1,372,078 $ 9,825,808
2038 $ 990,251,528 $ 9,902,515 $ 1,503,794 $ 11,329,602 $ 1,503,794 $ 11,329,602
2039 $ 1,081,378,205 $ 10,813,782 $ 1,642,179 §$ 12,971,781 § 1,642,179 $ 12,971,781
2040 $ 1,177,081,255 $ 11,770,813 $ 1,787,514 $ 14,759,295 §$ 1,787,514 $ 14,759,295
2041  $ 1,277,553,248 $ 12,775,532 $ 1,940,090 $ 16,699,385 § 1,940,090 $ 16,699,385
2042 $ 1,382,994,188 $ 13,829,942 $ 2,100,213 $ 18,799,597 $ 2,100,213 $ 18,799,597
2043 $ 1,497,252,933 $ 14,972,529 $ 2,273,726 $ 21,073,323 $ 2,273,726 $ 21,073,323
2044 $ 1,617,122,508 $ 16,171,225 $ 2,455,759 $ 23,529,082 $ 2,455,759 $ 23,529,082
2045 $ 1,742,836,730 $ 17,428,367 $ 2,646,669 $ 26,175,751 § 2,646,669 $ 26,175,751
2046 $ 1,874,638,395 $ 18,746,384 $ 2,846,823 $ 29,022,574 $ 2,846,823 $ 29,022,574
2047 $ 2,012,779,607 $ 20,127,796 $ 3,056,604 $ 32,079,177 $ 3,056,604 $ 32,079,177
2048 $ 2,157,522,117 $ 21,575,221 $ 3,276,409 $ 35,355,586 $ 3,276,409 $ 35,355,586
2049 $ 2,309,137,676 $ 23,091,377 $ 3,506,652 $ 38,862,239 $ 3,506,652 $ 38,862,239
2050 $ 2,467,908,399 $ 24,679,084 $ 3,747,761 $ 42,610,000 $ 3,747,761 $ 42,610,000
2051 $ 2,634,127,141 $ 26,341,271 $ 4,000,181 $ 46,610,181 §$ 4,000,181 $ 46,610,181
2052 $ 2,808,097,890 $ 28,080,979 $ 4,264,372 $ 50,874,553 $ 4,264,372 $ 50,874,553
2053 $ 3,037,792,341 $ 30,377,923 $ 4,613,186 $ 55,487,739 §$ 4,613,186 $ 55,487,739
2054 $ 3,278,741,171 $ 32,787,412 $ 4,979,091 $ 60,466,830 $ 4,979,001 $ 60,466,830
2055 $ 3,531,412,918 $ 35,314,129 $ 5,362,797 $ 65,829,627 $ 5,362,797 $ 65,829,627
2056 $ 3,796,294,102 $ 37,962,941 $ 5,765,046 $ 71,594,673 $ 5,765,046 $ 71,594,673
2057 $ 4,073,889,886 $ 40,738,899 $ 6,186,602 $ 77,781,275 $ 6,186,602 $ 77,781,275
2058 $ 4,364,724,752 $ 43,647,248 $ 6,628,263 $ 84,409,538 $ 6,628,263 $ 84,409,538
2059 $ 4,669,343,210 $ 46,693,432 $ 7,090,856 $ 91,500,394 $ 7,090,856 $ 91,500,394
2060 $ 4,988,310,522 $ 49,883,105 $ 7,575240 $ 99,075,634 $ 7,575,240 $ 99,075,634
2061 $ 5,322,213,465 $ 53,222,135 $ 8,082,304 $ 107,157,938 § 8,082,304 $ 107,157,938
2062 $ 5,671,661,104 $ 56,716,611 $ 8,612975 $ 115,770,912 §$ 8,612,975 $ 115,770,912
2063 $ 5,841,810,937 $ 58,418,109 $ 8,871,364 $ 124,642,276 $ 8,871,364 $ 124,642,276
2064 $ 6,017,065,265 $ 60,170,653 $ 9,137,505 $ 133,779,781 $ 9,137,505 $ 133,779,781
2065 $ 6,197,577,223 $ 61,975,772 $ 9,411,630 $ 143,191,411 § 9,411,630 $ 143,191,411
2066 $ 6,383,504,540 $ 63,835,045 $ 9,693,979 $ 152,885,389 $ 9,693,979 $ 152,885,389
2067 $ 6,575,009,676 $ 65,750,097 $ 9,984,798 $ 162,870,187 $ 9,984,798 $ 162,870,187
2068 $ 6,772,259,966 $ 67,722,600 $10,284,342 $ 173,154,529 $ 10,284,342 $ 173,154,529
2069 $ 6,975,427,765 $ 69,754,278 $10,592,872 $ 183,747,402 $ 10,592,872 $ 183,747,402
2070 $ 7,184,690,598 $ 71,846,906 $10,910,658 $ 194,658,060 $ 10,910,658 $ 194,658,060
2071 $ 7,400,231,316 $ 74,002,313 $11,237,978 $ 205,896,038 $ 11,237,978 $ 205,896,038
2072 $ 7,622,238,256 $ 76,222,383 $11,575,118 $ 217,471,156 $ 11,575,118 $ 217,471,156
2073 $ 7,850,905,404 $ 78,509,054 $11,922,371 $ 229,393,527 $ 11,922,371 $ 229,393,527
2074 $ 8,086,432,566 $ 80,864,326 $12,280,042 $ 241,673,569 $ 12,280,042 $ 241,673,569
2075 $ 8,329,025,543 $ 83,290,255 $12,648,443 $ 254,322,013 $ 12,648,443 $ 254,322,013
2076 $ 8,578,896,309 $ 85,788,963 $13,027,897 $ 267,349,909 $ 13,027,897 $ 267,349,909
2077 $ 8,836,263,198 $ 88,362,632 $13,418,734 $ 280,768,643 $ 13,418,734 $ 280,768,643
2078 $ 9,101,351,094 $ 91,013,511 $13,821,296 $ 294,589,939 $ 13,821,296 $ 294,589,939
2079 $ 9,374,391,627 $ 93,743,916 $14,235935 $ 308,825,873 $ 14,235,935 $ 308,825,873
2080 $ 9,655,623,376 $ 96,556,234 $14,663,013 $ 323,488,886 $ 14,663,013 $ 323,488,886
2081  $ 9,945292,077 $ 99,452,921 $15,102,903 $ 338,591,789 $ 15,102,903 $ 338,591,789
tax_increment
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Figure 1
Estimated Tax Increment Revenues
Annual Amounts to EIFD and County General Fund
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It is important to note that the amounts shown in Table 3-1 and related figures are
based on the best information available regarding the amount, timing, and value of future
development in the CLIBP EIFD. However, because of substantial uncertainty regarding
the timing of CLIBP EIFD development, the actual revenues will be different than the
projections contained herein.

Financing Plan

As described below, the CLIPB Financing Plan (Financing Plan) within the CLIBP Specific
Plan document (Specific Plan) identified the CLIBP infrastructure financing strategy. In
that document, Stanislaus County established a development entitlement vehicle for the
CLIBP project through the County’s specific plan process and accompanying design
guidelines and infrastructure plans. Concurrent with the Specific Plan process, the
County identified public financing options that it may pursue to help fund CLIBP backbone
infrastructure. Over the course of CLIBP development, it is likely that a range of public
financing mechanisms will be used to pay for infrastructure and public facilities. These
mechanisms will augment and, in some cases, reimburse the capital financing (through
private or public advance-funding) that is likely to be necessary in early stages of
development. The financing for infrastructure improvements and public facilities, as well
as for ongoing operations required by the CLIBP, are anticipated to have multiple funding
sources.?

The Financing Plan summarized the financing strategy as follows:

e Continue refining CLIBP infrastructure and public facility improvement program.
e Establish an EIFD.

e Establish special district(s) for infrastructure improvements and operations and
maintenance costs.

e Consider and pursue other complementary funding mechanisms and sources for the
industrial business park, including the airport.

e Encourage private developer equity investment.

The Specific Plan financing strategy sets forth the overarching approach to funding the
backbone infrastructure that will be required to develop new land uses within the CLIBP.
At the time of EIFD formation, it remains unclear exactly which facilities will be publicly
constructed versus which would be privately constructed. Further, the County
understands the estimated total CLIBP infrastructure costs are greater than anticipated
EIFD revenues. The EIFD is just one of at least a few funding sources that will be used to
construct or reimburse for the construction of CLIBP infrastructure.

2 Final Crows Landing Industrial Business Park Specific Plan (dated December 14, 2018) Public Facilities
Financing Plan (Appendix K), dated November 30, 2016.
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CLIBP backbone infrastructure is anticipated to be funded through a combination of at
least the following sources:

e CLIBP Project Area development impact fees.

e Land-Secured Financing mechanisms (such as a Mello-Roos Community Facilities
District or Assessment District).

e County funding for initial Phase 1A infrastructure (as may be reimbursed with EIFD
revenues).

e Regional, State, or Federal grants or loans that may be available (e.g., United States
EDA, California Proposition 1, Airport Improvement Program).

e Rate-based financing mechanisms to the extent applicable and feasible.

For any EIFD-eligible improvements that may be privately constructed, the County
anticipates CLIBP Developers would be responsible for securing financing and other
funding sources needed to design and construct the improvements. Once completed and
accepted by the County, the constructing entity may be eligible to be reimbursed by EIFD
revenues subject to one or more reimbursement agreements executed between the
constructing entity and the PFA.

Maintenance Financing

In addition to infrastructure financing, the Specific Plan Financing Plan also identifies that
ongoing operations and maintenance funding of new backbone infrastructure and other
public facilities would likely be funded through the following combination of sources:

e Lighting and Landscaping Districts

e Mello-Roos CFD for maintenance.

e Rates and Service charges

e Private maintenance efforts (e.g., property owner or business park associations, etc.)

EIFD Tax Limit

The analysis in Attachment C informs the estimated number of dollars of tax revenue
that may be allocated to the CLIBP EIFD, which shall not exceed $400 million, unless
modified by the PFA.

EIFD Termination Date

The specific date on which the CLIBP EIFD will terminate is not known at this time.
Pursuant to Government Code Section 53398.63 et seq., the maximum duration of the
CLIBP EIFD would be 45 years from the earlier date on which the issuance of bonds is
approved pursuant to subdivision (a) of Government Code Section 53398.81, or the
issuance of a loan to the CLIBP EIFD is approved by an affected taxing entity pursuant to
Government Code Section 53398.87. Based on these requirements, the proposed CLIBP
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EIFD termination date will be the earlier of (a) 45 years following a successful bond
election by the qualified electorate if an election is required or following the first bond
issuance by the PFA if an election is no longer required; or, (b) 45 years after the County
approves a loan to the CLIBP EIFD. However, the CLIBP EIFD will cease to exist by no
later than June 30, 2100.

Fiscal Impact Analysis

In accordance with Government Code section 53398.63(d), this report includes an
analysis of the costs of the County in providing facilities and services, as well as the
estimated fiscal impacts of incremental new development in the EIFD, on the County’s
operating budget (General Fund), during development and at buildout. Except as
described in this Infrastructure Financing Plan, the County does not anticipate incurring
additional costs for providing facilities during development and at buildout.

The fiscal impact analysis estimates tax and other operating public revenues generated
by new development, as well as the cost of public services required to serve new
development. The analysis only focuses on fiscal impacts to the County, the sole ATE in
the EIFD. The fiscal impact analysis does not address activities budgeted in other
Governmental Funds. Figure 3 illustrates the key inputs and methodology used to
prepare the fiscal impact analysis.

The fiscal impact analysis model used for this report is based on a CLIBP Specific Plan
buildout fiscal impact analysis model, developed by EPS in February 2020. EPS consulted
the County’s budget documents to develop forecasting methodologies for specific
revenues and expenditures affected by new development. In addition, EPS consulted with
County staff to clarify budget data and review fiscal assumptions on which this analysis is
based. The model is based on the FY 2019/20 Adopted Budget, 2019 Countywide
population figures for fiscal multipliers, and existing 2019 market conditions. All results
are reported in 2019 dollars.

A summary of annual net fiscal impact analysis results through 2026 (Phase 1A), and for
Phase 1B, Phase 2, Phase 3, and at buildout is provided in Table 3-2. A detailed
summary of project revenues and expenditures through 2026 (Phase 1A), and for

Phase 1B, Phase 2, Phase 3, and at buildout is provided in Table 3-3. As shown,
revenues generated by incremental new development in the EIFD are greater than
expenditures for the County’s General Fund by approximately $146,200 annually in 2026
and greater than expenditures by approximately $511,300 annually at buildout.
Expenditures exceed General Fund revenues through Phase 1A and Phase 1B of
development, and are greater than the County’s General Fund costs to serve new EIFD
development through Phases 2 and 3.
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Table 3-2

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Summary of Annual Surplus/Deficits by Development Phase (2019$)

Estimated Annual Revenues/Expenditures (Rounded)
ltem Phase 1A Phase 1B Phase 2 Phase 3 Buildout

Annual Fiscal Impact

Annual General Fund Revenues $378,100 $1,680,900 $2,560,600 $3,843,300 $3,843,300
Annual General Fund Expenditures $231,900 $1,081,200 $2,009,600 $3,332,000 $3,332,000
Net General Fund Surplus/(Deficit) $146,200 $599,700 $551,000 $511,300 $511,300
sum

Source: EPS.

