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The bonds captioned above (the "2006 Bondsa), are being issued by the City of Roseville (the "City~) by e1nd through its Westpark Community Facilities 
District No. 1 (Public Facilities) (the "District~). The 2006 Bonds are special tax obligations of the City, authorized pursuint to the Mello-Roos Community Facilities Act 
of 1982, as amended, being California Government Code Section 53311, et seq. (the "Act"), and are issued pursuant to e1 Fiscal Agent Agreement dated as of August 1, 
2005 and a First Supplement to Fiscal Agent Agreement dated as of August 1, 2006 (together, the "Fiscal Agent Agreerrent") by and between the City and The Bank of 
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District; (ii) provide for the establishment of a reserve fund, and (iii) pay the costs of issuance of the 2006 Bonds. Interest on the 2006 Bonds is payable March 1, 2007, 
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The 2006 Bonds are being issued as fully registered bonds. registered in the name of Cede & Co. as nomineH of The Depository Trust Company, New York, 
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payment of the 2006 Bonds and the interest thereon as a result of any delinquent Special Taxes, the City will establiHh a Reserve Fund from proceeds of the 2006 
Bonds, as described herein. See ~SECURITY FOR THE BONDS." 

Property in the District subject to the Special Tax comprises approximately 9213 net acres northwest of the 1:enter of the City planned for 4,260 single and 
multi~family units and, to a lesser extent, commercial, businesslprofessional and industrial uses. The land is currently undeveloped and owned by a single entity. See 
'THE DISTRICT" and "OWNERSHIP OF PROPERTY WITHIN THE DISTRICT." 

The 2006 Bonds are subject to optional and mandatory redemption prior to maturity as described herein. See "THE BONDS - Redemption." 

NEITHER THE FAITH AND CREDIT NOR THE TAXING POWER OF THE CITY, THE COUNTY OF PLACER, THE STATE OF CALIFORNIA OR ANY 
POLITICAL SUBDIVISION THEREOF IS PLEDGED TO THE PAYMENT OF THE BONDS. THE BONDS DO NOT CONSTITUTE A DEBT OF THE CITY WITHIN THE 
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discussion of the special risk factors that should be considered, in addition to the other matters and risk factors set fort11 herein, in evaluating the investment quality of 
the 2006 Bonds. 
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(September 1) 
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2009 
2010 
2011 
2012 

MATURITY SCHEDULE 

Principal 
Amount 
$245,000 

380,000 
430,000 
485,000 
550,000 
610,000 

Interest 
Rate 

4.000o/o 
4.000 
4.000 
4.250 
4.375 
4.500 

Yield 
3.950% 
4.100 
4.300 
4.430 
4.580 
4.680 

CUSIPt 
(7778H, 

AA8 
AB6 
AC4 
AD2 
AEO 
AF7 

$1,445,000 5.000% Term Bond Due September 1, 2014 Price: 100.656% CUSIPt: 777873 AH 3 
$1,770.000 5.000% Term Bond Due September 1, 2016 Price: 100.000% CUSIPt: 777873 AK 6 
$1,800.000 5.000% Term Bond Due September 1, 2018 Price: 99.102% CUSIPt: 777873 AM 2 
$1,705,000 5.100% Term Bond Due September 1, 2020 Price: 99.203% CUSIPt: 7778i3 AP 5 
$4,370,000 5.200% TeITTl Bond Due September 1, 2026 Price: 99.379% CUSIPt: 777873 AU 4 
$8.305,000 5.250% Tenn Bond Due September 1, 2037 Price: 99.237o/o CUSIPt: 777873 AW O 

t Copyright 2006, American Bankers Association. CUSIP data herein are provided by Standard & Pocir's CUSIP Service Bureau, a 
division of The McGraw-Hill Companies, Inc., and are provided for convenience of reference only. Neith~ir the City nor the Underwriter 
assumes any responsibility for the accuracy of these CUSIP data. 

The 2006 Bonds are offered when, as and if issued, subject to approval as to their legality by Jones Hail, a Professional Law Corporation San Francisco, 
California, Bond Counsel. Certain legal matters will also be passed on by Jones Hall, as Oiscfosure Counsel. Certain legal matters will be passed upon for the City 
by the City Attorney. ftfs anticipated that the 2006 Bonds w;11 be available for delivery to DTC on or about August 3, 2006 in New York, New York. 
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GENERAL INFORMATION ABOUT THIS OFFICIAL STATEMENT 

Use of Official Statement. This Official Statement is submitted in connection with the 
sale of the 2006 Bonds referred to herein and may not be reproduced or used, in whole or in 
part, for any other purpose. This Official Statement is not to be construed as a contract with the 
purchasers of the 2006 Bonds. 

Estimates and Forecasts. When used in this Official Statement and in any continuing 
disclosure by the City, in any press release and in any oral statement made with the approval of 
an authorized officer of the City, the words or phrases "will likely result," "are expected to", "will 
continue", "is anticipated", "estimate", "project," "forecast", "expect", "intend" and similar 
expressions identify "forward looking statements." Such statements are subject to risks and 
uncertainties that could cause actual results to differ materially from those contemplated in such 
forward-looking statements. Any forecast is subject to such uncertainties. Inevitably, some 
assumptions used to develop the forecasts will not be realized and unanticipated events and 
circumstances may occur. Therefore, there are likely to be differences between forecasts and 
actual results, and those differences may be material. The information and expressions of 
opinion herein are subject to change without notice, and neither the delivery of this Official 
Statement nor any sale made hereunder shall, under any circumstances, give rise to any 
implication that there has been no change in the affairs of the City since the date hereof. 

Limit of Offering. No dealer, broker, salesperson or other person has been authorized 
by the City to give any information or to make any representations in connection with the offer or 
sale of the 2006 Bonds other than those contained herein and if given or made, such other 
information or representation must not be relied upon as having been authorized by the City or 
the Underwriter. This Official Statement does not constitute an offer to sell or the solicitation of 
an offer to buy nor shall there be any sale of the 2006 Bonds by a person in any jurisdiction in 
which it is unlawful for such person to make such an offer, solicitation or sale. 

Involvement of Underwriter. The Underwriter has reviewed the information in this 
Official Statement in accordance with, and as a part of, their responsibilities to investors under 
the Federal Securities Laws as applied to the facts and circumstances of this transaction, but 
the Underwriter does not guarantee the accuracy or completeness of such information. The 
information and expressions of opinions herein are subject to change without notice and neither 
delivery of this Official Statement nor any sale made hereunder shall, under any circumstances, 
create any implication that there has been no change in the affairs of the City since the date 
hereof. All summaries of the documents referred to in this Official Statement, are made subject 
to the provisions of such documents, respectively, and do not purport to be complete statements 
of any or all of such provisions. 

THE BONDS HAVE NOT BEEN REGISTERED UNDER THE SECURITIES ACT OF 
1933, AS AMENDED, IN RELIANCE UPON AN EXCEPTION FROM THE REGISTRATION 
REQUIREMENTS CONTAINED IN SUCH ACT. THE BONDS HAVE NOT BEEN 
REGISTERED OR QUALIFIED UNDER THE SECURITIES LAWS OF ANY STATE. 
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OFFICIAL STATEMENT 

$22,095,01)0 
CITY OF ROSEVILLE 

WESTPARK COMMUNITY FACILITIES DISTRICT NO. 1 
(PUBLIC FACILITIES) 
SPECIAL TAX IBONDS 

SERIES 2006 

This Official Statement, including the cover page and all Appendices hereto, is provided 
to furnish certain information in connection with the issuance by the City of Roseville (the "City") 
by and through its Westpark Community Facilities District No. 1 (Public Facilities) (the 
"Community Facilities District" or the "District") of the bonds captioned above (the "2006 
Bonds"). 

Any statements made in this Official Statement involving matters of opinion or of 
estimates, whether or not so expressly stated, are set forth as such and not as representations 
of fact, and no representation is made that any of the estimates will be realized. Definitions of 
certain terms used herein and not defined herein have the meaning set forth in the Fiscal Agent 
Agreement. See "APPENDIX C - SUMMARY OF CERTAIN PROVISIONS OF THE FISCAL 
AGENT AGREEMENT." 

INTRODUCTION 

This introduction is not a summary of this Ofl'icial Statement. It is only a brief description 
of and guide to, and is qualified by, more complet,3 and detailed information contained in the 
entire Official Statement, including the cover page and attached appendices, and the 
documents summarized or described in this Official Statement. A full re1riew should be made of 
the entire Official Statement. The offering of the 2006 Bonds to potentiai investors is made only 
by means of the entire Official Statement. 

Creation of the District. The 2006 Bonds ,are issued pursuant to the provisions of the 
Mello-Roos Community Facilities Act of 1982, as amended (Sections 53311, el seq., of the 
Government Code of the State of California) (th,e "Act") and pursuant to a Fiscal Agent 
Agreement dated as of August 1, 2005 and a First Supplement to Fiscal Agent Agreement 

-1-



dated as of August 1, 2006 (together, the "Fiscal Agent Agreement") between the City and 
The Bank of New York Trust Company, N.A., San Francisco, California, as fiscal agent (the 
"Fiscal Agent") and Resolution No. 06-333 (the "Resolution") adopted on June 21, 2006, by 
the City Council of the City (the "City Council") which authorized the issuance of the 2006 
Bonds payable from Special Taxes (as defined herein) levied on property within the District 
according to a methodology approved by the City. The 2006 Bonds represent the second series 
of a total of $80,000,000 of bonds authorized by the District; the first series of bonds was issued 
in August 2005 (the "2005 Bonds") in the aggregate principal amount of $57,905,000. 

2006 Bond Terms. The 2006 Bonds will be dated as of and bear interest from the date 
of delivery thereof at the rate or rates set forth on the cover page of this Official Statement. 
Interest on the 2006 Bonds is payable on March 1 and September 1 of each year (each an 
"Interest Payment Date"), commencing March 1, 2007. The 2006 Bonds will be issued without 
coupons in denominations of $5,000 or any integral multiple thereof. 

Registration of Ownership of 2006 Bonds. The 2006 Bonds will be issued only as 
fully registered bonds in book-entry form, registered in the name of Cede & Co., as nominee of 
The Depository Trust Company ("OTC"). Ultimate purchasers of 2006 Bonds will not receive 
physical certificates representing their interest in the 2006 Bonds. So long as the 2006 Bonds 
are registered in the name of Cede & Co., as nominee of OTC, references herein to the Owners 
will mean Cede & Co., and will not mean the ultimate purchasers of the 2006 Bonds. Payments 
of the principal, premium, if any, and interest on the 2006 Bonds will be made directly to OTC, or 
its nominee, Cede & Co. so long as OTC or Cede & Co. is the registered owner of the 2006 
Bonds. Disbursements of such payments to DTC's Participants is the responsibility of OTC and 
disbursements of such payments to the Beneficial Owners is the responsibility of DTC's 
Participants and Indirect Participants, as more fully described herein. See "APPENDIX G -
BOOK-ENTRY SYSTEM." 