Prepared by EPS 7/17/2020 Z:\Shared\Projects\SAC11820001182058 Crows Landing EIFD Formation\Models\182058 fiscal 3



Table 3-3

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual Revenues and Expenditures (2019$)

Estimated Annual Revenues/Expenditures (Rounded)
Item Phase 1A Phase 1B Phase 2 Phase 3 Buildout

e

Annual General Fund Revenues

Property Tax - $290,700 $439,200 $660,100 $660,100
Property Tax in Lieu of VLF $268,000 $985,100 $1,488,400 $2,236,900 $2,236,900
Property Transfer Tax $11,500 $42,100 $63,600 $95,600 $95,600
Sales and Use Tax $70,700 $260,000 $407,400 $608,200 $608,200
Prop. 172 Public Safety Sales Tax $27,400 $100,800 $157,900 $235,700 $235,700
Motor Vehicle License Fee $500 $2,200 $4,100 $6,800 $6,800
Total General Fund Revenue $378,100 $1,680,900 $2,560,600 $3,843,300 $3,843,300

Annual General Fund Expenditures

General Government

Supporting Strong and Safe Neighborhoods $198,400 $925,000 $1,719,500 $2,851,000 $2,851,000
Supporting Community Health $100 $500 $900 $1,400 $1,400
Developing a Healthy Economy $400 $1,700 $3,100 $5,200 $5,200
Promoting First-Rate Learning - - - - -
Delivering Efficient Public Services $30,600 $142,700 $265,200 $439,700 $439,700
Delivering Community Infrastructure $2,400 $11,300 $20,900 $34,700 $34,700
Total General Fund Expenditures $231,900 $1,081,200 $2,009,600 $3,332,000 $3,332,000
Net General Fund Surplus/(Deficit) $146,200 $599,700 $551,000 $511,300 $511,300
det sum

Source: EPS.

Prepared by EPS 7/17/2020
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Key assumptions underlying these fiscal impact analysis results are described below:

Incremental New Development and Population. The initial phase (new
development estimated to be absorbed through 2026) includes about 1.57 million
gross building square feet of nonresidential space. Initial phase development
translates into about 2,700 employees. At buildout, incremental new land uses in the
CLIBP EIFD includes about 13.5 million building square feet of nonresidential space.
This level of development translates into about 19,000 employees.

County General Fund Property Tax Revenue. Incremental new property tax
revenue generated by new development in the EIFD is based on the County General
Fund’s share of the 1 percent property tax rate is assumed to be allocated at 100
percent for Phase 1A. For the remaining phases of the Project, this analysis is based
on the assumption that the share of the property tax rate is assumed to be

75 percent of the full tax increment generated by the EIFD. The remaining 25 percent
would be available after Phase 1A to fund municipal services. Please see Table 8 in
Attachment C for estimated revenue projections for this assumption.

County Property Tax in Lieu of Vehicle License Funding. All Property tax in Lieu
of VLF is assumed to be allocated to the County’s General Fund.

Sales Tax Revenue. Sales tax revenue is based on estimated taxable sales from
new market demand (new employees in the EIFD) and the Bradley-Burns local

1 percent Uniform Local Sales Tax rate anticipated to be generated by new
nonresidential establishments in the Project.

County General Fund Service Cost Assumptions. New CLIBP development would
represent incremental growth within the County adding approximately 19,000
employees to a County with an existing population base of approximately 560,000
residents and 217,000 employees (including those residents and employees in the
incorporated cities). While this growth would be a significant economic development
boost to the County, the addition of another 19,000 employees wouldn’t have a large
impact on most County-provided services, particularly general government functions.
As such, the County General Fund service cost assumptions includes adjustment
factors (see Table C-1 in Attachment D) that recognize many of the County’s
general government functions are relatively fixed costs and that new incremental
CLIBP development won't create a direct, linear increase in cost as compared to the
County’s existing service population.

The assumptions, methodology, and detailed technical revenues and expenditure

calculations of the fiscal impact analysis can be found in Attachment D.

Financing Reimbursement Costs

Government Code section 53398.63(b)(8) that an EIFD may be used to provide
reimbursement to a developer who constructs eligible facilities. At this time, the County
may invest available funds for public infrastructure improvements in the EIFD. The

21\Shored\Projects\SAC\162000\152055 Crows Landing EIFD Formation\Reports\ 162055 Draft 1F lan 07-2020 docx 25 Economic & Planning Systems, Inc. (EPS)
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County does not anticipate that it will seek reimbursement for such investments from tax
increment revenues, however; nothing in this report precludes that from occurring. No
developers have been identified at this time, but the PFA and County may consider
reimbursement of developer costs if the occasion arises.

Dwelling Unit Replacement Plan

Because no dwelling units exist in the CLIBP EIFD area, no dwelling units within the EIFD
boundaries will be removed or destroyed in the course of private development or public
works construction in the EIFD. Consequently, this IFP does not include a housing
replacement plan.

Economic & Planning Systems, Inc. (EPS) 26 2:\Shared\Projects\SAC\182000\152058 Crows Landing EIFD Formation\Reports\182058 Draft IF Plan 07-2020.d0cx



ATTACHMENTS:

Attachment A:

Attachment B:

Attachment C:
Attachment D:

Attachment E:

CLIBP EIFD Map and
Legal Description

Description of
Facilities to Be Financed

Tax Increment Analysis
Fiscal Impact Analysis

Projected Bonded Indebtedness






ATTACHMENT A:

CLIBP EIFD Map and Legal Description

pu






Exhibit “A”
Enhanced Infrastructure Financing District
Crows Landing Industrial Business Park

All that real property being situate in Sections 8, 9, 17 and 20, Township 6 South, Range 8 East, Mount
Diablo Meridian, County of Stanislaus, State of California, more particularly described as follows:

Beginning at the Southeast corner of said Section 20, thence;

1)
2)
3)
4)
5)
6)
7)
8)

9)

North 89°39’40” West along the south line of said Section 20, a distance of 4114.67 feet;
thence North 00°41’06” East 2715.98 feet to the south line of the Delta Mendota Canal;

thence North 02°09°41” East 378.02 feet to the north line of the Delta Mendota Canal;

thence North 00°49’00” East 2195.96 feet to the south line of said Section 17;

thence North 89°27'54” West along said south line of Section 17, a distance of 1178.54 feet to
the southwest corner of said Section 17,

thence North 00°31'22” East, along the west line of said Section 17, a distance of 5293.56 feet to
the southwest corner of said Section 8;

thence South 89° 21’ 55” East, along the south line of said Section 8, a distance of 2648.88 feet
to the south quarter corner of said Section 8;

thence North 00°25’24"” East, 5301.82 feet to a point on the north line of said Section 8, said
point being South 89°32’24” East 2640.14 feet from the northwest corner of said Section 8;
thence South 89°32’11” East along said north line of Section 8, a distance of 2644.21 feet to the
northwest corner of said Section 9;

10) thence South 89°25’05” East along the north line of said Section 9, a distance of 226.63 feet to

the westerly right-of-way line of State Highway 33;

11) thence South 29°58’46” East, along said westerly right-of-way line, a distance of 1013.30 feet;
12) thence South 01°42°42" East 4435.72 feet to the south line of said Section 9;
13) thence North 89°44’09” West along said south line, a distance of 900.03 feet to the northeast

corner of said Section 17;

14) thence South 00°34’10” West, along the east line of said Section 17, a distance of 5284.35 feet

to the northeast corner of said Section 20;

15) thence South 00°50’57” West along the east line of said Section 20, a distance of 5275.75 feet to

the southeast corner of said Section 20 and the Point of Beginning of the herein described
parcel, and containing 1,555.41 acres, more or less.

END DESCRIPTION
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EXHIBIT B

Description of Facilities to be Financed

The EIFD is authorized to finance the purchase, construction, expansion, improvement, or
rehabilitation of the facilities described herein. These facilities have an estimated useful life of 15
years or longer and are projects of communitywide significance that provide significant benefits
to the EIFD or the surrounding community. Any facilities located outside the boundaries of the
EIFD have a tangible connection to the work of the EIFD. The EIFD will also finance planning
and design activities that are directly related to the purchase, construction, expansion, or
rehabilitation of these facilities. Facilities authorized to be financed by the EIFD include, but are
not limited to the following:

1. The ongoing or capitalized costs to maintain public capital facilities financed in whole
or in part by the EIFD.

2. Highways, interchanges, ramps and bridges, arterial streets, parking facilities, and
transit facilities.

3. Sewage treatment and water reclamation plants and interceptor pipes.
4. Facilities for the collection and treatment of water for urban uses.

5. Flood control levees and dams, retention basins, and drainage channels.
6. Parks, recreational facilities, and open space.

7. Facilities for the transfer and disposal of solid waste, including transfer stations and
vehicles.

8. The development of projects on a former military base, provided that the projects are
consistent with the military base authority reuse plan and are approved by the military base reuse
authority, if applicable.

9. Acquisition, construction, or repair of industrial structures for private use.
Other Expenses

In addition to the direct costs of the above facilities, other incidental expenses as authorized
by the EIFD Law, including, but not limited to, the cost of engineering, planning, and surveying;
construction staking; utility relocation and demolition costs incidental to the construction of the
facilities; costs of project/construction management; costs (including the costs of legal services)
associated with the creation of the EIFD; issuance of bonds or other debt; costs incurred by the
County of Stanislaus or the EIFD in connection with the division of taxes pursuant to Government
Code section 53398.75; costs otherwise incurred in order to carry out the authorized purposes of
the EIFD; and any other expenses incidental to the formation and implementation of the EIFD and
to the construction, completion, inspection, and acquisition of the authorized facilities.
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Table 1
Tax Increment Analysis
Tax Increment, Assessed Value, and Development Assumptions

Item

Tax Increment

Year of EIFD Formation 2020
Post ERAF Tax Increment to County 15.19%
Assumed Percentage Of County Tax Increment to EIFD 100.00%
New Development Annual Sales Price Increase 3.00%
Existing Development Annual Assessed Value Increase 3.00%

Assessed Value per Building Square Foot [1]

Logistics/Distribution $ 145.00
Light Industrial $ 125.00
Business Park $ 100.00
Aviation Related $ 85.00

Development Phasing
Beginning Year 2022
Number of Years Until Buildout 40

Floor Area Ratio Phase 1 Phase 2
Logistics/Distribution 0.35 0.40
Light Industrial 0.35 0.40
Business Park 0.35 0.40
Aviation Related 0.35 0.40

assump_all
Source: Stanislaus County Auditor-Controller, CoStar, and EPS

C-1
Prepared by EPS 7/17/2020 Z:\Shared\Projects\SAC\182000\182058 Crows Landing EIFD Formation\Models\182058 tax increment 1



Table 2
Tax Increment Analysis
Land Use and Absorption Assumptions

Total Total Percentage Years to Annual Avg. Absorption
Land Use Acreage Bldg. SF. of Total Absorb Acres Bldg. SF.
Phase 1A
Logistics/Distribution 52.0 792,792 14% 5 10.40 158,558
Light Industrial 41.0 625,086 11% 5 8.20 125,017
Business Park 10.0 152,460 12% 5 2.00 30,492
Aviation Related 0.0 0 0% 5 - -
Total Phase 1A 103.0 1,570,338 12% 20.60 314,068
Phase 1B
Logistics/Distribution 138.0 2,103,948 37% 15 9.20 140,263
Light Industrial 110.0 1,677,060 29% 15 7.33 111,804
Business Park 28.0 426,888 33% 15 1.87 28,459
Aviation Related 0.0 0 0% 15 - -
Total Phase 1B 276.0 4,207,896 31% 18.40 280,526
Phase 2
Logistics/Distribution 57.0 993,168 18% 10 5.70 99,317
Light Industrial 71.0 1,237,104 21% 10 7.10 123,710
Business Park 14.0 243,936 19% 10 1.40 24,394
Aviation Related 46.0 801,504 100% 10 4.60 80,150
Total Phase 2 188.0 3,275,712 24% 18.80 327,571
Phase 3
Logistics/Distribution 102.0 1,777,248 31% 10 10.20 177,725
Light Industrial 128.0 2,230,272 39% 10 12.80 223,027
Business Park 26.0 453,024 35% 10 2.60 45,302
Aviation Related 0.0 0 0% 10 - -
Total Phase 3 256.0 4,460,544 33% 25.60 446,054
Project Total
Logistics/Distribution 349.0 5,667,156 40 8.73 141,679
Light Industrial 350.0 5,769,522 40 8.75 144,238
Business Park 78.0 1,276,308 40 1.95 31,908
Aviation Related 46.0 801,504 40 1.15 20,038
Project Totals 823.0 13,514,490 20.58 337,862
absorb_sum

Sources: Crows Landing Industrial Business Park Specific Plan

C-2
Prepared by EPS 7/17/2020 Z:\Shared\Projects\SAC\182000\182058 Crows Landing EIFD Formation\Models\182058 tax increment 1
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Table 3
Tax Increment Analysis
Annual Absorption Assumptions

Fiscal Annual Absorption Estimates Cumulative Absorption Estimates
Year Logistics/Distribution Light Industrial Business Park Aviation Related Logistics/Distribution Light Industrial Business Park Aviation Related
Ending Acres  Bldg.SF. Acres Bldg. SF. Acres Bldg.SF. Acres Bldg. SF. Acres Bldg.SF. Acres Bldg.SF. Acres Bildg.SF. Acres Bldg. SF.
2021 - - - - - - - - - - - - - - - -
2022 10.40 158,558 8.20 125,017 2.00 30,492 - - 10.40 158,558 8.20 125,017 2.00 30,492 - -
2023 10.40 158,558 8.20 125,017 2.00 30,492 - - 20.80 317,117 16.40 250,034 4.00 60,984 - -
2024 10.40 158,558 8.20 125,017 2.00 30,492 - - 31.20 475,675 24.60 375,052 6.00 91,476 - -
2025 10.40 158,558 8.20 125,017 2.00 30,492 - - 41.60 634,234 32.80 500,069 8.00 121,968 - -
2026 10.40 158,558 8.20 125,017 2.00 30,492 - - 52.00 792,792 41.00 625,086 10.00 152,460 - -
2027 9.20 140,263 7.33 111,804 1.87 28,459 - - 61.20 933,055 48.33 736,890 11.87 180,919 - -
2028 9.20 140,263 7.33 111,804 1.87 28,459 - - 70.40 1,073,318 55.67 848,694 13.73 209,378 - -
2029 9.20 140,263 7.33 111,804 1.87 28,459 - - 79.60 1,213,582 63.00 960,498 15.60 237,838 - -
2030 9.20 140,263 7.33 111,804 1.87 28,459 - - 88.80 1,353,845 70.33 1,072,302 17.47 266,297 - -
2031 9.20 140,263 7.33 111,804 1.87 28,459 - - 98.00 1,494,108 77.67 1,184,106 19.33 294,756 - -
2032 9.20 140,263 7.33 111,804 1.87 28,459 - - 107.20 1,634,371 85.00 1,295,910 21.20 323,215 - -
2033 9.20 140,263 7.33 111,804 1.87 28,459 - - 116.40 1,774,634 92.33 1,407,714 23.07 351,674 - -
2034 9.20 140,263 7.33 111,804 1.87 28,459 - - 125.60 1,914,898 99.67 1,519,518 24.93 380,134 - -
2035 9.20 140,263 7.33 111,804 1.87 28,459 - - 134.80 2,055,161 107.00 1,631,322 26.80 408,593 - -
2036 9.20 140,263 7.33 111,804 1.87 28,459 - - 144.00 2,195,424 114.33 1,743,126 28.67 437,052 - -
2037 9.20 140,263 7.33 111,804 1.87 28,459 - - 153.20 2,335,687 121.67 1,854,930 30.53 465,511 - -
2038 9.20 140,263 7.33 111,804 1.87 28,459 - - 162.40 2,475,950 129.00 1,966,734 32.40 493,970 - -
2039 9.20 140,263 7.33 111,804 1.87 28,459 - - 171.60 2,616,214  136.33 2,078,538 34.27 522,430 - -
2040 9.20 140,263 7.33 111,804 1.87 28,459 - - 180.80 2,756,477  143.67 2,190,342 36.13 550,889 - -
2041 9.20 140,263 7.33 111,804 1.87 28,459 - - 190.00 2,896,740 151.00 2,302,146 38.00 579,348 - -
2042 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 195.70 2,996,057 158.10 2,425,856 39.40 603,742 4.60 80,150
2043 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 201.40 3,095374 165.20 2,549,567 40.80 628,135 9.20 160,301
2044 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 207.10 3,194,690 17230 2,673,277 42.20 652,529 13.80 240,451
2045 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 212.80 3,294,007 179.40 2,796,988 43.60 676,922 18.40 320,602
2046 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 21850 3,393,324  186.50 2,920,698 45.00 701,316 23.00 400,752
2047 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 22420 3,492,641 193.60 3,044,408 46.40 725,710 27.60 480,902
2048 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 229.90 3,591,958 200.70 3,168,119 47.80 750,103 32.20 561,053
2049 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 235.60 3,691,274 207.80 3,291,829 49.20 774,497 36.80 641,203
2050 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 24130 3,790,591  214.90 3,415,540 50.60 798,890 41.40 721,354
2051 5.70 99,317 7.10 123,710 1.40 24,394 460 80,150 247.00 3,889,908 222.00 3,539,250 52.00 823,284 46.00 801,504
2052 10.20 177,725 12.80 223,027 2.60 45,302 - - 257.20 4,067,633 234.80 3,762,277 54.60 868,586 46.00 801,504
2053 10.20 177,725 12.80 223,027 2.60 45,302 - - 267.40 4,245358 247.60 3,985,304 57.20 913,889 46.00 801,504
2054 10.20 177,725 12.80 223,027 2.60 45,302 - - 277.60 4,423,082 260.40 4,208,332 59.80 959,191 46.00 801,504
2055 10.20 177,725 12.80 223,027 2.60 45,302 - - 287.80 4,600,807 273.20 4,431,359 62.40 1,004,494 46.00 801,504
2056 10.20 177,725 12.80 223,027 2.60 45,302 - - 298.00 4,778,532  286.00 4,654,386 65.00 1,049,796 46.00 801,504
2057 10.20 177,725 12.80 223,027 2.60 45,302 - - 308.20 4,956,257 298.80 4,877,413 67.60 1,095,098 46.00 801,504
2058 10.20 177,725 12.80 223,027 2.60 45,302 - - 31840 5,133,982 311.60 5,100,440 70.20 1,140,401 46.00 801,504
2059 10.20 177,725 12.80 223,027 2.60 45,302 - - 328.60 5,311,706 324.40 5,323,468 72.80 1,185,703 46.00 801,504
2060 10.20 177,725 12.80 223,027 2.60 45,302 - - 338.80 5,489,431  337.20 5,546,495 75.40 1,231,006 46.00 801,504
2061 10.20 177,725 12.80 223,027 2.60 45,302 - - 349.00 5,667,156  350.00 5,769,522 78.00 1,276,308 46.00 801,504
Totals 349.00 5,667,156 350.00 5,769,522 78.00 1,276,308 46.00 801,504

absorb_total

Prepared by EPS 7/17/2020 Z:\Shared\Projects\SAC\182000\182058 Crows Landing EIFD Formation\Models\182058 tax increment 1



Table 4
Tax Increment Analysis
Estimated Valuation per Square Foot by Land Use and Year

Calendar Land Uses
Year Logistics/Distribution Light Industrial Business Park Aviation Related
3% 3% 3% 3%
2021 $ 145.00 $ 125.00 $ 100.00 $ 85.00
2022 §$ 149.35 §$ 128.75 $ 103.00 $ 87.55
2023 $ 153.83 §$ 132.61 $ 106.09 $ 90.18
2024 $ 158.45 §$ 136.59 $ 109.27 $ 92.88
2025 $ 163.20 $ 140.69 $ 11255 § 95.67
2026 $ 168.09 $ 14491 $ 11593 §$ 98.54
2027 % 173.14  § 149.26 $ 119.41  § 101.49
2028 $ 178.33 $ 153.73 $ 12299 §$ 104.54
2029 % 183.68 §$ 158.35 $ 126.68 $ 107.68
2030 % 189.19 §$ 163.10 $ 130.48 $ 110.91
2031 $ 194.87 $ 167.99 $ 134.39 §$ 114.23
2032 §$ 200.71  $ 173.03 $ 138.42 $ 117.66
2033 % 206.74 $ 17822 $ 14258 §$ 121.19
2034 §$ 21294 §$ 183.57 $ 146.85 $ 124.83
2035 $ 21933 §$ 189.07 $ 151.26 $ 128.57
2036 $ 22591 §$ 19475 $ 155.80 $ 132.43
2037 % 23268 $ 20059 $ 160.47 $ 136.40
2038 % 239.66 $ 206.61 §$ 165.28 $ 140.49
2039 % 246.85 $ 21280 $ 17024 $ 144.71
2040 $ 25426 $ 219.19 § 175.35 $ 149.05
2041 $ 261.89 $ 225.76  $ 180.61 §$ 153.52
2042  $ 269.74 $ 23254 § 186.03 $ 158.13
2043 % 27783 $ 239.51 §$ 19161 § 162.87
2044  $ 286.17 $ 246.70 $ 197.36 $ 167.75
2045 $ 294.76 $ 25410 $ 203.28 $ 172.79
2046 $ 303.60 $ 261.72 § 209.38 $ 177.97
2047 % 31271 $ 269.57 $ 21566 $ 183.31
2048 $ 322.09 $ 27766 $ 22213 §$ 188.81
2049 % 331.75 $ 285.99 §$ 228.79 $ 194.47
2050 % 341.70 $ 29457 $ 23566 $ 200.31
2051 $ 35195 §$ 303.41 $ 24273 $ 206.32
2052  $ 36251 § 31251  § 250.01 $ 212.51
2053 $ 37339 $ 321.89 §$ 25751 $ 218.88
2054  $ 38459 §$ 33154 § 26523 $ 225.45
2055 $ 396.13 $ 34149 §$ 27319 % 232.21
2056 % 408.01 $ 351.73 § 28139 §$ 239.18
2057 % 42025 $ 362.28 $ 289.83 $ 246.35
2058 $ 43286 $ 373.15 § 29852 §$ 253.74
2059 % 44584 % 38435 §$ 30748 $ 261.36
2060 $ 459.22 § 39588 §$ 316.70 $ 269.20
2061 $ 473.00 $ 407.75 $ 326.20 $ 277.27
2062 $ 48719 §$ 419.99 §$ 335.99 §$ 285.59
2063 % 501.80 $ 43259 §$ 346.07 $ 294.16
2064 $ 516.85 $ 44556 $ 356.45 $ 302.98
2065 $ 532.36 $ 458.93 $ 367.15 $ 312.07
2066 $ 54833 $ 472.70 $ 378.16 $ 321.44
2067 % 564.78 $ 486.88 $ 389.50 $ 331.08
valuation
Source: CoStar and EPS.
c-4
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Table 5
Tax Increment Analysis
Estimated Valuation of New Development During Buildout

Fiscal Land Uses
Year

Ending Logistics/Distribution Light Industrial Business Park Aviation Related Total
2022 $ - 8 - 8 - 8 -8 -
2023 $ 23,680,697 $ 16,095,965 $ 3,140,676 $ - $ 42,917,338
2024 % 24,391,118 §$ 16,578,843 $ 3,234,896 $ - $ 44,204,858
2025 % 25,122,851 $ 17,076,209 $ 3,331,943 $ - $ 45,531,003
2026 % 25,876,537 $ 17,588,495 §$ 3,431,901 $ - $ 46,896,933
2027 % 26,652,833 $ 18,116,150 $ 3,534,859 §$ - $ 48,303,842
2028 % 24,284,831 $ 16,687,478 $ 3,398,177 $ - $ 44,370,487
2029 % 25,013,376 $ 17,188,102 $ 3,500,123 $ - $ 45,701,601
2030 $ 25,763,778 $ 17,703,745 $ 3,605,126 $ - $ 47,072,649
2031 $ 26,536,691 $ 18,234,858 $ 3,713,280 $ - $ 48,484,829
2032 $ 27,332,792 $ 18,781,903 $ 3,824,679 $ - $ 49,939,374
2033 $ 28,152,775 $ 19,345,360 $ 3,939,419 § - $ 51,437,555
2034 % 28,997,359 $ 19,925,721 § 4,057,601 $ - $ 52,980,681
2035 $ 29,867,280 $ 20,523,493 $ 4,179,329 $ - $ 54,570,102
2036 3 30,763,298 $ 21,139,198 $ 4,304,709 $ - $ 56,207,205
2037 % 31,686,197 $ 21,773,374 $ 4,433,851 § - $ 57,893,421
2038 $ 32,636,783 $ 22,426,575 $ 4,566,866 $ - $ 59,630,224
2039 % 33,615,886 $ 23,099,372 $ 4,703,872 $ - $ 61,419,130
2040 % 34,624,363 $ 23,792,353 $ 4,844,988 $ - $ 63,261,704
2041 $ 35,663,094 $ 24,506,124 $ 4,990,338 $ - $ 65,159,555
2042 $ 36,732,986 $ 25,241,308 $ 5,140,048 $ - $ 67,114,342
2043 % 26,789,983 $ 28,767,223 $ 4,537,928 $ 12,673,785 $ 72,768,920
2044 3 27,593,683 $ 29,630,240 $ 4,674,066 $ 13,053,999 $ 74,951,987
2045 % 28,421,493 $ 30,519,147 $ 4,814,288 $ 13,445,619 $ 77,200,547
2046 3 29,274,138 $ 31,434,722 % 4,958,717 $ 13,848,987 §$ 79,516,563
2047 % 30,152,362 $ 32,377,763 $ 5,107,478 $ 14,264,457 $ 81,902,060
2048 3 31,056,933 $ 33,349,096 $ 5,260,702 $ 14,692,390 $ 84,359,122
2049 % 31,988,641 $ 34,349,569 $ 5,418,524 $ 15,133,162 $ 86,889,895
2050 $ 32,948,300 $ 35,380,056 $ 5,581,079 $ 15,587,157 $ 89,496,592
2051 $ 33,936,749 $ 36,441,458 §$ 5,748,512 $ 16,054,772 $ 92,181,490
2052 $ 34,954,852 $ 37,534,701 $ 5,920,967 $ 16,536,415 $ 94,946,935
2053 $ 64,427,311  $ 69,698,240 $ 11,325,964 $ - $ 145,451,514
2054 % 66,360,130 $ 71,789,187 $ 11,665,743 $ - $ 149,815,060
2055 $ 68,350,934 $ 73,942,863 $ 12,015,715 $ - $ 154,309,512
2056 $ 70,401,462 $ 76,161,149 $ 12,376,187 $ - $ 158,938,797
2057 % 72,513,506 $ 78,445,983 §$ 12,747,472 $ - $ 163,706,961
2058 $ 74,688,911 $ 80,799,363 $ 13,129,896 $ - $ 168,618,170
2059 % 76,929,578 $ 83,223,343 §$ 13,523,793 $ - $ 173,676,715
2060 $ 79,237,465 $ 85,720,044 $ 13,929,507 $ - $ 178,887,016
2061 $ 81,614,589 $ 88,291,645 §$ 14,347,392 $ - $ 184,253,627
2062 % 84,063,027 $ 90,940,394 $ 14,777,814  $ - $ 189,781,236

Totals $ 2,843,784,007 $  2,495,820,137 $ 441,691,385 $ 235,769,736 $  3,554,749,551

new_value
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Table 6
Tax Increment Analysis
Estimated Assessed Value by Fiscal Year

Fiscal Previous Annual New Total
Year Year Value Development Assessed
Ending Value Increase [1] Value Value
3%