Use of Proceeds. Proceeds of the 2006 Bonds will primarily be used to finance a 
portion of the costs of acquiring and constructing certain public infrastructure improvements (the 
"Improvements," as described herein). The Improvements consist generally of water, 
wastewater, drainage, roadway and other infrastructure improvements necessary for 
development of property within the District, as well as park and open space improvements. 
Construction of the improvements by the Developer (described herein) commenced in Spring 
2005. A portion of the Improvements was financed with proceeds of the 2005 Bonds. A 
substantial portion of the Improvements to be funded by the 2006 Bonds have been completed 
by the Developer (described herein) and the cost thereof will be reimbursed by the proceeds of 
the 2006 Bonds. The cost of a portion of the Improvements has been reimbursed with proceeds 
of the 2005 Bonds and the costs will continue to be reimbursed by the proceeds of the 2006 
Bonds, and the Developer is required to fund any remaining shortfall. See "THE 
IMPROVEMENTS." Proceeds of the 2006 Bonds will also be used to increase the amount in a 
reserve fund established for the 2005 Bonds (described below) and available for the 2006 
Bonds and to pay cost of the issuance of the 2006 Bonds. 

Source of Payment of the 2006 Bonds. The 2006 Bonds are payable from special 
taxes (the "Special Tax" or "Special Taxes") which are to be levied by the City on taxable real 
property within the boundaries of the District. The 2006 Bonds are also payable from the 
proceeds of any foreclosure actions brought following a delinquency in payment of the Special 
Taxes, and from amounts held in certain funds and accounts pursuant to the Fiscal Agent 
Agreement, including a reserve fund, all as more fully described herein. The 2006 Bonds are 
payable on a parity with the 2005 Bonds. The 2005 Bonds and 2006 Bonds are together 
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referred to herein as the "Bonds". The maximum authorized indebtedness for the District is 
$80 million; after issuance of the 2006 Bonds, no additional bonds are expected be issued for 
the District (except for possible refunding bonds in the future). The S~ecial Tax applicable to 
each taxable parcel in the District will be levied and collected according to the tax liability 
determined by the City Council through the application of a rate and method of apportionment of 
Special Tax for the District (the "Special Tax Formula") which has bee11 approved by the City. 
The Special Tax Formula is set forth in APPENDIX A hereto. The Special Taxes represent liens 
on the parcels of land subject to a Special Tax and failure to pay the Sp,~cial Taxes could result 
in proceedings to foreclose the delinquent property. The Special Taxes do not constitute the 
personal indebtedness of the owners of taxed parcels. See "SECURITY AND SOURCES OF 
PAYMENT FOR THE BONDS-Special Tax Methodology" and "APPENDIX A- RATE AND 
METHOD OF APPORTIONMENT OF SPECIAL TAX." 

In connection with the issuance of the 2005 Bonds, the City directed the Fiscal Agent to 
establish a Reserve Fund (the "Reserve Fund") from 2005 Bond proceeds in the amount of the 
Reserve Requirement, which amount is available to be transferred to the Bond Fund in the 
event of delinquencies in the payment of the Special Taxes, to the extent of such delinquencies. 
The amount in the Reserve Fund will be increased to the Reserve Requirement for the 
combined amount of 2005 Bonds and 2006 Bonds from proceeds of the 2006 Bonds upon 
issuance. The Reserve Fund is required to be ma,intained at the Res,,rve Requirement from 
moneys available under the Fiscal Agent Agreeme,nt. See "SECURITY AND SOURCES OF 
PAYMENT FOR THE BONDS - Reserve Fund." If there are additional delinquencies after 
depletion of funds in the Reserve Fund, the City ,is not obligated to pay the 2006 Bonds or 
supplement the Reserve Fund. 

Property Subject to the Special Tax. The land in the Dis,trict is located in the 
northwestern portion of the City within the City's West Roseville Specific Plan ("WRSP"). The 
land in the District is also known locally as "Westpark." The District comprises approximately 
928 net acres planned for 3,566 single family residential homes (of which 704 lots are age
restricted units and 85 lots are designated for middle-income affordable housing units) and 694 
multifamily residential units (including 341 designated for affordable housing) consistent with the 
zoning designations of the West Roseville Specific Plan, as well as 18 .4 acres of commercial 
uses, 108.5 acres of industrial uses and 10.5 aGres of business professional uses. Initial 
homebuilding activity began in late 2005. Most of the land in the District is currently owned by 
PL Roseville, LLC (the "Developer"), an entity comprised of entities controlled by the 
homebuilders Pulte Home Corporation, Centex Hornes and Lennar Homes. The property was 
acquired in 2005 from 1600 Placer Investors, LP., an unaffiliated entity that master planned the 
area for development. The three member entities of the Developer are h,,mebuilders and intend 
to independently develop homes in the District. Land in the District alsc, includes land planned 
for open space and public parks and not subject to the Special Tax. See "THE DISTRICT." 

Appraised Value of Property. Property in the District is security for the Special Tax. 
The City authorized the preparation of an appraisal report for the real property within the District, 
which sets forth a total bulk sale discounted value of property in the District of $472,000,000, as 
of May 12, 2006. The valuation assumes completion of the Improvements funded by the 2005 
Bonds and 2006 Bonds and accounts for the impact of the lien of the Special Tax securing the 
2005 Bonds and 2006 Bonds. See "THE IMPROVEMENTS." In considering the estimates of 
value evidenced by the appraisal, it should be noted that the appraisal is based upon a number 
of standard and special assumptions which affected the estimates as to value, in addition to the 
assumption of completion of the Improvements. The Improvements to be, paid for with proceeds 
of the 2006 Bonds are not complete. See "APPRAISAL OF PROPERTY WITHIN THE 
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DISTRICT" and Appendix B. The appraised bulk sale valuation of property in the District is 5.90 
times the $57,905,000 aggregate principal amount of the 2005 Bonds and the $22,095,000 
aggregate principal amount of the 2006 Bonds. See "APPRAISAL OF PROPERTY WITHIN 
THE DISTRICT." 

Risks of Investment. See the section of this Official Statement entitled "SPECIAL RISK 
FACTORS" for a discussion of special factors that should be considered, in addition to the other 
matters set forth herein, in considering the investment quality of the 2006 Bonds. 

Limited Obligation of the City. The general fund of the City is not liable and the 
full faith and credit of the City is not pledged for the payment of the interest on, or 
principal of or redemption premiums, if any, on the Bonds. The Bonds are not secured 
by a legal or equitable pledge of or charge, lien or encumbrance upon any property of the 
City or any of its income or receipts, except the money in the Special Tax Fund 
{described herein) established under the Fiscal Agent Agreement, and neither the 
payment of the interest on nor principal of or redemption premiums, if any, on the 2006 
Bonds is a general debt, liability or obligation of the City. The Bonds do not constitute 
an indebtedness of the City within the meaning of any constitutional or statutory debt 
limitation or restrictions and neither the City Council, the City nor any officer or 
employee thereof are liable for the payment of the interest on or principal of or 
redemption premiums, if any, on the Bonds other than from the proceeds of the Special 
Taxes and the money in the Special Tax Fund, as provided in the Fiscal Agent 
Agreement. 

Summary of Information. Brief descriptions of certain provisions of the Fiscal Agent 
Agreement, the 2006 Bonds and certain other documents are included herein. The descriptions 
and summaries of documents herein do not purport to be comprehensive or definitive, and 
reference is made to each such document for the complete details of all its respective terms and 
conditions, copies of which are available for inspection at the office of the Administrative 
Services Director of the City. All statements herein with respect to certain rights and remedies 
are qualified by reference to laws and principles of equity relating to or affecting creditors' rights 
generally. Capitalized terms used in this Official Statement and not otherwise defined herein 
have the meanings ascribed to such terms in the Fiscal Agent Agreement. The information and 
expressions of opinion herein speak only as of the date of this Official Statement and are 
subject to change without notice. Neither delivery of this Official Statement, any sale made 
hereunder, nor any future use of this Official Statement shall, under any circumstances, create 
any implication that there has been no change in the affairs of the City or the District since the 
date hereof. 

Any statements made in this Official Statement involving matters of opinion or of 
estimates, whether or not so expressly stated, are set forth as such and not as representations 
of fact, and no representation is made that any of the estimates will be realized. For definitions 
of certain tenns used herein and not defined herein, see "APPENDIX C - SUMMARY OF 
CERTAIN PROVISIONS OF THE FISCAL AGENT AGREEMENT." 
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THE BONDS 

Authority for Issuance 

The 2006 Bonds are issued pursuant to the Fiscal Agent A£1reement, approved by 
Resolution No. 04-443 adopted by the City Council on September 15, 2004 and Resolution No. 
05-366 adopted by the City Council on July 20, 2005, and a supplement thereto approved by 
Resolution No. 06-333 adopted by the City on June 21, 2006, and the Act. 

On September 15, 2004, the City Council adopted Resolution No. 04-439 (the 
"Resolution of Formation"), which formed the District. The District was established and 
authorized to incur bonded indebtedness in an aggregate principal amount not to exceed 
$80,000,000 at a special election in the District helcl on the same day. The 2006 Bonds are the 
first series to be issued under the authorization; no additional bonds are ,3xpected to be after the 
2006 Bonds (excepting possible future refunding bonds). Under the provisions of the Act, since 
there were fewer than 12 registered voters residing within the District at a point during the 90· 
day period preceding the adoption of the Resolution of Formation, the qualified electors entitled 
to vote in the special election consisted of 1600 Placer Investors, LP. and a then-pending seller 
of land to such entity (who were then the only eligible landowners/voters in the District), who 
cast one vote for each gross acre or portion of an acre of land owned within the District. The 
landowners voted to incur the indebtedness and to approve the annual l•3VY of Special Taxes to 
be collected within the District, for the purpose of paying for the Improvements, including 
repaying any indebtedness of the District, replenishing the Reserve Fund and paying the 
administrative expenses of the District. See "THE DISTRICT" herein. 

Description of the 2006 Bonds 

2006 Bond Terms. The 2006 Bonds will be dated as of and bec,r interest from the date 
of delivery thereof at the rates and mature in the amounts and years, ai; set forth on the cover 
page hereof. The 2006 Bonds are being issued in the denomination of $5,000 or any integral 
multiple thereof. 

Interest on the 2006 Bonds will be payable semiannually on March 1 and September 1 
of each year (each an "Interest Payment Date"), commencing March 1, 2007. The principal of 
the 2006 Bonds and premiums due upon the redemption thereof, if any, will be payable in lawful 
money of the United States of America at the principal corporate trust o1fice of the Fiscal Agent 
in San Francisco, California, or such other place as designated by the Fiscal Agent, upon 
presentation and surrender of the 2006 Bonds; provided that so long as any 2006 Bonds are in 
book-entry form, payments with respect to such 2006 Bonds will be made by wire transfer, or 
such other method acceptable to the Fiscal Agent, to DTC. 

Book-Entry Only System. The 2006 Bonds are being issued as fully registered bonds, 
registered in the name of Cede & Co., as nominee of The Depository Trust Company, New 
York, New York ("OTC"), and will be available to ultimate purchasers, under the book-entry 
system maintained by DTC. Ultimate purchasers of 2006 Bonds will not receive physical 
certificates representing their interest in the 2006 Bonds. So long as the 2006 Bonds are 
registered in the name of Cede & Co., as nominee cif DTC, references h•3rein to the Owners will 
mean Cede & Co., and will not mean the ultimate purchasers of the 2006 Bonds. The Fiscal 
Agent will make payments of the principal, premium, if any, and intemst on the 2006 Bonds 
directly to DTC, or its nominee, Cede & Co., so long as DTC or Cede & Co. is the registered 
owner of the 2006 Bonds. Disbursements of such payments to DTC's Participants is the 
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responsibility of OTC and disbursements of such payments to the Beneficial Owners is the 
responsibility of DTC's Participants and Indirect Participants, as more fully described herein. 
See "APPENDIX G-BOOK ENTRY SYSTEM." below. 