2022 § - $ -8 -3 -
2023 $ - $ - $ 42,917,338 $ 42,917,338
2024 $ 42,917,338 $ 1,287,520 $ 44,204,858 $ 88,409,715
2025 $ 88,409,715 $ 2,652,291 $ 45531,003 $ 136,593,010
2026 $ 136,593,010 $ 4,097,790 $ 46,896,933 $ 187,587,734
2027 $ 187,587,734 $ 5,627,632 $ 48,303,842 $ 241,519,208
2028 $ 241,519,208 $ 7,245576 $ 44,370,487 $ 293,135,270
2029 $ 293,135270 $ 8,794,058 $ 45,701,601 $ 347,630,930
2030 $ 347,630,930 $ 10,428,928 $ 47,072,649 $ 405,132,507
2031 $ 405,132,507 $ 12,153,975 $ 48,484,829 $ 465,771,311
2032 $ 465,771,311 $ 13,973,139 $ 49,939,374 $ 529,683,824
2033 $ 529,683,824 $ 15,890,515 $ 51,437,555 $ 597,011,893
2034 $ 597,011,893 $ 17,910,357 $ 52,980,681 $ 667,902,931
2035 $ 667,902,931 $ 20,037,088 $ 54,570,102 $ 742,510,121
2036 $ 742,510,121 $ 22,275304 $ 56,207,205 $ 820,992,630
2037 $ 820,992,630 $ 24,629,779 $ 57,893,421 $ 903,515,830
2038 $ 903,515,830 $ 27,105475 $ 59,630,224 $ 990,251,528
2039 $ 990,251,528 $ 29,707,546 $ 61,419,130 $ 1,081,378,205
2040 $1,081,378,205 $ 32,441,346 $ 63,261,704 $ 1,177,081,255
2041 $1,177,081,255 $ 35312438 $ 65,159,555 $ 1,277,553,248
2042 $1,277,553,248 $ 38,326,597 $ 67,114,342 $ 1,382,994,188
2043  $1,382,994,188 $ 41,489,826 $ 72,768,920 $ 1,497,252,933
2044 $1,497,252,933 $ 44,917,588 $ 74,951,987 $ 1,617,122,508
2045 $1,617,122,508 $ 48,513,675 $ 77,200,547 $ 1,742,836,730
2046  $1,742,836,730 $ 52,285,102 $ 79,516,563 $ 1,874,638,395
2047  $1,874,638,395 $ 56,239,152 $ 81,902,060 $ 2,012,779,607
2048 $2,012,779,607 $ 60,383,388 $ 84,359,122 $ 2,157,522,117
2049  $2,157,522,117 $ 64,725,664 $ 86,889,895 $ 2,309,137,676
2050 $2,309,137,676 $ 69,274,130 $ 89,496,592 $ 2,467,908,399
2051 $2,467,908,399 $ 74,037,252 $ 92,181,490 $ 2,634,127,141
2052 $2,634,127,141 $ 79,023,814 $ 94,946,935 $ 2,808,097,890
2053 $2,808,097,890 $ 84,242,937 $ 145,451,514 $ 3,037,792,341
2054 $3,037,792,341 $ 91,133,770 $ 149,815,060 $ 3,278,741,171
2055  $3,278,741,171 $ 98,362,235 $ 154,309,512 $ 3,531,412,918
2056  $3,531,412,918 $ 105,942,388 $ 158,938,797 $ 3,796,294,102
2057  $3,796,294,102 $ 113,888,823 $ 163,706,961 $ 4,073,889,886
2058 $4,073,889,886 $ 122,216,697 $ 168,618,170 $ 4,364,724,752
2059  $4,364,724,752 $ 130,941,743 $ 173,676,715 $ 4,669,343,210
2060 $4,669,343,210 $ 140,080,296 $ 178,887,016 $ 4,988,310,522
2061 $4,988,310,522 $ 149,649,316 $ 184,253,627 $ 5,322,213,465
2062  $5,322,213,465 $ 159,666,404 $ 189,781,236 $ 5,671,661,104
2063 $5,671,661,104 $ 170,149,833 $ - $ 5,841,810,937
2064 $5,841,810,937 $ 175,254,328 $ - $ 6,017,065,265
2065 $6,017,065,265 $ 180,511,958 $ - $ 6,197,577,223
2066  $6,197,577,223 $ 185,927,317 $ - $ 6,383,504,540
2067  $6,383,504,540 $ 191,505,136 $ - $ 6,575,009,676
2068  $6,575,009,676 $ 197,250,290 $ - $ 6,772,259,966
2069  $6,772,259,966 $ 203,167,799 $ - $ 6,975,427,765
2070 $6,975,427,765 $ 209,262,833 $ - $ 7,184,690,598
2071 $7,184,690,598 $ 215,540,718 $ - $ 7,400,231,316
2072  $7,400,231,316 $ 222,006,939 $ - $ 7,622,238,256
2073  $7,622,238,256 $ 228,667,148 $ - $ 7,850,905,404
2074  $7,850,905,404 $ 235,527,162 $ - $ 8,086,432,566
2075  $8,086,432,566 $ 242,592,977 $ - $ 8,329,025,543
2076  $8,329,025,543 $ 249,870,766 $ - $ 8,578,896,309
2077  $8,578,896,309 $ 257,366,889 $ - $ 8,836,263,198
2078  $8,836,263,198 $ 265,087,896 $ - $ 9,101,351,094
2079  $9,101,351,094 $ 273,040,533 $ - $ 9,374,391,627
2080 $9,374,391,627 $ 281,231,749 $ - $ 9,655,623,376
2081 $9,655,623,376 $ 289,668,701 $ - $ 9,945,292,077

assessed_value
[1] Growth in assessed value includes the annual 2-percent allowed under Proposition
13 for existing development, and an additional 1-percent for changes in property
ownership.
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Table 7

Tax Increment Analysis
Estimated Annual Tax Revenues and Tax Increment

TRA 083-005
Fiscal Tax Cumulative Cumulative
Year Assessed Proposition 13  Increment Tax EIFD EIFD
Ending Value Property Tax (Post-ERAF) Increment Allocation Allocation
1.00% 15.19% 100.00%
2022 $ - 8 -8 - 8 - $ - 8 -
2023 $ 42,917,338 $ 429,173 $ 65,174 $ 65,174 $ 65,174 $ 65,174
2024 % 88,409,715 §$ 884,097 $ 134,259 §$ 199,433 $ 134,259 §$ 199,433
2025 $ 136,593,010 $ 1,365,930 $ 207,430 $ 406,863 $ 207,430 $ 406,863
2026 $ 187,587,734 $ 1,875877 $ 284,870 $ 691,733 $ 284,870 $ 691,733
2027 $ 241,519,208 $ 2415192 $ 366,771 $ 1,058,504 $ 366,771 $ 1,058,504
2028 $§ 293,135270 $ 2,931,353 $ 445,155 $ 1,503,659 $ 445,155 $ 1,503,659
2029 $ 347,630,930 $ 3,476,309 $ 527,912 $ 2,031,570 $ 527,912 $ 2,031,570
2030 $ 405,132,507 $ 4,051,325 $ 615234 $ 2,646,804 $ 615,234 $ 2,646,804
2031 $ 465,771,311 $ 4,657,713 $ 707,319 §$ 3,354,123 $ 707,319 $ 3,354,123
2032 $ 529,683,824 $ 5,296,838 $ 804,377 $ 4,158,500 $ 804,377 $ 4,158,500
2033 $ 597,011,893 $ 5,970,119 $ 906,621 $ 5,065,122 §$ 906,621 $ 5,065,122
2034 $ 667,902,931 $ 6,679,029 $ 1,014,276 $ 6,079,398 $ 1,014,276 $ 6,079,398
2035 $ 742,510,121 $ 7,425,101 $ 1,127,575 §$ 7,206,972 $ 1,127,575 $ 7,206,972
2036 $ 820,992,630 $ 8,209,926 $ 1,246,758 $ 8,453,730 $ 1,246,758 $ 8,453,730
2037 $ 903,515,830 $ 9,035,158 $ 1,372,078 $ 9,825,808 $ 1,372,078 $ 9,825,808
2038 $ 990,251,528 $ 9,902,515 $ 1,503,794 $ 11,329,602 $ 1,503,794 $ 11,329,602
2039 $ 1,081,378,205 $ 10,813,782 $ 1,642,179 §$ 12,971,781 § 1,642,179 $ 12,971,781
2040 $ 1,177,081,255 $ 11,770,813 $ 1,787,514 $ 14,759,295 §$ 1,787,514 $ 14,759,295
2041 $ 1,277,553,248 $ 12,775532 $ 1,940,090 $ 16,699,385 $ 1,940,090 $ 16,699,385
2042 $ 1,382,994,188 $ 13,829,942 $ 2,100,213 $ 18,799,597 $ 2,100,213 $ 18,799,597
2043 $ 1,497,252,933 $ 14,972,529 $ 2,273,726 $ 21,073,323 $ 2,273,726 $ 21,073,323
2044 $ 1,617,122,508 $ 16,171,225 $ 2,455,759 $ 23,529,082 $ 2,455,759 $ 23,529,082
2045 $ 1,742,836,730 $ 17,428,367 $ 2,646,669 $ 26,175751 $ 2,646,669 $ 26,175,751
2046 $ 1,874,638,395 $ 18,746,384 $ 2,846,823 $ 29,022,574 $ 2,846,823 $ 29,022,574
2047 $ 2,012,779,607 $ 20,127,796 $ 3,056,604 $ 32,079,177 $ 3,056,604 $ 32,079,177
2048 $ 2,157,522,117 $ 21,575,221 $ 3,276,409 $ 35,355,586 $ 3,276,409 $ 35,355,586
2049 $ 2,309,137,676 $ 23,091,377 $ 3,506,652 $ 38,862,239 $ 3,506,652 $ 38,862,239
2050 $ 2,467,908,399 $ 24,679,084 $ 3,747,761 $ 42,610,000 $ 3,747,761 $ 42,610,000
2051 $ 2,634,127,141 $ 26,341,271 $ 4,000,181 $ 46,610,181 §$ 4,000,181 $ 46,610,181
2052 $ 2,808,097,890 $ 28,080,979 $ 4,264,372 $ 50,874,553 $ 4,264,372 $ 50,874,553
2053 $ 3,037,792,341 $ 30,377,923 $ 4,613,186 $ 55,487,739 §$ 4,613,186 $ 55,487,739
2054 $ 3,278,741,171 $ 32,787,412 $ 4,979,091 $ 60,466,830 $ 4,979,001 $ 60,466,830
2055 $ 3,531,412,918 $ 35,314,129 $ 5,362,797 $ 65,829,627 $ 5,362,797 $ 65,829,627
2056 $ 3,796,294,102 $ 37,962,941 $ 5,765,046 $ 71,594,673 $ 5,765,046 $ 71,594,673
2057 $ 4,073,889,886 $ 40,738,899 $ 6,186,602 $ 77,781,275 $ 6,186,602 $ 77,781,275
2058 $ 4,364,724,752 $ 43,647,248 $ 6,628,263 $ 84,409,538 $ 6,628,263 $ 84,409,538
2059 $ 4,669,343,210 $ 46,693,432 $ 7,090,856 $ 91,500,394 $ 7,090,856 $ 91,500,394
2060 $ 4,988,310,522 $ 49,883,105 $ 7,575240 $ 99,075,634 $ 7,575,240 $ 99,075,634
2061 $ 5,322,213,465 $ 53,222,135 $ 8,082,304 $ 107,157,938 $ 8,082,304 $ 107,157,938
2062 $ 5,671,661,104 $ 56,716,611 $ 8,612975 $ 115,770,912 §$ 8,612,975 $ 115,770,912
2063 $ 5,841,810,937 $ 58,418,109 $ 8,871,364 $ 124,642,276 $ 8,871,364 $ 124,642,276
2064 $ 6,017,065,265 $ 60,170,653 $ 9,137,505 $ 133,779,781 $ 9,137,505 $ 133,779,781
2065 $ 6,197,577,223 $ 61,975,772 $ 9,411,630 $ 143,191,411 § 9,411,630 $ 143,191,411
2066 $ 6,383,504,540 $ 63,835,045 $ 9,693,979 $ 152,885,389 $ 9,693,979 $ 152,885,389
2067 $ 6,575,009,676 $ 65,750,097 $ 9,984,798 $ 162,870,187 $ 9,984,798 $ 162,870,187
2068 $ 6,772,259,966 $ 67,722,600 $10,284,342 $ 173,154,529 $ 10,284,342 $ 173,154,529
2069 $ 6,975,427,765 $ 69,754,278 $10,592,872 $ 183,747,402 $ 10,592,872 $ 183,747,402
2070 $ 7,184,690,598 $ 71,846,906 $10,910,658 $ 194,658,060 $ 10,910,658 $ 194,658,060
2071 $ 7,400,231,316 $ 74,002,313 $11,237,978 $ 205,896,038 $ 11,237,978 $ 205,896,038
2072 $ 7,622,238,256 $ 76,222,383 $11,575,118 $ 217,471,156 $ 11,575,118 $ 217,471,156
2073 $ 7,850,905,404 $ 78,509,054 $11,922,371 $ 229,393,527 $ 11,922,371 $ 229,393,527
2074 $ 8,086,432,566 $ 80,864,326 $12,280,042 $ 241,673,569 $ 12,280,042 $ 241,673,569
2075 $ 8,329,025,543 $ 83,290,255 $12,648,443 $ 254,322,013 $ 12,648,443 $ 254,322,013
2076 $ 8,578,896,309 $ 85,788,963 $13,027,897 $ 267,349,909 $ 13,027,897 $ 267,349,909
2077 $ 8,836,263,198 $ 88,362,632 $13,418,734 $ 280,768,643 $ 13,418,734 $ 280,768,643
2078 $ 9,101,351,094 $ 91,013,511 $13,821,296 $ 294,589,939 $ 13,821,296 $ 294,589,939
2079 $ 9,374,391,627 $ 93,743,916 $14,235935 $ 308,825,873 $ 14,235,935 $ 308,825,873
2080 $ 9,655,623,376 $ 96,556,234 $14,663,013 $ 323,488,886 $ 14,663,013 $ 323,488,886
2081 $ 9,945,292,077 $ 99,452,921 $15,102,903 $ 338,591,789 $ 15,102,903 $ 338,591,789
tax_increment
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Table 8