Calculation and Payment of Interest. Interest on the 2006 Bonds will be computed on 
the basis of a 360-day year consisting of twelve 30-day months. Interest on the 2006 Bonds 
(including the final interest payment upon maturity or earlier redemption) is payable by check of 
the Fiscal Agent mailed on each Interest Payment Date by first class mail to the registered 
Owner thereof at such registered Owner's address as it appears on the registration books 
maintained by the Fiscal Agent at the close of business on the Record Date preceding the 
Interest Payment Date, or by wire transfer made on such Interest Payment Date upon written 
instructions received by the Fiscal Agent on or before the Record Date preceding the Interest 
Payment Date, of any Owner of $1,000,000 or more in aggregate principal amount of 2006 
Bonds; provided that so long as any 2006 Bonds are in book-entry form, payments with respect 
to such 2006 Bonds will be made by wire transfer, or such other method acceptable to the 
Fiscal Agent, to OTC. See "APPENDIX G - BOOK ENTRY SYSTEM" below. 

Each 2006 Bond will bear interest from the Interest Payment Date next preceding the 
date of authentication thereof unless (i) it is authenticated on an Interest Payment Date, in which 
event it will bear interest from such date of authentication, or (ii) it is authenticated prior to an 
Interest Payment Date and after the close of business on the Record Date preceding such 
Interest Payment Date, in which event it will bear interest from such Interest Payment Date, or 
(iii) it is authenticated prior to the Record Date preceding the first Interest Payment Date, in 
which event it will bear interest from the Dated Date; provided, however, that if at the time of 
authentication of a 2006 Bond, interest is in default thereon, such 2006 Bond will bear interest 
from the Interest Payment Date to which interest has previously been paid or made available for 
payment thereon. So long as the 2006 Bonds are registered in the name of Cede & Co., as 
nominee of OTC, payments of the principal, premium, if any, and interest on the 2006 Bonds will 
be made directly to OTC, or its nominee, Cede & Co. Disbursements of such payments to 
DTC's Participants is the responsibility of OTC and disbursements of such payments to the 
Beneficial Owners is the responsibility of DTC's Participants and Indirect Participants, as more 
fully described herein. See "APPENDIX G - BOOK ENTRY SYSTEM" below. 

Redemption 

Optional Redemption. The 2006 Bonds are subject to optional redemption from any 
source of available funds prior to maturity, in whole, or in part among maturities as specified by 
the City and by lot within a maturity, on any Interest Payment Date at the following respective 
redemption prices (expressed as percentages of the principal amount of the 2006 Bonds to be 
redeemed), plus accrued interest thereon to the date of redemption: 

Redemption Dates 
March 1, 2007 through March 1, 2014 
September 1, 2014 and March 1, 2015 
September 1, 2015 and March 1, 2016 
September 1, 2016 and Interest Payment Dates thereafter 
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Redemption 
Price 

103% 
102 
101 
100 



Mandatory Redemption From Prepayments. The 2006 Bonds are subject to 
mandatory redemption from prepayments of the Sp,3cial Tax by property owners, in whole or in 
part among maturities as specified by the City and by lot within a maturity, or any Interest 
Payment Date at the following respective redemption prices (expressed as percentages of the 
principal amount of the 2006 Bonds to be redeemed}, plus accrued interest thereon to the date 
of redemption: 

Redemption Dates 
March 1, 2007 through March 1, 2014 
September 1, 2014 and March 1, 2015 
September 1, 2015 and March 1, 2016 
September 1, 2016 and Interest Payment Dates thereafter 

Redemption 
Price 

103% 
102 
101 
100 

Mandatory Sinking Fund Redemption. The Term 2006 Bonds maturing September 1, 
2014, 2016, 2018, 2020, 2026 and 2037 are subject to mandatory sinking payment redemption 
in part on September 1 in each year as indicated bEilow at a redemption price equal to 100% of 
the principal amount thereof to be redeemed, without premium, in thB aggregate respective 
principal amounts as set forth in the following tables: 

Term 2006 Bonds of 2014 

Mandatory 
Redemption Date 

(September 1 l 
2013 
2014 (maturity} 

Sinking Fund 
Payment 

$685,000 
760,000 

Term 2006 Bonds of 2016 

Mandatory 
Redemption Date 

(September 1) 
2015 
2016 (maturity) 

Sinking Fund 
Payment 

$845,000 
925,000 

Term 2006 Bonds of 2018 

Mandatory 
Redemption Date 

(September 1) 
2017 
2018 (maturity) 
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Sinking Fund 
Payment 

$910,000 
890,000 



Term 2006 Bonds of 2020 

Mandatory 
Redemption Date 

(September 1) 
2019 
2020 (maturity) 

Sinking Fund 
Payment 

$865,000 
840,000 

Term 2006 Bonds of 2026 

Mandatory 
Redemption Date 

(September 1) 
2021 
2022 
2023 
2024 
2025 
2026 (maturity) 

Sinking Fund 
Payment 

$815,000 
780,000 
750,000 
715,000 
675,000 
635,000 

Term 2006 Bonds of 2037 

Mandatory 
Redemption Date 

(September 1} 
2027 
2028 
2029 
2030 
2031 
2032 
2033 
2034 
2035 
2036 
2037 ( maturity) 

Sinking Fund 
Payment 

$585,000 
540,000 
480,000 
425,000 
360,000 
295,000 
220,000 
140,000 
50,000 

5,210,000 

The amounts in the foregoing tables will be reduced pro rata, in order to maintain 
substantially uniform debt service, as a result of any prior partial optional redemption or 
mandatory redemption of the 2006 Bonds. 

Purchase In Lieu of Redemption. In lieu of redemption, moneys in the 2006 Bond 
Fund may be used and withdrawn by the Fiscal Agent for purchase of Outstanding 2006 Bonds, 
upon the filing with the Fiscal Agent of an Officer's Certificate requesting such purchase, at 
public or private sale as and when, and at such prices (including brokerage and other charges) 
as such Officer's Certificate may provide, but in no event may 2006 Bonds be purchased at a 
price in excess of the principal amount thereof, plus interest accrued to the date of purchase. 

Redemption Procedure by Fiscal Agent. The Fiscal Agent will cause notice of any 
redemption to be mailed by first class mail, postage prepaid, at least 30 days but not more than 
60 days prior to the date fixed for redemption, to the Securities Depositories and to one or more 
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Information Services, and to the respective registered Owners of any 2006 Bonds designated 
for redemption, at their addresses appearing on the 2006 Bond registration books in the 
Principal Office of the Fiscal Agent; but such mailing is not a condition precedent to such 
redemption and failure to mail or to receive any such notice, or any defect therein, will not affect 
the validity of the proceedings for the redemption of such 2006 Bonds. 

Such notice will state the redemption date and the redemption price and, if less than all 
of the then Outstanding 2006 Bonds are to be called for redemption, will designate the CUSIP 
numbers and 2006 Bond numbers of the 2006 Bonds to be redeemed by giving the individual 
CUSIP number and 2006 Bond number of each 2006 Bond to be redeemed or will state that all 
2006 Bonds between two stated 2006 Bond numbers, both inclusive, are to be redeemed or that 
all of the 2006 Bonds of one or more maturities have, been called for redomption, will state as to 
any 2006 Bond called in part the principal amount thereof to be redeeme,d, and will require that 
such 2006 Bonds be then surrendered at the Principal Office of the Fiscal Agent for redemption 
at the said redemption price, and will state that further interest on such 2006 Bonds will not 
accrue from and after the redemption date. 

Upon the payment of the redemption price o'f 2006 Bonds being ·edeemed, each check 
or other transfer of funds issued for such purpose will, to the extent practicable, bear the CUSIP 
number identifying, by issue and maturity, the 2006 Bonds being redeemHd with the proceeds of 
such check or other transfer. 

Whenever provision is made in the Fiscal A,gent Agreement for the redemption of less 
than all of the 2006 Bonds of any maturity, the FisGal Agent will select the 2006 Bonds to be 
redeemed, from all 2006 Bonds or such given portion thereof of such maturity by lot in any 
manner which the Fiscal Agent in its sole discretion deems appropriate. Upon surrender of 
2006 Bonds redeemed in part only, the City will exe,cute and the Fiscal Agent will authenticate 
and deliver to the registered Owner, at the expern;e of the City, a new 2006 Bond or 2006 
Bonds, of the same series and maturity, of authorized denominations in aggregate principal 
amount equal to the unredeemed portion of the 2006 Bond or 2006 Bondi;. 

Effect of Redemption. From and after the date fixed for redemption, if funds available 
for the payment of the principal of, and interest and any premium on, the 2006 Bonds so called 
for redemption are deposited in the 2006 Bond Fund, such 2006 Bonds so called will cease to 
be entitled to any benefit under the Fiscal Agent Agreement other than the right to receive 
payment of the redemption price, and no interest will accrue thereon on ,Jr after the redemption 
date specified in such notice. 

Transfer or Exchange of 2006 Bonds 

So long as the 2006 Bonds are registered in the name of Cede & Co., as nominee of 
OTC, transfers and exchanges of 2006 Bonds will be made in accordance with OTC 
procedures. See "Appendix G" below. Any 2006 Bond may, in accordance with its terms, be 
transferred or exchanged by the person in whose n21me it is registered, i11 person or by his duly 
authorized attorney, upon surrender of such 200!> Bond for cancellation, accompanied by 
delivery of a duly written instrument of transfer in a form approved by the Fiscal Agent. 
Whenever any 2006 Bond or 2006 Bonds are surrendered for transfer or exchange, the City will 
execute and the Fiscal Agent will authenticate and deliver a new 2006 Bond or 2006 Bonds, for 
a like aggregate principal amount of 2006 Bonds of authorized denominations and of the same 
maturity. The cost for any services rendered or anir expenses incurred by the Fiscal Agent in 
connection with any such transfer or exchange will be paid by the City. The Fiscal Agent will 
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collect from the Owner requesting such transfer any tax or other governmental charge required 
to be paid with respect to such transfer or exchange. 

No transfers or exchanges of 2006 Bonds will be required to be made (i) within 15 days 
prior to the date established by the Fiscal Agent for selection of 2006 Bonds for redemption or 
(ii) with respect to a 2006 Bond after such 2006 Bond has been selected for redemption. 

ESTIMATED SOURCES AND USES OF FUNDS 

A summary of the estimated sources and uses of funds associated with the sale of the 
2006 Bonds follows: 

Estimated Sources of Funds: 
Principal Amount of 2006 Bonds 
Less: Net Original Issue Discount 
Total 

$22,095,000.00 
(129,209.45) 

$21, 965, 790.55 

Estimated Uses of Funds: 

Special Taxes 

Deposit to Improvement Fund 
Deposit to Reserve Fund 
Costs of Issuance <1

> 

Total 

$20, 774,854.09 
450,751.21 
740 185.25 

$21,965,790.55 

t1> Includes fees of Bond Counsel, initial fees, expenses and charges of the Fiscal 
Agent, costs of printing the Official Statement, administrative fees of the City, 
special tax consultant, appraiser, Underwriter's discount, financial advisory 
fees, and other costs of issuance. 

SECURITY AND SOURCES OF PAYMENT FOR THE BONDS 

A Special Tax applicable to each taxable parcel in the District will be levied and collected 
according to the tax liability determined by the City Council through the application of the 
Special Tax Formula prepared by Goodwin Consulting Group, Inc., Sacramento, California (the 
"Special Tax Consultant") and set forth in APPENDIX A hereto for all taxable properties in the 
District. Interest and principal on the 2006 Bonds, as well as the 2005 Bonds, is payable from 
the annual Special Taxes to be levied and collected on taxable property within the District, from 
amounts held in the funds and accounts established under the Fiscal Agent Agreement (other 
than the Rebate Fund) and from the proceeds, if any, from the sale of such property for 
delinquency of such Special Taxes. 

The Special Taxes are exempt from the property tax limitation of Article XIIIA of the 
California Constitution, pursuant to Section 4 thereof as a "special tax" authorized by a two
thirds vote of the qualified electors. The levy of the Special Taxes was authorized by the City 
pursuant to the Act in an amount determined according to the Special Tax Formula approved by 
the City. See "Special Tax Methodology" below and "APPENDIX A- RATE AND METHOD OF 
APPORTIONMENT OF SPECIAL TAX." 
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The amount of Special Taxes that the District may levy in any year, and from which 
principal and interest on the Bonds is to be paid, is strictly limited by the maximum rates 
approved by the qualified electors within the District which are set forth as the annual 
"Maximum Special Tax" in the Special Tax Formula. Under the Special Tax Formula, Special 
Taxes for the purpose of making payments on the Bonds will be levied annually in an amount, 
not in excess of the annual Maximum Special Tax. The Special Taxes c1nd any interest earned 
on the Special Taxes constitute a trust fund for the principal of and interest on the Bonds 
pursuant to the Fiscal Agent Agreement and, so long as the principal of and interest on these 
obligations remains unpaid, the Special Taxes and investment earnings thereon will not be used 
for any other purpose, except as permitted by the Fiscal Agent Agreem,,nt, and will be held in 
trust for the benefit of the owners thereof and will be applied pursuant to the Fiscal Agent 
Agreement. The Special Tax Formula apportions the Special Tax Requirement (as defined in 
the Special Tax Formula and described below) among the taxable parcels of real property within 
the District according to the rate and methodology set forth in the Spe.:ial Tax Formula. See 
"Special Tax Methodology" below. See also "APPENDIX A - RATE AND METHOD OF 
APPORTIONMENT OF SPECIAL TAX." 

The City may levy the Special Tax at the annual Maximum Spec:ial Tax rate authorized 
by the qualified electors within the District, as set forth in the Special Tax Formula, if conditions 
so require. The City has covenanted to annually levy the Special Taxe,; in an amount at least 
sufficient to pay the Special Tax Requirement (as defined below). Because each Special Tax 
levy is limited to the annual Maximum Special Tax rates authorized as set forth in the Special 
Tax Formula, no assurance can be given that, in the event of Special Tax delinquencies, the 
amount of the Special Tax Requirement will in fact be collected in any given year. See 
"SPECIAL RISK FACTORS - Tax Delinquencies" herein. The Special Taxes are collected for 
the City by the County of Placer in the same manner and at the same time as ad valorem 
property taxes. 

Special Tax Methodology 

The Special Tax authorized under the Act applicable to land within the District will be 
levied and collected according to the tax liability determined by the City through the application 
of the appropriate amount or rate as described in the Special Tax Formula set forth in 
"APPENDIX A- RATE AND METHOD OF APPORTIONMENT OF SPECIAL TAX." 
Capitalized terms set forth in this section and not otherwise defined have the meanings set forth 
in the Special Tax Formula. 

Determination of Special Tax Requirement. Each year, the City will determine the 
Special Tax Requirement of the District for the upcoming fiscal year. The "Special Tax 
Requirement" includes the following items: 

(i) debt service on the bonds issued for the District; 

(ii) administrative expenses and County fees; 

(iii) any amounts needed to replenish bond reserve funds and to pay for 
delinquencies in Special Taxes for the previous Fiscal Year or anticipated for the current 
year; and 

(iv) pay-as-you-go expenditures for authorized improvements. 
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The Special Tax Requirement is the basis for the amount of Special Tax to be levied 
within the District. In no event may the City levy a Special Tax in any year above the annual 
Maximum Special Tax identified for each parcel in the Special Tax Formula. 

Parcels Subject to the Special Tax. The City will prepare a list of the parcels subject 
to the Special Tax using the records of the City and the County Assessor. The City will tax all 
parcels within the District except property which is exempt from the Special Tax pursuant to the 
Special Tax Formula. Taxable parcels that are acquired by a public agency after the District is 
formed will remain subject to the Special Tax unless a "trade" resulting in no loss of Special Tax 
revenue can be made, as described in the Special Tax Formula. 

Annual Special Tax Levy. The Special Tax will be levied each year by calculating the 
Special Tax Requirement which needs to be generated by all Taxable Property in the District; 
the Special Tax (up to maximum allowable amount) will be levied against each Taxable Property 
until the Special Tax revenue equals the Special Tax Requirement, however the Special Tax 
Formula establishes a priority for which properties will be levied a Special Tax, with "Developed 
Property" (as defined in the Special Tax Formula) receiving a Special Tax levy prior to 
"Undeveloped Property." For single family detached property, Developed Property is property 
which is shown on a Final Map recorded prior to May 1°1 of each Fiscal Year. See the Special 
Tax Formula in Appendix A. The Special Tax Formula provides that the annual Maximum 
Special Tax may be increased annually by the "Annual Tax Escalation Factor" which for each 
Fiscal Year is equal to 2% of the Maximum Special Tax in effect in the prior Fiscal Year. 

Termination of the Special Tax. The Special Tax will be levied and collected (up to 
maximum allowable amount) for as long as needed to pay the principal and interest on the 
Bonds and other costs incurred in order to construct and acquire the authorized District-funded 
facilities and to pay the Special Tax Requirement. The Special Tax Formula provides that the 
Special Tax may not be levied on any parcel in the District after fiscal Year 2050-51. When all 
Special Tax Requirement incurred by the District have been paid, the Special Tax will cease to 
be levied. 

Prepayment of the Special Tax. The Special Tax Formula provides that landowners 
may permanently satisfy all or a portion of the Special Tax by a cash settlement with the City. 
The amount of the prepayment required is to be calculated according to a formula set forth in 
the Special Tax Formula, which is generally based on the Parcel's share of the outstanding 
Bonds, remaining facilities costs which have not been bonded, the Reserve Fund, fees, call 
premiums, negative arbitrage and any expenses incurred by the City in connection with the 
prepayment and expected future facilities costs. 

Levy of Annual Special Tax; Maximum Special Tax 

The annual Special Tax will be calculated by the City and levied to provide money for 
debt service on the 2005 Bonds and 2006 Bonds, replenishment of the Reserve Fund, 
anticipated Special Tax delinquencies, administration of the District, and for payment of pay-as
you-go expenditures (to the extent permitted by the City) of the Improvements or authorized 
District-funded facilities not funded from Bond proceeds. In no event may the City levy a 
Special Tax in any year above the annual Maximum Special Tax identified for each parcel in the 
Special Tax Formula. The initial Base Year (2004-05) annual Maximum Special Tax (which was 
not levied) per detached single family unit was expected to range from $900 to $1,300 
(excluding affordable units, which are to be taxed from $250 to $500 each), however these 
amounts are subject to adjustment based upon the actual number of units built. For Large Lot 
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Parcels and Undeveloped Parcels, the Special Tax is based upon the gross acres or number of 
units planned for such parcels. There is a combined rate for high density residential parcels that 
reflects $500 per market rate unit and $250 per affordable unit. The Annual Maximum Special 
Tax is allowed to escalate by an amount not in exc:ess of 2% per year See "APPENDIX A -
RATE AND METHOD OF APPORTIONMENT OF SPECIAL TAX" and for a table showing the 
expected land uses and assigned Maximum Sp13cial Taxes, see "Attachment 2" in such 
Appendix. 

The Special Tax will be levied in an amount at least equal to the Special Tax 
Requirement as described in the Special Tax Formula and may be levied in an amount up to the 
maximum rates, which may include a pay-as-you--go component. The Special Tax Formula 
provides a mechanism whereby the Developer and the City may utilize the pay-as-you-go 
component to pay for and/or reimburse the Developer for a portion of the cost of Improvements 
not funded by proceeds of the bonds issued for the District, however such method of 
reimbursement is not presently anticipated to be utilized. In the event it is utilized, proceeds of 
the annual Special Tax levy will first be used to pay the Special Tax Ftequirement other than 
pay-as-you-go expenditures and second, if the levy included a pay-as-you-go component, for 
deposit into the Improvement Fund for authorized c:osts not funded from Bond proceeds. See 
"THE IMPROVEMENTS" and "APPRAISAL OF PROPERTY WITHIN THE DISTRICT." See 
also "SECURITY AND SOURCES OF PAYMl:NT FOR THE BONDS - Special Tax 
Methodology" above. See "APPENDIX A - RATE AND METHOD OF APPORTIONMENT OF 
SPECIAL TAX" for a copy of the Special Tax Formula. 

Special Tax Fund 

When received, the Special Taxes are required under the Fiscal Agent Agreement to 
be deposited into a Special Tax Fund to be held by the City in trust for the benefit of the City 
and the Owners of the Bonds. Within the Special Tax Fund, the Administrative Services 
Director will establish and maintain two accounts, (i) the Debt Service Account, to the credit of 
which the City will deposit, immediately upon receiipt, all Special Tax revenue, and (ii) the 
Surplus Account, to the credit of which the City will deposit surplus Special Tax Revenue, if 
any, as described below. Moneys in the Special Tax Fund will be disbursed as provided below 
and, pending any disbursement, will be subject to a lien in favor of the Owners of the Bonds. 

All Special Tax Revenue will be deposited in the Debt Service AcGount upon receipt. No 
later than 10 Business Days prior to each Interest Payment Date, the Cit( will withdraw from the 
Debt Service Account of the Special Tax Fund and transfer (i) to the FisGal Agent for deposit in 
the Reserve Fund, an amount which when added to the amount then on deposit therein is equal 
to the Reserve Requirement, and (ii) to the Fiscal Agent for deposit in the Bond Fund an 
amount, taking into account any amounts then on deposit in the Bond Fund, such that the 
amount in the Bond Fund equals the principal, premium, if any, and inte,rest due on the Bonds 
on the next Interest Payment Date. At such time as deposits to the Debt Service Account equal 
the principal, premium if any, and interest becoming due on the Bonds for the current Bond Year 
and the amount needed to restore the Reserve Fund balance to the Reserve Requirement, the 
amount in the Debt Service Account in excess of such amount may, at the discretion of the City, 
be transferred to the Surplus Account, which will occ:ur on or after September 15th of each year. 
From time to time, the City may withdraw from the Surplus Account of the Special Tax Fund 
amounts needed to pay the City's administrative expenses and County foes; provided that such 
transfers will not be in excess of the portion of the Special Tax Revenues collected by the City 
that represent levies for administrative expenses. Moneys in the Surplus Account may also be 
used, at the City's discretion, be transferred to the Improvement Fund to pay for costs of the 
Improvements (including reimbursements to the D13veloper for the cost of Improvements not 
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funded from proceeds of bonds issued for the District) or authorized facility contributions, to pay 
the principal of, premium, if any, and interest on the Bonds or to replenish the Reserve Fund to 
the amount of the Reserve Requirement. See "THE IMPROVEMENTS - Construction and 
Acquisition of the Improvements." 