Crows Landing Industrial Business Park

Tax Increment Analysis

Tax Increment Estimates - Fiscal Impact Assumptions

TRA 083-005 EIFD
Fiscal Tax Cumulative Tax Cumulative
Year Increment Tax Increment EIFD EIFD

Ending (Post-ERAF) Increment Allocation Allocation Allocation

11 (1] [2]

2022 $0 $0 100% $0 $0
2023 $65,174 $65,174 100% $65,174 $65,174
2024 $134,259 $199,433 100%  $134,259 $199,433
2025 $207,430 $406,863 100%  $207,430 $406,863
2026 $284,870 $691,733 100%  $284,870 $691,733
2027 $366,771 $1,058,504 75%  $275,078 $793,878
2028 $445,155 $1,503,659 75%  $333,866 $1,127,744
2029 $527,912 $2,031,570 75%  $395,934 $1,523,678
2030 $615,234 $2,646,804 75%  $461,425 $1,985,103
2031 $707,319 $3,354,123 75%  $530,490 $2,515,593
2032 $804,377 $4,158,500 75%  $603,283 $3,118,875
2033 $906,621 $5,065,122 75%  $679,966 $3,798,841
2034 $1,014,276 $6,079,398 75%  $760,707 $4,559,548
2035 $1,127,575 $7,206,972 75%  $845,681 $5,405,229
2036 $1,246,758 $8,453,730 75%  $935,068 $6,340,298
2037 $1,372,078 $9,825,808 75% $1,029,058 $7,369,356
2038 $1,503,794  $11,329,602 75% $1,127,846 $8,497,201
2039 $1,642,179  $12,971,781 75% $1,231,634 $9,728,836
2040 $1,787,514  $14,759,295 75% $1,340,635 $11,069,471
2041 $1,940,090 $16,699,385 75% $1,455,068 $12,524,538
2042 $2,100,213  $18,799,597 75% $1,575,159  $14,099,698
2043 $2,273,726  $21,073,323 75% $1,705,294  $15,804,992
2044 $2,455,759  $23,529,082 75% $1,841,820 $17,646,812
2045 $2,646,669 $26,175,751 75% $1,985,002 $19,631,813
2046 $2,846,823  $29,022,574 75% $2,135,117  $21,766,930
2047 $3,056,604 $32,079,177 75% $2,292,453  $24,059,383
2048 $3,276,409  $35,355,586 75% $2,457,307 $26,516,690
2049 $3,506,652  $38,862,239 75% $2,629,989  $29,146,679
2050 $3,747,761  $42,610,000 75% $2,810,821  $31,957,500
2051 $4,000,181  $46,610,181 75% $3,000,136  $34,957,636
2052 $4,264,372  $50,874,553 75% $3,198,279  $38,155,915
2053 $4,613,186  $55,487,739 75% $3,459,890 $41,615,805
2054 $4,979,091  $60,466,830 75% $3,734,318  $45,350,122
2055 $5,362,797  $65,829,627 75% $4,022,098 $49,372,221
2056 $5,765,046  $71,594,673 75% $4,323,784  $53,696,005
2057 $6,186,602 $77,781,275 75% $4,639,951  $58,335,956
2058 $6,628,263  $84,409,538 75% $4,971,197 $63,307,154
2059 $7,090,856  $91,500,394 75% $5,318,142  $68,625,296
2060 $7,575,240  $99,075,634 75% $5,681,430 $74,306,725
2061 $8,082,304 $107,157,938 75% $6,061,728  $80,368,453
2062 $8,612,975 $115,770,912 75% $6,459,731  $86,828,184
2063 $8,871,364 $124,642,276 75% $6,653,523  $93,481,707
2064 $9,137,505 $133,779,781 75% $6,853,128 $100,334,836
2065 $9,411,630 $143,191,411 75% $7,058,722 $107,393,558
2066 $9,693,979 $152,885,389 75% $7,270,484 $114,664,042
2067 $9,984,798 $162,870,187 75% $7,488,599 $122,152,641
2068  $10,284,342 $173,154,529 75% $7,713,256 $129,865,897
2069  $10,592,872 $183,747,402 75% $7,944,654 $137,810,551
2070  $10,910,658 $194,658,060 75% $8,182,994 $145,993,545
2071 $11,237,978 $205,896,038 75% $8,428,484 $154,422,029
2072 $11,575,118 $217,471,156 75% $8,681,338 $163,103,367
2073  $11,922,371 $229,393,527 75% $8,941,778 $172,045,145
2074  $12,280,042 $241,673,569 75% $9,210,032 $181,255,177
2075  $12,648,443 $254,322,013 75% $9,486,333 $190,741,509
2076  $13,027,897 $267,349,909 75% $9,770,923 $200,512,432
2077  $13,418,734 $280,768,643 75% $10,064,050 $210,576,482
2078  $13,821,296 $294,589,939 75% $10,365,972 $220,942,454
2079  $14,235,935 $308,825,873 75% $10,676,951 $231,619,405
2080  $14,663,013 $323,488,886 75% $10,997,259 $242,616,664
2081 $15,102,903 $338,591,789 75% $11,327,177 $253,943,841
"FIA_TI"

[1] From Table 7.

[2] Phase 1A is allocated 100-percent of tax increment revenue in the fiscal impact
analysis for the EIFD. Remaining phases are allocated 75-percent of tax increment
revenue.
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Table 1

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Summary of Annual Surplus/Deficits by Development Phase (2019$)

Estimated Annual Revenues/Expenditures (Rounded)
ltem Phase 1A Phase 1B Phase 2 Phase 3 Buildout

Annual Fiscal Impact

Annual General Fund Revenues $378,100 $1,680,900 $2,560,600 $3,843,300 $3,843,300
Annual General Fund Expenditures $231,900 $1,081,200 $2,009,600 $3,332,000 $3,332,000
Net General Fund Surplus/(Deficit) $146,200 $599,700 $551,000 $511,300 $511,300
sum

Source: EPS.
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Table 2

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual Revenues and Expenditures (2019$)

Estimated Annual Revenues/Expenditures (Rounded)
Item Phase 1A Phase 1B Phase 2 Phase 3 Buildout

c¢-a

Annual General Fund Revenues

Property Tax - $290,700 $439,200 $660,100 $660,100
Property Tax in Lieu of VLF $268,000 $985,100 $1,488,400 $2,236,900 $2,236,900
Property Transfer Tax $11,500 $42,100 $63,600 $95,600 $95,600
Sales and Use Tax $70,700 $260,000 $407,400 $608,200 $608,200
Prop. 172 Public Safety Sales Tax $27,400 $100,800 $157,900 $235,700 $235,700
Motor Vehicle License Fee $500 $2,200 $4,100 $6,800 $6,800
Total General Fund Revenue $378,100 $1,680,900 $2,560,600 $3,843,300 $3,843,300

Annual General Fund Expenditures

General Government

Supporting Strong and Safe Neighborhoods $198,400 $925,000 $1,719,500 $2,851,000 $2,851,000
Supporting Community Health $100 $500 $900 $1,400 $1,400
Developing a Healthy Economy $400 $1,700 $3,100 $5,200 $5,200
Promoting First-Rate Learning - - - - -
Delivering Efficient Public Services $30,600 $142,700 $265,200 $439,700 $439,700
Delivering Community Infrastructure $2,400 $11,300 $20,900 $34,700 $34,700
Total General Fund Expenditures $231,900 $1,081,200 $2,009,600 $3,332,000 $3,332,000
Net General Fund Surplus/(Deficit) $146,200 $599,700 $551,000 $511,300 $511,300
det sum

Source: EPS.
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Table A-1

Crows Landing Industrial Business Park
Fiscal Impact Analysis

General Assumptions

ltem Assumption

General Assumptions
Base Fiscal Year [1] FY 2019-20

General Demographic Characteristics

Stanislaus County

Population [2] 558,972
Employees [3] 217,100
Stanislaus County Persons Served [4] 667,522

gen assumps
Source: California Department of Finance; EDD; U.S. Census LED; EPS.

[1] Reflects the County of Stanislaus Fiscal Year 2019-20 proposed budget. Revenues and
expenditures are in 2019 dollars. This analysis does not reflect changes in values resulting
from inflation or appreciation.
[2] Based on population estimates from the California Department of Finance (DOF) data
for January 1, 2019.
[3] US Census Onthemap.ces.census.gov estimated a total of 186,753 jobs in Stanislaus County in
2015. California EDD reports an annual average growth rate of 2.79% since 2017 for Stanislaus County.
EPS escalated 2017 employment figure to arrive at 2019 employment estimate, adjusted by an
additional 10% to account for self-employed workers, and rounded to the nearest hundred employees.
[4] Persons served is defined as total population plus half of total employees. Used to estimate specific
revenues and expenditures that are assumed to be impacted by growth in resident and employment
populations and to avoid double counting of employees who reside in the City.
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Table A-2

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Land Use Projections

Cumulative Dwelling Units/Square Footage

Phase 1A Phase 1B Phase 2 Phase 3 Buildout
Assumed Developable Building Developable  Building Assumed Developable Building Developable  Building Developable  Building
Land Use FAR Acres Sq. Ft. Acres Sq. Ft. FAR Acres Sq. Ft. Acres Sq. Ft. Acres Sq. Ft.
Development Projections in Current Project Limits
Nonresidential Land Uses
Logistics/Distribution 0.35 52.0 792,792 138.0 2,103,948 0.40 57.0 993,168 102.0 1,777,248 349.0 5,667,156
Light Industrial 0.35 41.0 625,086 110.0 1,677,060 0.40 71.0 1,237,104 128.0 2,230,272 350.0 5,769,522
Business Park 0.35 10.0 152,460 28.0 426,888 0.40 14.0 243,936 26.0 453,024 78.0 1,276,308
Aviation Related 0.35 - - - - 0.40 46.0 801,504 - - 46.0 801,504
Total Nonresidential 103.0 1,570,338 276.0 4,207,896 188.0 3,275,712 256.0 4,460,544 823.0 13,514,490
Cumulative Nonresidential 103.0 1,570,338 379.0 5,778,234 567.0 9,053,946 823.0 13,514,490 823.0 13,514,490

lu
Source: Crows Landing Business Industrial Park Specific Plan, EPS.
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Table A-3

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Cumulative Building Square Footage [1]

Cumulative Dwelling Units/Square Footage

Phase 1A Phase 1B Phase 2 Phase 3 Buildout
Developable  Building Developa Building Developa Building Developa  Building Developa Building
Land Use Acres Sq. Ft. ble Acres  Sq. Ft. ble Acres  Sq. Ft. ble Acres Sq. Ft. ble Acres Sq. Ft.
Nonresidential Land Uses

Logistics/Distribution 52.0 792,792 190.0 2,896,740 247.0 3,889,908 349.0 5,667,156 349.0 5,667,156
Light Industrial 41.0 625,086 151.0 2,302,146 222.0 3,539,250 350.0 5,769,522 764.0 5,769,522
Business Park 10.0 152,460 38.0 579,348 52.0 823,284 78.0 1,276,308 178.0 1,276,308
Aviation Related - - - - 46.0 801,504 46.0 801,504 92.0 801,504
Total Nonresidential 103.0 1,570,338 379.0 5,778,234 567.0 9,053,946 823.0 13,514,490 1,383.0 13,514,490
cumm_sqft

[1] Cumulative totals from Table A-2.

Source: Crows Landing Business Industrial Park Specific Plan, EPS.

D-5
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Table A-4

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Cumulative Occupied Building Square Footage

Vacancy Building Square Feet
Land Use Rate [1] Phase 1A Phase 1B Phase 2 Phase 3 Buildout

Development Projections in Current Project Limits

Nonresidential Land Uses Occupied Building Square Feet

Logistics/Distribution 10.0% 713,513 2,607,066 3,500,917 5,100,440 5,100,440

Light Industrial 10.0% 562,577 2,071,931 3,185,325 5,192,570 5,192,570

Business Park 10.0% 137,214 521,413 740,956 1,148,677 1,148,677

Aviation Related 10.0% - - 721,354 721,354 721,354

Total Nonresidential 1,413,304 5,200,411 8,148,551 12,163,041 12,163,041
occupied

Source: EPS

[1] For details pertaining to vacancy rate assumptions, refer to Table A-6.
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Table A-5

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Cumulative Estimated Employees

Assumption Estimated Employees Assumption Estimated Employees
Land Use [1] Phase 1A Phase 1B [11 Phase 2 Phase 3 Buildout
Project Employees
Nonresidential Land Uses Sq. Ft. per Emp. Sq. Ft. per Emp.

Logistics/Distribution 350 2,039 7,449 690 5,074 7,392 21,954

Light Industrial 970 580 2,136 970 3,284 5,353 11,353

Business Park 2,800 49 186 2,800 265 410 910

Aviation Related 350 - - 350 2,061 2,061 4,122
Total Employee Population 2,668 9,771 10,684 15,216 38,339
Project Persons-Served by Phase 0.50 1,334 4,886 5,342 7,608 19,170
Cumulative Project Persons Served [2] 1,334 6,220 11,562 19,170 19,170

pop
Source: Crows Landing Business Industrial Park Specific Plan, EPS.

[1] For square feet per employee assumptions, refer to Table A-6.

[2] Persons-served factor assumes an employee is equivalent to 0.5 of a resident. This adjustment accounts for employees who may also be residents and
reduced demands on County services by employees as compared to residents.
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Table A-6

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Land Use Assumptions

Estimated Property
Assessed Turnover Vacancy Sq. Ft. per
Land Use Value [1] Rate [2] Rate [3] Employee [4]
Nonresidential Land Uses per Sq. Ft.
Logistics/Distribution $145 5.0% 10.0% 350-690
Light Industrial $125 5.0% 10.0% 970
Business Park $100 5.0% 10.0% 2,800
Aviation Related $85 5.0% 10.0% 350

lu assum
Source: Crows Landing Business Industrial Park Specific Plan, EPS.