Deposit and Use of Proceeds of Bonds 

The Bonds are additionally secured by amounts generated from proceeds of the 
Bonds, together with interest earnings thereon pledged under the Fiscal Agent Agreement. 
The proceeds of the Bonds will be paid to the Fiscal Agent, who will deposit such proceeds in 
the Reserve Fund, Bond Fund, Improvement Fund and Costs of Issuance Fund established 
under the Fiscal Agent Agreement. See "APPENDIX C - SUMMARY OF CERTAIN 
PROVISIONS OF THE FISCAL AGENT AGREEMENT" for information on use of the moneys, 
including investment earnings thereon, in the various funds established under the Fiscal Agent 
Agreement. See also "Reserve Fund" and "Improvement Fund" below. 

Delinquent Payments of Special Tax; Covenant for Superior Court Foreclosure 

The Special Tax will be collected in the same manner and the same time as ad valorem 
property taxes, except at the City's option, the Special Taxes may be billed directly to property 
owners. In the event of a delinquency in the payment of any installment of Special Taxes, the 
City is authorized by the Act to order institution of an action in superior court to foreclose the lien 
therefor. 

The City has covenanted in the Fiscal Agent Agreement with and for the benefit of the 
Owners of the Bonds that it will annually on or before September 1 of each year review the 
public records of the County of Placer relating to the collection of the Special Tax in order to 
determine the amount of the Special Tax collected in the prior fiscal year, and if the City 
determines on the basis of such review that the amount so collected is deficient by more than 
5% of the total amount of the Special Tax levied in the District in such Fiscal Year, it will within 
30 days thereafter institute foreclosure proceedings as authorized by the Act in order to enforce 
the lien of the delinquent installment of the Special Tax against each separate lot or parcel of 
land in the District for which such installment of the Special Tax is delinquent, and will diligently 
prosecute and pursue such foreclosure proceedings to judgment and sale; provided, that if the 
City determines on the basis of such review that (a) the amount so collected is deficient by less 
than 5% of the total amount of the Special Tax levied in the District in such Fiscal Year, but that 
property owned by any single property owner in the District is delinquent by more than $5,000 
with respect to the Special Tax due and payable by such property owner in such Fiscal Year, or 
(b) property owned by any single property owner in the District is delinquent cumulatively by 
more than $3,000 with respect to the current and past Special Tax due (irrespective of the total 
delinquencies in the District) then the City will institute, prosecute and pursue such foreclosure 
proceedings in the time and manner provided herein against each such property owner. 

Under the Act, foreclosure proceedings are instituted by the bringing of an action in the 
superior court of the county in which the parcel lies, naming the owner and other interested 
persons as defendants. The action is prosecuted in the same manner as other civil actions. In 
such action, the real property subject to the special taxes may be sold at a judicial foreclosure 
sale for a minimum price which will be sufficient to pay or reimburse the delinquent special 
taxes. 
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The owners of the Bonds benefit from the Reserve Fund established pursuant to the 
Fiscal Agent Agreement; however, if delinquencies in the payment of the Special Taxes with 
respect to the Bonds are significant enough to completely deplete the Reserve Fund, there 
could be a default or a delay in payments of principal and interest to the owners of the Bonds 
pending prosecution of foreclosure proceedings and receipt by the City of the proceeds of 
foreclosure sales. Provided that it is not levying the Special Tax at the annual Maximum Special 
Tax rates set forth in the Special Tax Formula, the City may adjust (but not to exceed the annual 
Maximum Special Tax) the Special Taxes levied on all property within the District subject to the 
Special Tax to provide an amount required to pay debt service on the Bonds and to replenish 
the Reserve Fund. 

Under current law, a judgment debtor (prop,arty owner) has at least 140 days from the 
date of service of the notice of levy in which to red,aem the property to be sold. If a judgment 
debtor fails to redeem and the property is sold, his or her only remedy is an action to set aside 
the sale, which must be brought within 90 days of the date of sale. If, as a result of such an 
action a foreclosure sale is set aside, the judgment is revived and the judgment creditor is 
entitled to interest on the revived judgment as if the sale had not been made (California Code of 
Civil Procedure Section 701.680). 

Foreclosure by court action is subject to normal litigation delays, the nature and extent of 
which are largely dependent upon the nature of the defense, if any, put forth by the debtor and 
the condition of the calendar of the superior court of the county. Such foreclosure actions can 
be stayed by the superior court on generally accepted equitable grounds or as the result of the 
debtor's filing for relief under the Federal bankruptcy laws. The Act provides that, upon 
foreclosure, the Special Tax lien will have the sami~ lien priority as is provided for ad valorem 
taxes and special assessments. See "APPRAISAL OF PROPERTY WITHIN THE DISTRICT -
Priority of Lien." 

No assurances can be given that the real property subject to a judicial foreclosure sale 
will be sold or, if sold, that the proceeds of sale will be sufficient to pay any delinquent Special 
Tax installment. The Act does not require the Distri;ct to purchase or otherwise acquire any lot 
or parcel of property foreclosed upon if there is no other purchaser at such sale. 

Section 53356.6 of the Act requires that property sold pursuant to foreclosure under the 
Act be sold for not less than the amount of judgment in the foreclosure action, plus post
judgment interest and authorized costs, unless the consent of the owners of 75% of the 
outstanding Bonds is obtained. However, under Section 53356.6 of the Act, the District, as 
judgment creditor, is entitled to purchase any prope1rty sold at foreclosure using a "credit bid," 
where the District could submit a bid crediting all or part of the amount required to satisfy the 
judgment for the delinquent amount of the Special Tax. If the District becomes the purchaser 
under a credit bid, the District must pay the amount of its credit bid into the redemption fund 
established for the Bonds, but this payment may be made up to 24 months after the date of the 
foreclosure sale. 
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Reserve Fund 

A Reserve Fund (the "Reserve Fund") was established under the original Fiscal Agent 
Agreement, and is being held by the Fiscal Agent. Upon delivery of the 2006 Bonds, the 
amount on deposit in the Reserve Fund will be increased by depositing certain proceeds of the 
2006 Bonds into the Reserve Fund, such that the amount in the Reserve Fund equals the 
"Reserve Requirement" for the combined outstanding amount of 2005 Bonds and 2006 
Bonds, which is the lesser of 10% of the original principal amount of the Bonds, 100% of 
maximum annual debt service on the Bonds, or 125% of average annual debt service on the 
Bonds. The City is required to maintain an amount of money or other security equal to the 
Reserve Requirement in the Reserve Fund at all times that the Bonds are outstanding. All 
amounts deposited in the Reserve Fund will be used and withdrawn by the Fiscal Agent solely 
for the purpose of making transfers to the Bond Fund in the event of any deficiency at any time 
in the Bond Fund of the amount then required for payment of the principal of, and interest on, 
the Bonds. Whenever transfer is made from the Reserve Fund to the Bond Fund due to a 
deficiency in the Bond Fund, the Fiscal Agent will provide written notice thereof to the City. 

Whenever, on the Business Day prior to any Interest Payment Date, the amount in the 
Reserve Fund exceeds the then applicable Reserve Requirement, the Fiscal Agent will transfer 
an amount equal to the excess from the Reserve Fund to the Bond Fund or the Improvement 
Fund as provided below, except that investment earnings on amounts in the Reserve Fund may 
be withdrawn from the Reserve Fund for purposes of making payment to the Federal 
government to comply with rebate requirements. 

Moneys in the Reserve Fund will be invested and deposited in accordance with the 
Fiscal Agent Agreement. Interest earnings and profits resulting from the investment of moneys 
in the Reserve Fund and other moneys in the Reserve Fund will remain therein until the balance 
exceeds the Reserve Requirement; any amounts in excess of the Reserve Requirement will be 
transferred to the Improvement Fund, if the Improvements have not been completed, or if the 
Improvements have been completed, to the Bond Fund to be used for the payment of the 
principal of and interest on the Bonds in accordance with the Fiscal Agent Agreement. 

Whenever the balance in the Reserve Fund exceeds the amount required to redeem or 
pay the Outstanding Bonds, including interest accrued to the date of payment or redemption 
and premium, if any, due upon redemption, and make any other transfer required under the 
Fiscal Agent Agreement, the Fiscal Agent will transfer the amount in the Reserve Fund to the 
Bond Fund to be applied, on the next succeeding Interest Payment Date, to the payment and 
redemption of all of the Outstanding Bonds. If the amount so transferred from the Reserve 
Fund to the Bond Fund exceeds the amount required to pay and redeem the Outstanding 
Bonds, the balance in the Reserve Fund will be transferred to the City, after payment of any 
amounts due the Fiscal Agent, to be used for any lawful purpose of the City. 

Improvement Fund 

Under the Fiscal Agent Agreement, there is established an Improvement Fund, which is 
to be held in trust by the Fiscal Agent and will be disbursed as provided in the Fiscal Agent 
Agreement for the payment or reimbursement of the costs of the construction and acquisition of 
the Improvements in accordance with the Acquisition Agreement (as described herein). Interest 
earnings from the investment of amounts in the Improvement Fund will be retained in the 
Improvement Fund to be used for the purposes of the Improvement Fund. 
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Upon completion of the Improvements and payment to the Developer pursuant to the 
Acquisition Agreement, the Fiscal Agent will transfer the amount, if any, remaining in the 
Improvement Fund to the Bond Fund for application to the payment of principal of and interest 
on the Bonds in accordance with the Fiscal Agent Agreement, and the Improvement Fund will 
be closed. See "THE IMPROVEMENTS." 

Additional Bonds 

The Resolution of Formation authorizes the issuance of up to $80 million of bonds, of 
which the 2005 Bonds represented the first series and the 2006 Bonds represent the second 
series. The City expects that the 2006 Bonds will be the final series of bonds for the District 
(other than the possibility of refunding bonds in the future). 
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DEBT SERVICE SCHEDULE 

The annual debt service on the Bonds, based on the interest rates and maturity 
schedule set forth on the cover of this Official Statement, is set forth below. 

WESTPARK COMMUNITY FACILITIES DISTRICT No. 1 (PUBLIC FACILITIES) 
SPECIAL TAX BONDS SERIES 2005 AND SERIES 2006 

DEBT SERVICE 

Year 2006 
Ending Bonds 2006 Bonds 2006 Bonds 2005 Bonds 

(Seet. 1) Princieal Interest Total Debt Service Total 
2006 $3,025,544.18 $3,025,544.18 
2007 $245,000 $1,202,026.69 $1,447,026.69 3,137,836.26 4,584,862.95 
2008 380,000 1,105,482.50 1,485,482.50 3, 192,396.26 4,677,878.76 
2009 430,000 1,090,282.50 1,520,282.50 3,249,346.26 4,769,628.76 
2010 485,000 1,073,082.50 1,558,082.50 3,307,841.26 4,865,923.76 
2011 550,000 1,052,470.00 1,602,470.00 3,362,876.26 4,965,346.26 
2012 610,000 1,028,407.50 1,638,407.50 3,424,606.26 5,063,013.76 
2013 685,000 1,000,957.50 1,685,957.50 3,482,461.26 5,168,418.76 
2014 760,000 966,707.50 1,726,707.50 3,546,578.76 5,273,286.26 
2015 845,000 928,707.50 1,773,707.50 3,605,753.76 5,379,461.26 
2016 925,000 886,457.50 1,811,457.50 3,673, 147.50 5,484,605.00 
2017 910,000 840,207.50 1,750,207.50 3,735,460.00 5,485,667.50 
2018 890,000 794,707.50 1,684,707.50 3,803,747.50 5,488,455.00 
2019 865,000 750,207.50 1,615,207.50 3,870,735.00 5,485,942.50 
2020 840,000 706,092.50 1,546,092.50 3,941,160.00 5,487,252.50 
2021 815,000 663,252.50 1,478,252.50 4,007,910.00 5,486.162.50 
2022 780,000 620,872.50 1,400 ,872.50 4,084,160.00 5,485,032.50 
2023 750,000 580,312.50 1,330,312.50 4, 157,272.50 5,487,585.00 
2024 715,000 541,312.50 1,256,312.50 4,231,985.00 5,488,297 .50 
2025 675,000 504,132.50 1,179,132.50 4,307,772.50 5,486,905.00 
2026 635,000 469,032.50 1,104,032.50 4,384, 110.00 5,488,142.50 
2027 585,000 436,012.50 1,021,012.50 4,462,827.50 5,483,840.00 
2028 540,000 405,300.00 945,300.00 4,541,245.00 5,486,545.00 
2029 480,000 376,950.00 856,950.00 4,628,847.50 5,485,797.50 
2030 425,000 351,750.00 776,750.00 4,709,605.00 5,486,355.00 
2031 360,000 329,437.50 689,437.50 4,798,260.00 5,487,697.50 
2032 295,000 310,537.50 605,537.50 4,882,040.00 5,487,577.50 
2033 220,000 295,050.00 515,050.00 4,972,040.00 5,487,090.00 
2034 140,000 283,500.00 423,500.00 5,062,220.00 5,485,720.00 
2035 50,000 276,150.00 326,150.00 5,156,800.00 5,482,950.00 
2036 273,525.00 273,525.00 5,254,740.00 5,528,265.00 
2037 5,210,000 273,525.00 5,483,525.00 5,483,525.00 
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THE WEST ROSEVILLE SPECIFIC PLAN 

The West Roseville Specific Plan ("WRSIP") is the primary land use, policy and 
regulatory document used to guide development of the project area. The Specific Plan 
establishes a development framework for land use, affordable housing, resource protection, 
circulation, utilities and services, implementation and design. The intent is to promote the 
systematic and orderly development of the Plan Area. All subsequent development projects and 
related activities in the WRSP area are required to be consistent with the WRSP. The WRSP 
implements the goals and policies of the City of Roseville General Plan, and augments these 
goals and policies by providing specific direction to reflect conditions unique to the project and 
Plan Area. The General Plan serves as the long-term policy guide for the physical, economic 
and environmental growth of the City. The District is within the WRSP and is a component of 
the WSRP. The WSRP comprises the District and an adjacent development known as 
Fiddyment Ranch. 

The portion of the WRSP area not included in the District is locally known as "Fiddyment 
Ranch" and is expected commence development simultaneously with development in the 
District. The Fiddyment Ranch area is planned for 3, 126 single family residential units, 1,044 
multi-family units and approximately 39 acres of commercial and office uses and is also the 
subject of a community facilities district established by the City concurrently with the formation 
of the District. 

Background. In May 2001, the City Co1Jncil directed staff to begin evaluating a 
proposal from Westpark Associates and Signature Properties for a mixed-use development to 
the west of the City. Before evaluating the specific proposal, City staff first developed a set of 
"Guiding Principles" that, together with the City's existing General Plan policies, would be used 
to guide any new development proposed to the west of the City. This would ensure that the 
City's typical standards for new development wme met. The City Council accepted and 
approved the Guiding Principles in June 2001, and then directed staff to prepare a feasibility 
analysis that evaluated the proposal through a serie,s of technical studies. A feasibility analysis 
was completed in February 2002, which evaluated the opportunities and constraints associated 
with the proposed development, especially as they relate to traffic, water, wastewater, solid 
waste, electricity, and fiscal impacts. The landowners submitted a formal application to the City 
in April 2002, which initiated the City's formal review process for the proposed West Roseville 
Specific Plan, which included preparation of a Specific Plan, Design Guidelines, Development 
Agreements, and an Environmental Impact Report. In October 2004 the process of annexation 
of the land from Placer County into Roseville's city limits was completed. At the time of WRSP 
approval, the Plan Area was primarily undeveloped, with previous uses consisting of limited 
agricultural enterprises including grazing, dry farming and poultry operations. Several 
residences and other structures associated with past and ongoing agricultural activities were 
located in the central and northern portions of the site. These include the historic Fiddyment 
Ranch House and outbuildings. While agricultural operations decreased over time, a portion of a 
working pistachio orchard and seasonal livestock grazing still existed on site. 

Land Use Concept. The WRSP is planned primarily as a residential community 
supplemented by a mix of support and employment uses, with an overall mix and intensity of 
uses similar to that found in adjacent portions of the City. The project incorporates a unique 
mixed-use village center, forming the centerpiece of the community. The WRSP also provides 
for recreation, open space, employment and educational opportunities available to residents 
both within and outside the Plan Area. 
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The primary elements that comprise the form of the WRSP land use plan include: the 
Community Focal Points (Village Center and Activity Core); Residential Neighborhoods; a 
hierarchy of Service and Neighborhood Nodes; the Employment District; and the City Edge, all 
as more particularly described below. 

Village Center • The Village Center is planned as a unique and diverse mixed· 
use hub of activities. The Village Center is envisioned as the heart of the WRSP, a 
destination where residents will meet, shop, eat, recreate, obtain services and socialize. 
The anticipated mix of uses may include retail, restaurant, service, office, public, theater, 
church, school, park and high/medium density housing. Emphasis is placed on the 
pedestrian, rather than the auto, and on consistency with the City's General Plan 
Pedestrian District level of service policy. The Village Center is modeled towards a 
traditional urban town center rather than a suburban shopping center. The Village 
Center is a part of the District. 

Activity Core · The City's Regional Sports Park is planned east of the Pleasant 
Grove Wastewater Treatment Plant, encompassing a portion of the required 1000-foot 
non-residential buffer. Immediately to the east of the Regional Sports Park is a planned 
high school site, and further to the east and close by, Fiddyment Park. The central 
proximity of these facilities, along with the inclusion of multiple vehicular, pedestrian and 
bicycle connection points, are intended to facilitate accessibility between facilities and to 
nearby residents. Combined, the park, school and adjacent open space areas generate 
a distinct central core of active and passive recreation, education, joint use opportunities, 
and community activity. The Activity Core will draw users from both within and outside 
the WRSP. 

Residential Neighborhoods · Low density single-family residential is the 
predominant land use within the WRSP, and a defining characteristic of the community. 
The Residential Neighborhoods surround the Activity Core with approximately 40% of 
Plan Area units to the north and east of the Activity Core, and 60% to the south and 
west. Neighborhoods include a mix of low, medium and high density residential uses 
consistent with the character of the City. Schools and parks are located in 
neighborhoods within walking distance of most residences. Medium and high· density 
residential is incorporated, proximate to services and recreational areas and to provide a 
separation between single-family residential and more intense land uses. A variety of 
housing styles similar to that found elsewhere in the City are planned, including 
affordable housing and designated age restricted neighborhoods. 

Service and Neighborhood Nodes · Outside of the Village Center and Activity 
Core, service uses and community facilities are dispersed throughout the WRSP in a 
hierarchy of Service and Neighborhood Nodes. The WRSP is designed to create 
interconnectivity between the various nodes and the surrounding neighborhoods. These 
linkages include pedestrian and bicycle pathways along adjacent open space, paseos 
and roadway corridors. In most cases, high-density residential uses have been sited 
adjacent to or in close proximity to the service nodes. 
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Service Nodes - Retail, office and other commercial/service uses are provided 
in Service Nodes within the WRSP. The Service Nodes consist primarily of commercial 
centers located along major circulation corridors. In most cases, high-density residential 
use has been sited adjacent to or in close proximity to the service nodes. Two Business 
Professional parcels have been included that may accommodate small office complexes 
intended to provide services to Plan Area residents. 

Neighborhood Nodes - Located internally within the residential areas, the 
Neighborhood Nodes generally consist of a park combined with an elementary school. 
Where feasible, the Neighborhood Nodes are located adjacent and connected to open 
space areas. The Neighborhood Nodes act as a local activity amenity within each 
neighborhood. Neighborhood streets are planned to be organized around the nodes to 
provide easy vehicle and pedestrian access, and to establish the node as the visual 
center of the neighborhood. 

Employment District · Employment opportunities, consisting of industrial and 
light industrial uses, are planned to the south and west of the Pleasant Grove 
Wastewater Treatment Plant. These uses ar,e intended to provide employment potential 
within the City. The Employment District has good regional access via Blue Oaks 
Boulevard, Pleasant Grove Boulevard and West Side Drive, and expands the City's job 
base and industrial economic development potential. Approximately 3,726 jobs (1,575 of 
those industrial/light industrial, 931 business professional and 1,220 commercial) are 
projected within the WRSP. Land uses within the industrial and light industrial area are 
restricted within the 1,000-foot non-residential buffer to ensure compatibility with the 
PGWWTP. 

City Edge - The WRSP represents the planned western extent of development in 
the City. As a result, the Specific Plan has beien configured to include a substantial open 
space buffer (267 acres) along its western edge. In addition to visually defining the 
western limits of the City, the open space ar,ea creates a transition between urban uses 
in Roseville and uses in unincorporated Placer County. The City Edge open space buffer 
may accommodate resource preservation/mitigation programs and other City sponsored 
activities. 

Land Use Plan. The WRSP land use plan includes a blend of residential, service, 
employment, open space and public uses. The Plan Area is statistically projected to house 
approximately 20,800 residents and 3,726 employees. As shown on the table below, the WRSP 
includes a total of 8,390 dwelling units on approximately 3, 161 acres. Proposed land uses 
include a total of approximately 685 acres set aside in open space; 285 acres for dedication to 
parks; 149 acres of public/quasi-public uses; 49 acres of community commercial; 20 acres of 
business professional; and 108 acres of industrial and light industrial uses. 
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The table below shows a summary of planrn3d land uses as shown in the WRSP, along 
with the land uses attributable to the respective Westpark and Fiddyment Ranch areas. Actual 
uses may vary from this projection. 

West Roseville Specific Plan 
Summary of Land Uses (at buildout) 

Fidd~ment Rane!! Westpark TotalWRSP 
Land Use Units Acre!i Units Acres Units Acres 
Market Rate 
Single-Family (1) 3,082 886.9 3,606 740.7 6,520 1,627.5 
Multifamily (2) _fil1 49.ft 228 21.5 1.027 71.4 
Subtotal Market Rate 3,753 936.8 3,834 762.2 7,547 1,699.0 

Affordable 
Single-Family (1) 83 4.7 85 11.1 168 15.9 
Multifamily (2) 334 20.~ 341 17.9 675 38.3 
Subtotal Affordable 417 25.1 426 29.0 843 54.1 

Subtotal Residential 4,170 961.9 4,260 791.2 8,390 1,753.1 

Nonresidential 
Village Center Comm. Comm'I (3) 0 0.0 0 14.4 0 14.4 
Community Commercial 0 30.1 0 4.0 0 34.1 
Business Professional 0 9.1 0 10.5 0 19.6 
Industrial and Light Industrial Q _Q,Q Q 108.5 Q 108.5 
Subtotal Nonresidential 0 39.2 0 137.4 0 176.6 

Subtotal Developable 4,170 1,001.1 4,260 928.6 8,390 1,929.7 

Public/Other 
Public, Quasi Public 74.5 75.9 150.4 
Open Space 335.2 349.4 684.6 
Parks 220.7 64.3 285.0 
Right of Way (ROW) ---4§.ft 64.4 111.3 
Subtotal Public/Other 677.3 554.0 1,231.3 

Grand Total 4,170 1,678.4 4,260 1,482.6 8,390 3,161.0 

(1) Single-Family units Include Low-Density, Medium-Density, village Center Medium-Density, and Low-Density (Active Adult). 
(2) Multifamily units include Village Center (40 units) High-Density and High-Density. 
(3) Residential units included in Community Commercial have been excluded from this analysis. 