[1] Assessed values are based on comparable transaction data obtained from Costar and CBRE. Also includes assumed unsecured assessed values based
upon research of County Assessor's data from Stanislaus, San Jaoquin, and Contrac Costa counties.

[2] Nonresidential uses are assumed to turn over once every 20 years.

[8] Commercial and industrial vacancy rates based on Costar and Colliers International market reports for the Stockton/Modesto area.

Prepared by EPS 7/17/2020 Z:\Shared|\Projects\SAC|1820001182058 Crows Landing EIFD Formation\Models\182058 fiscal 3



ATTACHMENT D APPENDIX B:

Revenue-Estimating Tables

Table B-1 Revenue-Estimating Procedures Based on

Stanislaus County FY 2019-20 Budget .......ccovvvvviiiniinnnnn, D-9
Table B-2 Estimated Annual General Fund Revenues ................cc..e.. D-10
Table B-3 Estimated Annual Property Tax Revenues..........cccvevvuennens D-11
Table B-4 Real Property Transfer TaX ..ivevvvieiieiiiieiiiieiienennennnnennens D-12
Table B-5 Estimated Annual Taxable Sales and

Use Tax REVENUE......coiiiiiii s D-13

Table B-5A Estimated Annual Taxable Sales from
Proposed Development....c.ccveeiiiiiii i D-14

Table B-5B Estimated Annual Taxable Sales from
On-Site Nonresidential ......coviiiiiiiiiii s D-15






6-d

Table B-1

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Revenue-Estimating Procedures Based on Stanislaus County FY 2019-20 Budget (2019%)

FY 2019-20
Net Budgeted

Estimating Case Study General Fund Service Revenue
ltem Procedure Reference Revenues Population [1] Multiplier
General Fund Revenues
Property Tax Case Study Table B-3 $65,604,000 N/A -
Property Tax in Lieu of VLF Case Study Table B-3 $67,500,000 N/A -
Property Transfer Tax Case Study Table B-4 $2,403,000 N/A -
Sales and Use Tax Case Study Table B-5 $26,168,000 N/A -
Prop. 172 Public Safety Sales Tax Case Study Table B-5 $46,356,000 N/A -
Transient Occupancy Tax [3] - $1,218,000 N/A -
Licenses, Permits, and Franchise [3] - $1,054,000 N/A -
Intergovernmental Revenue [3] - $2,284,000 N/A -
Motor Vehicle License Fee Persons Served - $238,000 667,522 $0.36
Current Service Charges [3] - $2,588,000 N/A -
Fines, Forfeitures and Penalties [3] - $2,700,000 N/A -
Use of Money and Property [3] - $6,502,000 N/A -
Other Taxes - Aircraft Tax [3] - $190,000 N/A -
Franchise Taxes [3] $1,054,000 N/A -
Miscellaneous Revenues [3] - $0 N/A -
Other [3] - $2,238,000 N/A -
Subtotal General Fund Revenue $228,097,000
Contingency Fund [3] - $0 N/A -
Total General Fund Revenue $228,097,000
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Table B-2

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual General Fund Revenues (2019%)

Case Study Estimated Annual Revenue (Rounded)
Revenue Category Reference Phase 1A Phase 1B Phase 2 Phase 3 Buildout
General Fund Revenues
Property Tax Table B-3 - $290,700 $439,200 $660,100 $660,100
Property Tax in Lieu of VLF Table B-3 $268,000 $985,100 $1,488,400 $2,236,900 $2,236,900
Property Transfer Tax Table B-4 $11,500 $42,100 $63,600 $95,600 $95,600
Sales and Use Tax Table B-5 $70,700 $260,000 $407,400 $608,200 $608,200
Prop. 172 Public Safety Sales Tax Table B-5 $27,400 $100,800 $157,900 $235,700 $235,700
Motor Vehicle License Fee Persons Served $500 $2,200 $4,100 $6,800 $6,800
Total General Fund Revenue $378,100 $1,680,900 $2,560,600 $3,843,300 $3,843,300

rev

Source: Stanislaus County Fiscal Year 2016-17 Approved Annual Budget; EPS.
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Table B-3

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual Property Tax Revenues (2019%$)

Assumption/

Estimated Property Tax Revenues (2020$)

ltem Source Formula Phase 1A Phase 1B Phase 2 Phase 3 Buildout (2060)
Assessed Value of New Development Table D-2
Assessed Value of New Development a $208,336,590 $765,730,350  $1,156,899,150  $1,738,686,510  $1,738,686,510
Total Assessed Value c=a+b $208,336,590 $765,730,350  $1,156,899,150  $1,738,686,510  $1,738,686,510
Property Tax Revenue (1% of Assessed Value) 1.0000%
Property Tax Revenue d=a*1.00% $2,083,366 $7,657,304 $11,568,992 $17,386,865 $17,386,865
Total Property Tax Revenue f=d+e $2,083,366 $7,657,304 $11,568,992 $17,386,865 $17,386,865
Estimated Property Tax Allocation
Estimated Property Tax Allocation [1]
Stanislaus County General Fund [2] 15.1860% g=d*15.19% $316,380 $1,162,837 $1,756,865 $2,640,366 $2,640,366
Other Agencies/ERAF 84.8140% h=d*84.81% $1,766,986 $6,494,467 $9,812,126 $14,746,499 $14,746,499
Total Stanislaus County General Fund Property Tax k=g+i $316,380 $1,162,837 $1,756,865 $2,640,366 $2,640,366
EIFD Tax Increment Allocation [3]
Percentage 100% 75% 75% 75% 75%
Dollar Amount $316,380 $872,128 $1,317,649 $1,980,275 $1,980,275
Property Tax Available to County General Fund
Percentage 0% 25% 25% 25% 25%
Dollar Amount - $290,709 $439,216 $660,092 $660,092
Property Tax In-Lieu of Motor Vehicle In-Lieu Fee Revenue (VLF)
Total Countywide Assessed Value [4] 1 $52,466,779,118 $52,466,779,118 $52,466,779,118 $52,466,779,118 $52,466,779,118
Total Assessed Value of Project m $208,336,590 $765,730,350  $1,156,899,150  $1,738,686,510  $1,738,686,510
Total Assessed Value n=Il+m $52,675,115,708 $53,232,509,468 $53,623,678,268 $54,205,465,628 $54,205,465,628
Percent Change in AV o=m/l 0.40% 1.46% 2.21% 3.31% 3.31%
Property Tax In-Lieu of VLF [5] $67,500,000 p = o * $67,500,000 $268,031 $985,134 $1,488,384 $2,236,870 $2,236,870
prop tax

Source: Stanislaus County; Stanislaus County Auditor-Controller; EPS.

[1] Reflects the average property tax allocation to the County

General Fund for TRA83-005
[2] Refer to Table D-1 for details.

[3] The EIFD may allocate all or a portion of the tax increment to authorized facilities. Under this model, 100-percent of tax increment is
allocated to authorized facilities in Phase 1A, with 75-percent being allocated for remaining phases.

Prepared by EPS 7/17/2020
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Table B-4

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Real Property Transfer Tax (2019%)

Assumption/

Estimated Annual Property Transfer Tax Revenue (2019%)

Item Source Phase 1A Phase 1B Phase 2 Phase 3 Buildout
Rate per $1,000 of AV $1.10
Project Assessed Value Table D-2
Nonresidential $208,336,590 $765,730,350 $1,156,899,150  $1,738,686,510  $1,738,686,510
Total Assessed Value $208,336,590 $765,730,350 $1,156,899,150 $1,738,686,510 $1,738,686,510
Turnover Rate
Nonresidential 5.00%
Annual Transfer Tax Revenue [1]
Nonresidential $11,459 $42,115 $63,629 $95,628 $95,628
Total Annual Transfer Tax Revenue $11,459 $42,115 $63,629 $95,628 $95,628

Source: Stanislaus County Auditor Assessor; Stanislaus County; EPS

transfer

[1] Formula for Transfer Tax = Assessed Value/$1,000 * Rate per $1,000 of Assessed Value * Turnover rate.

Prepared by EPS 7/17/2020
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Table B-5

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual Taxable Sales and Use Tax Revenue (2019$)

Source/ Annual Sales Tax Revenue
Item Formula Assumptions Phase 1A Phase 1B Phase 2 Phase 3 Buildout
Estimated Annual Taxable Sales
Annual Taxable Sales from Market Support (Residents and Employees) a Table B-5A $1,600,800 $7,463,400 $13,873,800 $23,003,400 $23,003,400
Annual Taxable Sales from Onsite Commercial Uses b Table B-5B $5,465,721 $18,538,653 $26,868,957 $37,811,805 $37,811,805
Annual Taxable Sales from Total Net New Development c=a+b $7,066,521 $26,002,053 $40,742,757 $60,815,205 $60,815,205
Annual Sales Tax Revenue
Bradley Burns Local Sales Tax Revenue d=c*1.00% 1.0000% $70,665 $260,021 $407,428 $608,152 $608,152
Cumulative Bradley Burns Local Sales Tax Revenue $70,665 $330,686 $738,113 $1,346,265
County Prop 172 Public Safety Sales Tax Revenue
County Prop 172 Sales Tax Rate d 0.50%
County Share of Prop 172 Revenue [1] e 95.00%
Adjustment for Unincorporated County Costs [2] f 81.59%
County Prop 172 Public Safety Sales Tax Revenue g=c*d*e*f $27,386 $100,769 $157,895 $235,684 $235,684

sales
Source: Stanislaus County; California State Board of Equalization; EPS.

[1] Provided by Stanislaus County.
[2] Represents an adjustment made to account for the portion of Proposition 172 revenues allocated to services provided only to the unincorporated portions of the County.
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Table B-5A

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual Taxable Sales from Proposed Development (2019$)

Estimated Annual Taxable Sales (2019%)
Annual Taxable Sales from Market Support Assumption Phase 1A Phase 1B Phase 2 Phase 3 Buildout

Annual Taxable Sales from New Employment

Taxable Sales from New Employment

Employees Table A-5 1,334 6,220 11,562 19,170 19,170

Average Daily Taxable Sales per New Employee $10.00

Work Days per Year 240

Taxable Sales from New Employees [3] 50%

Total Taxable Sales from New Employees $1,600,800 $7,463,400 $13,873,800 $23,003,400 $23,003,400
sales a

Source: Costar; Bureau of Labor Statistics; Stanislaus County; EPS.
[1] For details pertaining to resident and employee estimates, refer to Table A-5.

[2] Represents the portion of household and employee retail expenditures estimated to take place in Stanislaus County.
[3] Taxable sales from employees discounted by 50% to account for employees who also are residents.
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Table B-5B

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual Taxable Sales from On-Site Nonresidential (2019$)

Annual
Taxable Sales Estimated Annual Taxable Sales (2019%)
Item per Sq. Ft. Phase 1A Phase 1B Phase 2 Phase 3 Buildout
Annual Taxable Sales from
On-Site Commercial Development
Nonresidential Land Use
Logistics/Distribution $5 $3,567,564 $13,035,330 $17,504,586 $25,502,202 $25,502,202
Light Industrial $5 $2,812,887 $10,359,657 $15,926,625 $25,962,849 $25,962,849
Business Park $5 $686,070 $2,607,066 $3,704,778 $5,743,386 $5,743,386
Aviation Related $5 - - $3,606,768 $3,606,768 $3,606,768
Total $7,066,521 $26,002,053 $40,742,757 $60,815,205 $60,815,205
Less Total Annual Taxable Sales from
Market Support (in the Project) [1] $1,600,800 $7,463,400 $13,873,800 $23,003,400 $23,003,400
Annual Sales Less Market Support $5,465,721 $18,538,653 $26,868,957 $37,811,805 $37,811,805
Total Nonresidential Taxable Sales $5,465,721 $18,538,653 $26,868,957 $37,811,805 $37,811,805

sales b
Source: Costar; Bureau of Labor Statistics; EPS.

[1] Estimated in Table B-5A.
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Table C-1
Crows Landing Industrial Business Park
Fiscal Impact Analysis