Residential uses in the West Roseville SpEicific Plan consist primarily of single-family 
neighborhoods zoned for residential development of 8.390 residential units, plus 40 units of 
live/work space. Approximately two-thirds of WHSP units are planned for Low Density 
Residential, including designated age-restricted housing. Remaining units in the WRSP are 
proposed for Medium Density Residential and High Density Residential (inclusive of units within 
the Village Center). The WRSP provides for internal park and school sites (Neighborhood 
Nodes), trail linkages and paseos, separated sidewalks, unique lighting fixtures, alternate 
garage configurations and other elements to enhance the neighborhood environment. Medium 
and High Density Residential uses are also incorporated within the Village Center. Residential 
densities have been assigned based on a plan level assessment of the constraints and 
opportunities of each large-lot Specific Plan parcel and anticipated long-term demand for 
various housing types. As individual residential proj11cts are designed and processed over time. 
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a more detailed assessment of site, market and other conditions will occur. It is anticipated that 
this process may result in the desire or need to adjust (reduce or increase) the number of units 
assigned to some large-lot residential parcels. It is the intent of the WRSP to permit flexibility in 
adjusting the number of residential units allocated to any residential large lot parcel in response 
to market demand, subdivision and/or design review considerations, including but not limited to 
transfers which do not result in additional impacts to oak trees or other natural resources. To 
further this intent, units may be transferred between large lot residential parcels provided certain 
conditions set forth in the WRSP are met. 

Service and employment uses comprise approximately 176 gross acres of the WRSP 
land uses and are planned to consist of commercial, office, general industrial and light industrial. 
Included is the Village Center, envisioned as the primary focal point of the community. The 
Specific Plan emphasizes compatibility and interconnectivity between uses. The WRSP Design 
Guidelines promote the creation of projects that are desirable, functional, secure, create a 
strong street presence, and incorporate elements (pathways, access connections, plazas, 
lighting elements, shading, etc.) that promote pedestrian activity. 

THE DISTRICT 

Formation of the District 

On August 4, 2004, the City Council adopted a Resolution of Intention to form a 
community facilities district under the Act, to levy a special tax and to incur bonded 
indebtedness for the purpose of financing the Improvements and making contributions to certain 
public facilities. After conducting a noticed public hearing, on September 15, 2004, the City 
Council adopted the Resolution of Formation, which established Westpark Community Facilities 
District No. 1 (Public Facilities), set forth the Special Tax Formula within the District and set forth 
the necessity to incur bonded indebtedness in a total amount not to exceed $80 million. On the 
same day, an election was held within the District in which the two only landowners/voters in the 
District, 1600 Placer Investors, LP. (PL Roseville, LLC's predecessor) and another landowner 
entity unanimously approved the proposed bonded indebtedness and the levy of the Special 
Tax. See "OWNERSHIP OF PROPERTY WITHIN THE DISTRICT" below. 

Location and Description of the District and the Immediate Area 

The District is located in the northwestern area of the City within a portion of the West 
Roseville Specific Plan area (described above), approximately 20 miles northeast of the central 
business district of Sacramento. The process of annexation of the area to the City was 
completed in October 2004. The area is approximately 1-mile north of Baseline Road and 
generally bounded by Fiddyment Road to the east, Pleasant Grove Boulevard to the southwest 
(and north and south of Pleasant Grove Boulevard in the southeast area), with Phillip Road 
forming the northern boundary. The Placer County/Roseville City Limit line is the western 
boundary of the District. Access to the District is via Pleasant Grove Boulevard and Blue Oaks 
Boulevard, a primary east-west traffic arterial that connects to State Highway 65 and the nearby 
Interstate 80 freeway system. Interstate 80 is located approximately three miles southeast of 
the State Highway 65/Blue Oaks Boulevard junction and merges with State Highway 65 at an 
interchange system. 
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Much of the area in this portion of the City has been experiencing a transition from 
largely undeveloped, agriculturally oriented uses toward a mixture of suburban land uses, and 
this transition has particularly intensified during the past 1 O years. The predominant approved 
suburban land use within the City limits in the vicinity of the District is single family residential. 
The District is adjacent to recently constructed residential subdivisions to the north and east, 
including those in the Westpark and Doctor's Ranc:h area to the north, and in the Woodcreek 
Oaks and Diamond Creek planned area to the east. Residential development in the Del Webb 
Specific Plan senior living development (Sun City Roseville), which sold-out in 1999, lies directly 
east of the District, and residential development built mostly in the past ten years as part of the 
Northwest Roseville Specific Plan area lies south and southeast of the District. Lands to the 
west consist primarily of agricultural and rural residential uses outside of the City limits. To the 
north are additional lands in the WRSP. New home construction and sales are still underway in 
the vicinity of the District. 

The Pleasant Grove Regional Wastewater Treatment Plant, and other potential intensive 
public uses (including the recently approved Roseville Energy Park electricity generating 
facility), are adjacent to and partially surrounded by the central portion of the District. A 1,000-
foot non-residential buffer (which is planned to primarily consist of light-industrial land uses 
compatible with the surrounding land uses) is included to the north, south, east and west of the 
Pleasant Grove Regional Wastewater Treatment Plant. 

The land in the District is generally level topography, currently with large open annual 
grassland areas. Curry Creek traverses the property and clusters of seasonal wetlands, 
including vernal pools, are dispersed throughout the, site. The WRSP has targeted a majority of 
the creek corridors, associated woodlands, and a portion of the seasonal wetlands and historic 
structures, for preservation in permanent open space/park use. 

The District comprises approximately 928.5 net developable acres (approximately 1,483 
gross acres, which includes land planned for public uses and not subject to the Special Tax) 
zoned for residential development of 3,566 single-family residences and 694 multi-family units 
on 794.5 acres, and approximately 18.4 gross acres of commercial uses, 108.5 gross acres of 
industrial uses and 10.5 acres of business professional uses, all in accordance with the WRSP 
(described above) and a Development Agreement (described below). The District includes land 
planned for parks and open space (representing approximately 414 acres) that will not be 
subject to the Special Tax. 

The property in the District is within the presently constituted County Assessor's Parcel 
Nos. 017-100-021, 017-100-043, 017-100-044, 017-150-003, and 017-150-037. As property 
develops, new parcel numbers will be established for each parcel created by a final subdivision 
map. 

The District represents only a portion of the WRSP area, being the southern and 
southwestern portion of the specific plan area. The West Roseville Specific Plan area permits 
the development of a total of 8,390 dwelling units on approximately 3, 161 gross acres. Land use 
and zoning entitlements provided by the WRSP include full land-use entitlements, including a 
general plan amendment, specific plan amendment, rezone, design guidelines and a 
development agreement between the City and ea,ch owner. See "Development Agreement" 
below. See also "THE WEST ROSEVILLE SPECIFIC PLAN" above. This permits development 
of the property to proceed through approval of subsequent development entitlements such as 
subdivision maps and design review permits. See "Development Agreement" below. The 
portion of the WRSP area not included in the District is locally known as "Fiddyment Ranch" and 
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commenced development simultaneously with development in the District. The Fiddyment 
Ranch area is planned for 4, 170 residential units and is also the subject of a community facilities 
district formed by the City concurrently with formation of the District. 

Maps. A District boundary map and large lot map are shown on the following pages. 
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Anticipated Development in the District 

The Developer, PL Roseville LLC, is a joint venture whose merchant homebuilder 
members include Pulte Home Corporation ("Pultei), Centex Homes ("Centex') and Lennar 
Renaissance, Inc. ("Lennar'). The respective members have provided the following information 
with respect to development within the District. No assurance can be given that all information is 
complete. No assurance can be given that development of the property will be completed, or 
that it will be completed in a timely manner. Since, the ownership of the parcels is subject to 
change, the development plans outlined below may not be continued by the subsequent owner 
if the parcels are sold, although development by any subsequent owner will be subject to the 
WRSP, the Development Agreement and the policies and requirements of the City. No 
assurance can be given that the plans or projections detailed below will actually occur. 

The Developer anticipates that Development within the District will be consistent with the 
WRSP land uses, which primarily consist of residential neighborhoods and, to a lesser extent, 
supporting uses such as parks, open space and supporting neighborhood land uses. Permitted 
land uses are configured to reinforce the neighborhood identity and sense of community. See 
"THE WEST ROSEVILLE SPECIFIC PLAN" above. 

The Developer plans to develop the residential use land in the District to finished lot 
status and subsequently sell such finished lots to the homebuilder members or their affiliates. 
The Developer plans to sell the non-residential use property to others for development and 
indicates that it is possible that it will sell a portion of the residential property to other merchant 
homebuilders or others for development, depending upon market conditions. 

Entitlements. Property within the District encompasses approximately 1,484 gross 
acres, of which approximately 928 net acres are expected to be available for development. 
Development plans include 3,566 low- and medium-density residential homes (of which 704 lots 
are age-restricted units and 85 lots are designated for middle-income affordable housing units) 
and 694 high-density residential units (including 341 designated for affordable housing) 
consistent with the zoning designations of the West Roseville Specific Plan, as well as 18.4 
acres of commercial uses, 108.5 acres of industrial uses and 10.5 acres of business 
professional uses. The entitlements allow a development proposal related to a particular parcel 
to proceed through the tentative map subdivision and design-review permitting processes to 
final mapping provided the development application is in accordance with the entitlements and 
the final map conditions. See "Development Agreement" below. The land received full land use 
approval on February 3, 2004, including approval of Specific Plan Zoning and a Development 
Agreement. 

Subdivision Maps. The Developer purchased the property with a phased large lot 
tentative map approved for Phases 1, 2, 3 and 4 of development within the District. The 
Developer purchased the property with the large lot:, in Phases 1 and 2 final mapped. The final 
map designates 26 large lots, most of which will become residential "villages" to be sold to 
merchant builders. As tentative maps for small lots (individual residential lots) in the villages are 
approved, the Developer obtains a final small lot map of the respective villages. In 2005, small 
lot tentative maps were approved by the City for Villages 1 through 7 in Phase 1 of development 
in the northeastern area of the District. These villages include 1,325 residential units. In late 
2005 and early 2006, the City approved final small lot maps for Village 1 (phases 1, 2, and 3) 
and Villages 3 through 7. Small lot tentative maps for Villages 8 and 21 in Phase 2 were 
approved in April 2006. Approval of small lot tentative maps for the remaining villages in Phase 
2 is expected in the second and third quarters of 2006. Phase 2 villages are expected to include 
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approximately 1,401 residential units. Low- and medium-density residential lots are expected to 
range from approximately 3,850 to 7,875 square feet. 