pendit i Pr Based on Stanislaus County FY 2019-20 Budget (2019%$)
General Fund
FY 2019-20 Less One-Time FY 2019-20 Population
ing geted Costs in Net County or Persons FY 2019-20 Adjustment  Net FY 2019-20
ltem Procedure Expenditures Final Budget Expenditures Served Avg. Cost Factor [1] Avg. Cost
General Fund
Supporting Strong and Safe Neighborhoods
CEO - Capital Projects Persons Served $0 $0 667,522 - 0% -
CEO - County Operations Persons Served $6,670,285 ($478,359) $6,191,926 667,522 $9.28 10% $0.93
CEO - Office of Emergency Services/Fire Warden Persons Served $2,170,237 ($168,724) $2,001,513 667,522 $3.00 10% $0.30
District Attorney Persons Served $20,650,215 ($1,169,311) $19,480,904 667,522 $29.18 50% $14.59
Grand Jury Persons Served $167,068 $0 $167,068 667,522 $0.25 25% $0.06
Integrated Criminal Justice Information System Persons Served $0 $0 667,522 - 25% -
Probation Persons Served $27,534,466 ($2,882,073) $24,652,393 667,522 $36.93 25% $9.23
Public Defender Persons Served $12,705,675 ($633,232) $12,072,443 667,522 $18.09 25% $4.52
Sheriff Persons Served $107,938,836 ($1,947,060) $105,991,776 667,522 $158.78 75% $119.09
Supporting Community Health
Aging and Veterans Services Persons Served $491,894 $0 $491,894 667,522 $0.74 10% $0.07
Behavioral Health and Recovery Services Persons Served $0 $0 667,522 - 10% -
CEO - Stanislaus Veterans Center Persons Served $0 $0 667,522 - 0% -
Child Support Services Persons Served $0 $0 667,522 - 10% -
Children and Families Commission Persons Served $0 $0 667,522 - 10% -
Community Services Agency Persons Served $0 $0 667,522 - 10% -
Health Services Agency Persons Served $0 $0 667,522 - 10% -
Developing a Healthy Economy
Agricultural Commissioner Persons Served $2,296,768 ($482,178) $1,814,590 667,522 $2.72 10% $0.27
CEO - Economic Development Bank Persons Served $195,000 $0 $195,000 667,522 $0.29 0% -
UC Cooperative Extension Persons Served $789,756 ($55,470) $734,286 667,522 $1.10 0% -
Workforce Development Persons Served $0 $0 667,522 - 100% -
Promoting First-Rate Learning
Library Persons Served $0 $0 667,522 - 10% -
Delivering Efficient Public Services
Assessor Persons Served $6,893,628 ($609,941) $6,283,687 667,522 $9.41 25% $2.35
Auditor-Controller Persons Served $2,344,922 ($160,485) $2,184,437 667,522 $3.27 25% $0.82
Board of Supervisors Persons Served $1,488,205 ($148,936) $1,339,269 667,522 $2.01 25% $0.50
Chief Executive Office Persons Served $45,359,012 ($563,630) $44,795,382 667,522 $67.11 25% $16.78
CEO - County Operations Persons Served $0 $0 667,522 - 0% -
CEO - Risk Management Persons Served $525,885 ($95,844) $430,041 667,522 $0.64 25% $0.16
Clerk-Recorder Persons Served $4,678,430 ($1,387,019) $3,291,411 667,522 $4.93 25% $1.23
County Counsel Persons Served $2,227,117 ($401,612) $1,825,505 667,522 $2.73 25% $0.68
General Services Agency Persons Served $2,000,000 $0 $2,000,000 667,522 $3.00 0% -
Strategic Business Technology Persons Served $0 $0 667,522 - 0% -
Treasurer-Tax Collector Persons Served $1,169,192 ($66,953) $1,102,239 667,522 $1.65 25% $0.41
Delivering Community Infrastructure
Environmental Resources Persons Served $0 $0 667,522 - 25% -
Parks and Recreation Persons Served $4,489,234 ($768,315) $3,720,919 667,522 $5.57 10% $0.56
Planning and Community Development Persons Served $1,862,246 ($188,355) $1,673,891 667,522 $2.51 50% $1.25
Public Works Persons Served $0 $0 667,522 - 100% -
Contingency Reserve
Total General Fund Expenditures $254,648,071 ($12,207,497) $242,440,574 $363.19 $173.82

Source: Stanislaus County Fiscal Year 2019-20 Approved Annual Budget; EPS.

exp pro

[1] An adjustment factor may be used to reflect the fact that new employees may not increase certain General Fund department expenditures at a 1:1 ratio. This analysis does not assume an adjustment.
[2] A majority of the police protection budget serves the unincorporated County population only. This analysis excludes this portion of the budget and only accounts for countywide cost impacts.
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Table C-2

Crows Landing Industrial Business Park

Fiscal Impact Analysis

Estimated Annual General Fund Expenditures (2019$)

Estimated Annual Expenditure

Expenditure Category Phase 1A Phase 1B Phase 2 Phase 3 Buildout
General Fund
Supporting Strong and Safe Neighborhoods
CEO - Capital Projects - - - - -
CEO - County Operations $1,237 $5,769 $10,724 $17,782 $17,782
CEO - Office of Emergency Services/Fire Warden $400 $1,865 $3,467 $5,748 $5,748
District Attorney $19,466 $90,755 $168,705 $279,721 $279,721
Grand Jury $83 $389 $723 $1,199 $1,199
Integrated Criminal Justice Information System - - - - -
Probation $12,317 $57,423 $106,745 $176,988 $176,988
Public Defender $6,032 $28,121 $52,274 $86,672 $86,672
Sheriff $158,863 $740,668 $1,376,835 $2,282,857 $2,282,857
Subtotal, Supporting Strong and Safe Neighborhoods $198,398 $924,989 $1,719,474 $2,850,966 $2,850,966
Supporting Community Health
Aging and Veterans Services $98 $458 $852 $1,413 $1,413
Behavioral Health and Recovery Services - - - - -
CEO - Stanislaus Veterans Center - - - - -
Child Support Services - - - - -
Children and Families Commission - - - - -
Community Services Agency - - - - -
Health Services Agency - - - - -
Subtotal, Supporting Community Health $98 $458 $852 $1,413 $1,413
Developing a Healthy Economy - - - - -
Agricultural Commissioner $363 $1,691 $3,143 $5,211 $5,211
CEO - Economic Development Bank - - - - -
UC Cooperative Extension - - - - -
Workforce Development - - - - -
Subtotal, Developing a Healthy Economy $363 $1,691 $3,143 $5,211 $5,211
Promoting First-Rate Learning
Library - - - - -
Subtotal, Promoting First-Rate Learning - - - - -
Delivering Efficient Public Services
Assessor $3,139 $14,637 $27,208 $45,113 $45,113
Auditor-Controller $1,091 $5,088 $9,459 $15,683 $15,683
Board of Supervisors $669 $3,120 $5,799 $9,615 $9,615
Chief Executive Office $22,380 $104,343 $193,964 $321,602 $321,602
CEO - County Operations - - - - -
CEO - Risk Management $215 $1,002 $1,862 $3,087 $3,087
Clerk-Recorder $1,644 $7,667 $14,252 $23,630 $23,630
County Counsel $912 $4,252 $7,904 $13,106 $13,106
General Services Agency - - - - -
Strategic Business Technology - - - - -
Treasurer-Tax Collector $551 $2,567 $4,773 $7,913 $7,913
Subtotal, Delivering Efficient Public Services $30,602 $142,676 $265,221 $439,749 $439,749
Delivering Community Infrastructure
Environmental Resources - - - - -
Parks and Recreation $744 $3,467 $6,445 $10,686 $10,686
Planning and Community Development $1,673 $7,798 $14,496 $24,035 $24,035
Public Works - - - - -
Subtotal, Delivering Community Infrastructure $2,416 $11,265 $20,941 $34,720 $34,720
Total Annual General Fund Expenditures $231,877 $1,081,079 $2,009,630 $3,332,060 $3,332,060

Source: Stanislaus County Fiscal Year 2016-17 Approved Annual Budget; EPS.
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Table D-1

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Preliminary Property Tax Allocations for EIFD

Existing Tax Post-ERAF Average
Tax Rate Area (TRA) Gross Revenue [1] Post-ERAF
Code Entity TRA 083-005 Prior Alloc Increase Gross ERAF Shift Net Total Distribution
Formula a b c d=b+c e f=d+e

00010 COUNTY-GENERAL FUND 28.37030% $251,043 $12,458 $263,502 ($144,716) $118,786 15.18598%
00100 CO SUPT OF SCHOOLS 0.46290% $4,096 $203 $4,299 $0 $4,299 0.54965%
00500 COUNTY FIRE SERVICE 0.66410% $5,876 $292 $6,168 ($446) $5,722 0.73155%
10000 HILLS FERRY CEMETERY 1.38210% $12,230 $607 $12,837 $0 $12,837 1.64111%
13800 WEST STANISLAUS FIRE 2.57760% $22,809 $1,132 $23,941 $779 $24,720 3.16028%
13950 PATTERSON HOSPITAL DISTRICT 4.03940% $35,744 $1,774 $37,518 $0 $37,518 4.79639%
16000 TURLOCK MOSQUITO ABATEMENT 1.32850% $11,756 $583 $12,339 ($1,990) $10,349 1.32304%
17200 WEST STANISLAUS RESOURCE CONSERVATION 0.15960% $1,412 $70 $1,482 ($214) $1,268 0.16212%
19350 NEWMAN-CROWS LANDING UNIFIED SCHOOL DISTRICT-GEN 46.73170% $413,520 $20,522 $434,041 $0 $434,041 55.48928%
19700 YOSEMITE COMMUNITY COLLEGE DISTRICT-GEN 8.28640% $73,325 $3,639 $76,964 $0 $76,964 9.83928%
19750 COUNTY SCHOOL SERVICE FUND 2.61780% $23,164 $1,150 $24,314 $0 $24,314 3.10838%
19800 SCHOOLS-EQUALIZATION AID 2.15340% $19,055 $946 $20,001 $0 $20,001 2.55695%
19850 SCHOOLS-TUITION 1.22620% $10,850 $538 $11,389 $0 $11,389 1.45599%
ERAF 0.00000% - $539 $539 $146,587 $147,126 18.80910%
Total 100.00000% $884,880 $43,914 $928,794 $0 $782,207 100.00000%
TRA

Source: Stanislaus County Auditor-Controller; EPS.

[1] Provided by the Stanislaus County Auditor-Controller.
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Table D-2

Crows Landing Industrial Business Park
Fiscal Impact Analysis

Assessed Valuation by Phase (2019$)

Rounded
Value per
Unit/Sq. Ft. Total Assessed Value
ltem [1] Phase 1A Phase 1B Phase 2 Phase 3 Buildout
Nonresidential Land Uses per Sq. Ft.
Logistics/Distribution $145 $114,954,840 $305,072,460 $144,009,360 $257,700,960 $821,737,620
Light Industrial $125 $78,135,750 $209,632,500 $154,638,000 $278,784,000 $721,190,250
Business Park $100 $15,246,000 $42,688,800 $24,393,600 $45,302,400 $127,630,800
Aviation Related $85 - - $68,127,840 - $68,127,840
Total Nonresidential $208,336,590 $557,393,760 $391,168,800 $581,787,360  $1,738,686,510
Cumulative Assessed Value $208,336,590 $765,730,350 $1,156,899,150  $1,738,686,510  $1,738,686,510

61-d

Source: Costar; CBRE; EPS.

[1] Refer to Table A-6 for details.
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Table E-1

Crows Landing Industrial Business Park
Tax Increment Analysis

Bond Sizing Scenarios

Fiscal Incremental First EIFD Second EIFD
Year EIFD EIFD Bond Bond
Ending Allocation Allocation Proceeds Proceeds
[1 [2] [3] [3]
2022 $0
2023 $65,174
2024 $134,259
2025 $207,430
2026 $284,870
2027 $366,771
2028 $445,155
2029 $527,912
2030 $615,234
2031 $707,319
2032 $804,377
2033 $906,621
2034 $1,014,276
2035 $1,127,575
2036 $1,246,758
2037 $1,372,078 $13,800,000
2038 $1,503,794 $131,717
2039 $1,642,179 $270,101
2040 $1,787,514 $415,436
2041 $1,940,090 $568,013
2042 $2,100,213 $728,135
2043 $2,273,726 $901,648
2044 $2,455,759 $1,083,682
2045 $2,646,669 $1,274,591
2046 $2,846,823 $1,474,745 $28,500,000
2047 $3,056,604 $1,684,526
2048 $3,276,409 $1,904,332
2049 $3,506,652 $2,134,575
2050 $3,747,761 $2,375,684
2051 $4,000,181 $2,628,103
2052 $4,264,372 $2,892,295
2053 $4,613,186 $3,241,109
2054 $4,979,091 $3,607,013
2055 $5,362,797 $3,990,720
2056 $5,765,046 $4,392,968
2057 $6,186,602 $4,814,524
2058 $6,628,263 $5,256,186
2059 $7,090,856 $5,718,779
2060 $7,575,240 $6,203,162
2061 $8,082,304 $6,710,226
2062 $8,612,975 $7,240,897
2063 $8,871,364 $7,499,286
2064 $9,137,505 $7,765,427
2065 $9,411,630 $8,039,552
2066 $9,693,979 $8,321,901
2067 $9,984,798 $8,612,721
2068 $10,284,342 $8,912,264
2069 $10,592,872 $9,220,795
2070 $10,910,658 $9,538,581
2071 $11,237,978 $9,865,901
2072 $11,575,118 $10,203,040
2073 $11,922,371 $10,550,294
2074 $12,280,042 $10,907,965
2075 $12,648,443 $11,276,366
2076 $13,027,897 $11,655,819
2077 $13,418,734 $12,046,656
2078 $13,821,296 $12,449,218
2079 $14,235,935 $12,863,857
2080 $14,663,013 $13,290,935
2081 $15,102,903 $13,730,825
"EIFD_bonds"

[1] From Appendix C, Table 7

[2] Base tax increment revenues that are availabel for a second bond issuance
following the initial bond issuance.

[3] This amount represents a conservative estimated of net EIFD bond proceeds
available for funding public infrastructure. Assumes a 30-year debt service for
each bond issuance.

E-1
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Table E-2

Crows Landing Industrial Business Park
Tax Increment Analysis

Net Present Value of EIFD Revenues [1]

Fiscal Net Present Value of
Year EIFD Annual
EIFD Year Ending Revenue 3% Discount Rate 4% Discount Rate

Base Year 2022 $0 $0 $0
1 2023 $65,000 $65,000 $65,000
2 2024 $134,000 $130,000 $129,000
3 2025 $207,000 $195,000 $191,000
4 2026 $285,000 $261,000 $253,000
5 2027 $367,000 $326,000 $314,000
6 2028 $445,000 $384,000 $366,000
7 2029 $528,000 $442,000 $417,000
8 2030 $615,000 $500,000 $467,000
9 2031 $707,000 $558,000 $517,000
10 2032 $804,000 $616,000 $565,000
11 2033 $907,000 $675,000 $613,000
12 2034 $1,014,000 $733,000 $659,000
13 2035 $1,128,000 $791,000 $705,000
14 2036 $1,247,000 $849,000 $749,000
15 2037 $1,372,000 $907,000 $792,000
16 2038 $1,504,000 $965,000 $835,000
17 2039 $1,642,000 $1,023,000 $877,000
18 2040 $1,788,000 $1,082,000 $918,000
19 2041 $1,940,000 $1,140,000 $958,000
20 2042 $2,100,000 $1,198,000 $997,000
21 2043 $2,274,000 $1,259,000 $1,038,000
22 2044 $2,456,000 $1,320,000 $1,078,000
23 2045 $2,647,000 $1,381,000 $1,117,000
24 2046 $2,847,000 $1,443,000 $1,155,000
25 2047 $3,057,000 $1,504,000 $1,193,000
26 2048 $3,276,000 $1,565,000 $1,229,000
27 2049 $3,507,000 $1,626,000 $1,265,000
28 2050 $3,748,000 $1,687,000 $1,300,000
29 2051 $4,000,000 $1,748,000 $1,334,000
30 2052 $4,264,000 $1,809,000 $1,367,000
31 2053 $4,613,000 $1,900,000 $1,422,000
32 2054 $4,979,000 $1,992,000 $1,476,000
33 2055 $5,363,000 $2,083,000 $1,529,000
34 2056 $5,765,000 $2,174,000 $1,580,000
35 2057 $6,187,000 $2,265,000 $1,631,000
36 2058 $6,628,000 $2,355,000 $1,680,000
37 2059 $7,091,000 $2,447,000 $1,728,000
38 2060 $7,575,000 $2,537,000 $1,775,000
39 2061 $8,082,000 $2,628,000 $1,821,000
40 2062 $8,613,000 $2,720,000 $1,866,000
41 2063 $8,871,000 $2,719,000 $1,848,000
42 2064 $9,138,000 $2,720,000 $1,830,000
43 2065 $9,412,000 $2,720,000 $1,813,000
44 2066 $9,694,000 $2,720,000 $1,795,000
45 2067 $9,985,000 $2,720,000 $1,778,000
46 2068 $10,284,000 $2,719,000 $1,761,000
47 2069 $10,593,000 $2,720,000 $1,744,000
48 2070 $10,911,000 $2,720,000 $1,727,000
49 2071 $11,238,000 $2,720,000 $1,710,000
50 2072 $11,575,000 $2,720,000 $1,694,000
51 2073 $11,922,000 $2,719,000 $1,678,000
52 2074 $12,280,000 $2,720,000 $1,661,000
53 2075 $12,648,000 $2,719,000 $1,645,000
54 2076 $13,028,000 $2,720,000 $1,630,000
55 2077 $13,419,000 $2,720,000 $1,614,000
56 2078 $13,821,000 $2,720,000 $1,598,000
57 2079 $14,236,000 $2,720,000 $1,583,000
58 2080 $14,663,000 $2,720,000 $1,568,000
59 2081 $15,103,000 $2,720,000 $1,553,000
Total $338,592,000 $102,959,000 $72,201,000

npv

[1] All figures rounded.

E-2
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Public Financing Authority of the
Crows Landing Industrial Business Park Enhanced Infrastructure Financing District
Agenda Item

BOARD AGENDA: 6.a
AGENDA DATE: August 25, 2020

SUBJECT:

Approval of a Resolution Proposing the Adoption of the Infrastructure Financing Plan and
Formation of the Crows Landing Industrial Business Park Enhanced Infrastructure Financing
District

STAFF RECOMMENDATIONS:

1. Approve a resolution proposing the adoption of the Infrastructure Financing Plan and
formation of the Crows Landing Industrial Business Park Enhanced Infrastructure
Financing District.

DISCUSSION:

As required by Government Code Sections 53398.68 and 53398.69, approving the resolution will
propose adoption of the Infrastructure Financing Plan for the Crows Landing Industrial Business
Park Enhanced Infrastructure Financing District and form the Enhanced Infrastructure Financing
District.

In addition, by adopting the resolution the Public Financing Authority finds that the County
conducted environmental review on the Crows Landing Industrial Business Park Specific Plan in
the 2018 Environmental Impact Report (EIR), and the establishment of an EIFD is not a project
as defined by California Environmental Quality Act (CEQA) Guidelines. Based on this, the
resolution authorizes the Secretary of the Authority to file a notice of exemption with the County
Clerk to that effect.

POLICY ISSUE:

This recommendation is consistent with the Board of Supervisors’ direction of pursuing an EIFD
as a necessary tool to assist in financing the development of the Crows Landing Industrial
Business Park.

FISCAL IMPACT:

The EIFD’s funding of infrastructure costs will be limited to new incremental property tax revenue
that is directly derived from development within the proposed EIFD boundary. Stanislaus County
is the only participating taxing agency. The cost of publishing the public hearing notice will be
covered by the Chief Executive Office Crows Landing Air Facility budget.

CONTACT PERSON:

Patrick Cavanah, Sr. Management Consultant Telephone: 209.525.6333

ATTACHMENTS:
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1. Resolution
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RESOLUTION NO. 2020-005
Adopted by the Crows Landing Industrial Business Park Public Financing Authority

A RESOLUTION PROPOSING THE ADOPTION OF THE INFRASTRUCTURE
FINANCING PLAN AND FORMATION OF THE CROWS LANDING INDUSTRIAL
BUSINESS PARK ENHANCED INFRASTRUCTURE FINANCING DISTRICT

WHEREAS, pursuant to Resolution No. 2020-0035 adopted on January 28, 2020 (the
“Resolution of Intention”), the Board of Supervisors of the County of Stanislaus (the “Board of
Supervisors”) (i) initiated the process to establish the Crows Landing Industrial Business Park
Enhanced Infrastructure Financing District (the “EIFD”) to finance certain public and other specified
facilities, (ii) approved the establishment of the EIFD’s Public Financing Authority (the
“Authority”), as the governing board of the EIFD to be responsible for directing the preparation and
implementation of the infrastructure financing plan (the “Infrastructure Financing Plan”),
(iii) approved the preparation and distribution of the Infrastructure Financing Plan in accordance
with Chapter 2.99 of Part 1 of Division 2 of Title5 of the California Government Code
(commencing with Section 53398.50) (the “EIFD Law”), and (iv) fixed the time and place when and
where the Authority would conduct its first public hearing on the proposed establishment of the
EIFD and the Infrastructure Financing Plan.

WHEREAS, the Board of Supervisors, on July 28, 2020, adopted its Resolution No. 2020-
0399 approving the Infrastructure Financing Plan, a copy of which has been filed with the Authority.

WHEREAS, in accordance with the EIFD Law, the Authority conducted the first public
hearing on the proposed establishment of the EIFD and the Infrastructure Financing Plan on June 9,
2020, the second public hearing on July 14, 2020, and the third public hearing on August 25, 2020
which was continued to and concluded on September 15, 2020.

WHEREAS, notices of the public hearings were duly published and posted as required by the
EIFD Law, as evidenced by the affidavits on file with the Secretary of the Authority.

WHEREAS, pursuant to the EIFD Law, at the third public hearing, the recommendations of
any affected taxing entities, the testimony of all interested persons, including all landowners and
residents within the boundaries of the EIFD desiring to be heard on the adoption of the Infrastructure
Financing Plan or the regularity of the prior proceedings, was heard and considered, and a full and
fair hearing was held thereon.

WHEREAS, written and oral protests against the establishment of the EIFD or the adoption
of the Infrastructure Financing Plan by the Authority, have not been filed by over 25% of the
combined number of landowners and residents within the boundaries of the EIFD who are over 18
years of age and there was no majority protest.

WHEREAS, the Authority hereby finds and determines that all prior proceedings had and
taken by the Authority with respect to the proposed establishment of the EIFD and adoption of the
Infrastructure Financing Plan are valid and in conformity with requirements of the EIFD Law.

1955992.3 14896-002



WHEREAS, on the basis of all of the foregoing, the Authority has determined at this time to
propose the formation of the EIFD and the adoption of the Infrastructure Financing Plan as modified
and in accordance with the EIFD Law.

NOW, THEREFORE, BE IT RESOLVED by the Governing Board of the Crows Landing
Industrial Business Park Public Financing Authority that:

Section 1. Recitals. The Board finds and determines that the foregoing recitals are true
and correct.

Section 2. Infrastructure Financing Plan. The Authority hereby adopts the
Infrastructure Financing Plan, as modified, and in accordance with the EIFD Law. A copy of the
Infrastructure Financing Plan was sent to each affected taxing entity and landowner within the EIFD
as required by the EIFD Law and which is also on file with the office of the Secretary of the
Authority.

Section 3. Formation of District. The Authority hereby forms the Crows Landing
Industrial Business Park Enhanced Infrastructure Financing District.

Section 4. Boundaries of Proposed District. The Authority hereby approves the map of
the proposed boundaries of the EIFD. The boundaries of the EIFD shall be as set forth in the map
entitled “Boundaries of Crows Landing Industrial Business Park Enhanced Infrastructure Financing
District,” a copy of which is on file with the Secretary of the Authority. The Secretary of the
Authority is hereby requested to certify the map.

Section 5. CEQA Compliance. The Authority hereby finds that adoption of this
Resolution does not constitute approval of the individual projects found in the Infrastructure
Financing Plan and further that the County of Stanislaus conducted environmental review on the
individual projects in the 2018 Environmental Impact Report (EIR) for the Crows Landing Industrial
Business Park Specific Plan. The Authority hereby determines that the proposed establishment of
the EIFD is not a “project” as defined in CEQA (see CEQA Guidelines § 15378(b)(4)) and
authorizes the Secretary of the Authority to file a notice of exemption with the Stanislaus County
Clerk to that effect.

Section 6. Severability. If any section, subsection, phrase or clause of this Resolution is
for any reason found to be invalid, such section, subsection, phrase or clause shall be severed from,
and shall not affect the validity of, all remaining portions of this Resolution that can be given effect
without the severed portion.

Section 7. Effective Date. This Resolution shall take effect from and after its adoption.

PASSED AND ADOPTED by the Governing Board of the Crows Landing Industrial
Business Park Public Financing Authority on this 15" day of September 2020, by the following
votes.
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AYES:

NOES:
ABSENT:
ABSTAIN:
Chair, Crows Landing Industrial Business Park
Public Financing Authority
ATTEST:

Secretary, Crows Landing Industrial Business
Park Public Financing Authority
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Public Financing Authority of the
Crows Landing Industrial Business Park Enhanced Infrastructure Financing District
Agenda Item

BOARD AGENDA: 6.b
AGENDA DATE: September 15, 2020

SUBJECT:

Adoption of an Ordinance Creating the Crows Landing Industrial Business Park Enhanced
Infrastructure Financing District and Approving the Infrastructure Financing Plan

STAFF RECOMMENDATIONS:

1. Adopt an Ordinance creating the Crows Landing Industrial Business Park Enhanced
Infrastructure Financing District and approving the Infrastructure Financing Plan

DISCUSSION:

Pursuant to Government Code Section 53398.66(g) the Public Financing Authority may adopt the
Infrastructure Financing Plan by ordinance at the conclusion the Third Public Hearing provided
less than 25% of the combined property owners and registered voters in the area file a protest.

The Ordinance will take effect upon its adoption and the full text the Ordinance is to be published
within 15 days after its passage and a certified copy will be posted in the office of the Clerk of the
County of Stanislaus.

POLICY ISSUE:

This recommendation is consistent with the Board of Supervisors’ direction of pursuing an EIFD
as a necessary tool to assist in financing the development of the Crows Landing Industrial
Business Park.

FISCAL IMPACT:

The EIFD’s funding of infrastructure costs will be limited to new incremental property tax revenue
that is directly derived from development within the proposed EIFD boundary. Stanislaus County
is the only participating taxing agency. The cost of publishing the public hearings notices will be
covered by the Chief Executive Office Crows Landing Air Facility budget.

CONTACT PERSON:

Patrick Cavanah, Sr. Management Consultant Telephone: 209.525.6333
ATTACHMENTS:

1. Ordinance
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ORDINANCE NO. 2020-001
Adopted by the Crows Landing Industrial Business Park Public Financing Authority

AN ORDINANCE CREATING THE CROWS LANDING INDUSTRIAL BUSINESS
PARK ENHANCED INFRASTRUCTURE FINANCING DISTRICT AND APPROVING
THE INFRASTRUCTURE FINANCING PLAN

WHEREAS, the Crows Landing Industrial Business Park Public Financing Authority (the
“Authority”) has formed the Crows Landing Industrial Business Park Enhanced Infrastructure
Financing District (the “EIFD”), and adopted an Infrastructure Financing Plan (the “Plan”), pursuant
to Resolution No. 2020-005 (the “Resolution”), duly adopted on September 15, 2020, for the
purpose of financing certain public and other specified facilities;

WHEREAS, due to the passage of Assembly Bill 116 (2019-2020), the Authority has
determined that it is advisable at this time to also create the EIFD and to adopt the Plan by this
ordinance.

NOW, THEREFORE, BE IT RESOLVED by the Governing Board of the Crows Landing
Industrial Business Park Public Financing Authority of the Crows Landing Industrial Business Park
Enhanced Infrastructure Financing District resolves as follows:

Section 1. Recitals. The foregoing recitals are true and correct.

Section 2. Adoption of Plan. The Plan is hereby adopted as further specified in the
Resolution.

Section 3. Formation of EIFD. The formation of the EIFD is hereby approved as
further specified in the Resolution.

Section 4. Severability. If any provision of this Ordinance, or the application thereof, to
any person or circumstances is held invalid, such invalidity shall not affect other provisions or
applications of this Ordinance that can be given effect without the invalid provision or application,
and to this end the provisions of this Ordinance are severable. The Authority hereby declares that it
would have adopted this Ordinance irrespective of the invalidity of any particular portion thereof,
and intends that the invalid portions should be severed, and the balance of this Ordinance be
enforced.

Section 5. Effective Date and Publication. This Ordinance shall take effect upon its
adoption and a full text of this Ordinance shall be published within fifteen (15) days after its passage,
and a certified copy shall be posted in the office of the Clerk of the County of Stanislaus.

PASSED AND ADOPTED by the Crows Landing Industrial Business Park Public
Financing Authority of the Crows Landing Industrial Business Park Enhanced Infrastructure
Financing District on this 15" day of September 2020, by the following votes.
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AYES:

NOES:
ABSENT:
ABSTAIN:
Chair, Crows Landing Industrial Business Park
Public Financing Authority
ATTEST:

Secretary, Crows Landing Industrial Business
Park Public Financing Authority
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