The Developer currently expects to obtain small lot tentative maps for the remainder of 
the property in two additional phases, with approval of maps for residential villages in Phase 3 
projected in late 2006 and approval of maps for residential villages in Phase 4 expected in the 
third quarter of 2007, depending on market conditions. Small lot final maps would then be 
recorded against portions of those larger small lot tentative mapped villages. It is envisioned 
that the small lot final maps will coincide with merchant builder takedowns of lots within each of 
the remaining villages in Phases 3 and 4. 

The Developer expects to sell finished lots as small lot final-mapped land with all 
infrastructure and lot improvements completed at the time of sale. The Developer has entered 
into purchase and sale agreements with each member homebuilder under rolling-option 
takedowns for Villages 1 through 8, 21, and 22. These villages include 1,769 residential units 
and have expected completion dates beginning in May 2006. The Developer's initial sale was 
49 units in Village 7 sold to Pulte in May 2006, followed by 150 lots in Village 1 in June 2006. 
Additional sales are projected for June, July and August 2006. 

The following table outlines the current lotting plan, excluding parks, schools, rights of 
way and open space parcels of approximately 544 acres, which are not subject to the Special 
Tax. Additional changes to the land use plan will change the information on this table. 
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City of Rose,ville 
Westpark Community Facilities District No. 1 (Public Facilities) 

Summary of Propos11d Land Uses 

Estimated 
Small Lot Small Lot 
Tentative Final Map 

Parcel Land Use Acru Units Ma11 Status Record Date 
Phase 1 
W-1 Low Density Residential (Age Restricted) 85.4 404 Approved Recorded 
W-2 Low Density Residential (Age Restricted) 61.5 300 Approved Dec. 2006 
W-3 Low Density Residential 36.1 198 Approved Recorded 
W-4 Low Density Residential 31.4 147 Approved Recorded 
W-5 Low Density Residential 23.0 88 Approved Recorded 
W-6 Low Density Residential 2:2.8 77 Approved Recorded 
W-7 Low Density Residential .279 -111 Approved Recorded 
Subtotal 290.1 1,325 

Phase 2 
W-8 Low Density Residential 42.3 168 Approved Aug. 2006 
W-10 Low Density Residential 54.1 245 Submitted Sep.2006 
W-11 Low Density Residential 32.3 130 Submitted Nov. 2006 
W-12 Low Density Residential 18.9 79 Submitted Nov.2006 
W-21 Village Center- Med/High Density Res 115.8 138 Approved Jul. 2006 
W-22 Village Center- Med/High Density Res 115.8 138 Submitted Aug. 2006 
W-24 Village Center - Med/High Density Res 12.5 115 In process Apr. 2007 
W-25 Village Center- High Density Residential 12.4 213 In process Dec. 2006 
W-26 Village Center- High Density Residential 10.0 165 In process Jan.2007 
W-32 Village Center- Community Commercial 7.2 N/A • • 
W-33 Village Center - Community Commercial __ }.2 N/A • • 

Subtotal 230.5 1,391 

Phase 3 
W-13 Low Density Residential 17.0 74 In process Mar. 2007 
W-14 Low Density Residential 3-1,7 158 In process Mar. 2007 
W-15 Low and High Density Residential 27.6 245 In process Mar. 2007 
W-16 Low Density Residential 20.6 98 In process Mar. 2007 
W-29 Medium Density Residential 8.0 103 In process Mar. 2007 
W-63 Business Park _1!).5 -1':!lA 
Subtotal 115.4 678 

Phase4 
W-9 Low Density Residential 31.9 193 In process May 2008 
W-17 Low Density Residential 40.0 261 In process May 2008 
W-18 Low Density Residential 71.2 236 In process May 2008 
W-19 Med. Density Residential 2'1.9 118 In process May 2008 
W-28 Low Density Residential RO 58 In process May 2008 
W-30 Community Commercial 4.0 NIA • 
W-60 Industrial 34.3 N/A • • 
W-61 Light Industrial 35.9 N/A • • 
W-62 Light Industrial ~3 N/A • 
Subtotal 292.5 _fill§ 

TOTAL ll2!L5 ~ 

Non-residential use property is expected to be sold for development by others; estimated date not determinable as timing 
will depend on market conditions and construction timellne of the ultimate end-users, 
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Infrastructure and Utilities. Infrastructure improvements in the District began in April 
2005, and completion of infrastructure for the 1,325 homes in Phase 1 is expected by mid-2006. 
These improvements include basic streets, sidewalks, water, sewer, drainage, concrete curb, 
gutter and paving and all of the relevant utilities in the basic streets. These improvements 
provide access to the villages within the southeastern portion of the District. Improvement work 
is planned to proceed as necessary to facilitate sales of land to the merchant builders. Each 
merchant builder member is expected to buy land with final map approval with all "on-site" 
infrastructure improvements completed when the merchant builder purchases land from the 
Developer. 

Total basic (sometimes referred to as "backbone") infrastructure cost for development in 
the District is estimated to be approximately $270.5 million, based on the CFD Hearing Report 
and the Developer's April 2006 estimate. This figure reflects the most up-to-date information 
available at the time the CFD report was prepared, and it is expected that these cost figures will 
be revised as more detailed and updated information becomes available. The Developer is 
responsible for the construction of the infrastructure improvements and other costs. Bonds 
authorized for the District in 2005 provided approximately $48.1 million in net proceeds. See 
"THE IMPROVEMENTS - Construction and Acquisition of the Improvements and Payment of 
Fees" below. 

All typical urban utility services for finished lots are available at the lots or will be 
extended to the lots. These utilities include electric power, natural gas, telephone, cable 
television, water, and sanitary sewer and storm water facilities. The City provides electric, police 
and fire services. Pacific Gas & Electric provides natural gas, and the South Placer Water 
Agency provides water. The South Placer Municipal Sewer District provides sewer and storm 
water facilities. 

As of April 2006, the Developer has expended approximately $98.9 million on backbone 
infrastructure and in-tract improvements, and has received reimbursements of approximately 
$27.6 million for authorized facilities constructed in the District. In addition, the Developer has 
expended approximately $12.8 million to construct school facilities in the District. 

Projected Construction Schedule. Construction of Phase 1 backbone infrastructure 
improvements by the Developer, which includes all of the Improvements for the initial 1,325 
homes to be developed in the District, is substantially complete. Backbone infrastructure work 
for Phase 2 began in late 2005, with completion expected in late 2006. Phase 3 improvement 
plans are designed and are awaiting City approval. It is anticipated that construction will begin in 
mid-2006 with completion scheduled for late 2006. Construction of such infrastructure for Phase 
4 is expected in 2007. Upon completion of various components of such infrastructure, the 
Developer has been reimbursed for the cost thereof from proceeds of the 2005 Series Bonds, 
and similar procedures are expected for the 2006 Series Bond proceeds. 

The pace of home construction in the District will be determined largely by market 
conditions and demand for homes. 

Affordable Units. Under the Development Agreement, 10% of the residential units (or 
426 units) to be constructed in the District are planned to be available to buyers and renters as 
detached or attached single-family residential units affordable to persons in very-low to middle 
income households. The Developer has entered into an agreement with the City governing the 
availability of such units. The Developer currently anticipates that these 85 of the 426 units will 
be located on portions of Village 19 as units available to middle income households to 
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purchase. In addition, the Developer anticipates that 341 units will be located on portions of 
Villages 25, 28, and 29 as very low-income and low-income rental units. The Special Tax 
Formula provides for a reduction by one-half of thei otherwise applicable Special Tax for units 
that are the subject of the affordable housing provisions. 

Development Agreement 

General. The Developer has been assigned and has assumed the development 
agreement dated February 18, 2004 (the "Development Agreement") with the City in 
accordance with applicable state and local codes. The development agreement vests 
development rights, sets forth infrastructure improvements and dedication requirements, 
secures the timing and methods for financing improvements, and specifies other performance 
obligations related to development in the West Roseville Specific Plan area. All of the property 
in the District is subject to the requirements of the Development Agreement as well as the West 
Roseville Specific Plan. The Development Agreement was entered into in accordance with 
Sections 65864 through 65869.5 of the California Government Code, as implemented through 
Article V, Chapter 19.84 of the City's Zoning Ordinance No. 802. The Development Agreement 
is the primary implementation tool for the West Roseville Specific Plan and is intended to create 
a binding contract between the City, the Developer, and their assigned successors in interest. It 
sets forth the needed infrastructure improvements, park dedication requirements, timing and 
method for financing improvements and other specific performance obligations of the City and 
the Developer as such obligations relate to development of the property in the District, including 
the terms, conditions, rules, regulations, entitlements, vested rights and other provisions relating 
to the development of the property in the District according to the West Roseville Specific Plan 
entitlements. It includes provisions relating to infrastructure improvements, public dedication 
requirements, landscaping amenities, and other obligations of the parties. The Development 
Agreement has a 20-year term, runs with the property, and may be modified only by mutual 
consent of the City and the Developer in a manner consistent with the West Roseville Specific 
Plan. With the Development Agreement in place, subject to compliance with the terms of the 
Development Agreement, construction of homes within the District may occur upon City 
approval of subdivision maps, satisfaction of certain design requirements and conditions of such 
maps and issuance of building permits. The Development Agreement will be binding on the 
Developer and all successor owner-developers of property in the District. 

Land use and development entitlements granted under the Development Agreement for 
property in the District are consistent with the West Roseville Specific Plan described under the 
caption "THE WEST ROSEVILLE SPECIFIC PLAN" and summarized above. 

Improvements. The Development Agreement sets forth the responsibility of the 
Developer and its successors for a portion of the costs of certain public improvements required 
for its development within the West Roseville Specilfic Plan area. Funding of the Improvements 
with District bond proceeds will satisfy a portion, but not all, of the relevant obligations of the 
District for infrastructure improvements required by the Development Agreement. The 
improvements not funded from bond proceeds or Special Taxes are required to be funded by 
the Developer. See "THE IMPROVEMENTS" below. 

Merchant Builder Development 

The Developer is an entity owned by three merchant homebuilders (Pulte, Centex, and 
Lennar as noted above) who expect to separately own and develop most of the single family 
residential land in the District. 
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Pulte is under contract to purchase 1, 146 residential lots in the District. The initial 
projection of homesite development for such lots is shown below: 

First 
Open Home Initial Avg. 

No. of Begin Home Model Sale Square 
Parcel Homes Construction Homes Closings Footage 

W-1 and W-2 704 June 2006 Sep.2006 Oct. 2006 2,100 
W-3A 102 July 2006 July 2006 Nov. 2006 2,300 
W-7 111 June 2006 Jun.2006 Oct. 2006 2,800 

W-8A 91 Dec. 2006 Mar. 2007 May 2007 3,000 
W-21 138 Dec. 2006 Mar. 2007 May 2007 1,900 

Centex is under contract to purchase 243 residential lots in the District. The initial 
projection of homesite development for such lots is shown below: 

Open First Home Initial Avg. 
No. of Begin Home Model Sale Square 

Parcel Homes Construction Homes Closings Footage 
W-38 96 Jul. 2006 Nov.2006 Dec. 2006 2,100 
W-4 147 Jul. 2006 Nov.2006 Dec. 2006 2,400 

Lennar is under contract to purchase 380 residential lots in the District. The initial 
projection of homesite development for such lots is shown below: 

Open First Home Initial Avg. 
No. of Begin Home Model Sale Square 

Parcel Homes Construction Homes Closings Footage 
W-5 88 Jul. 2006 Nov.2006 Dec. 2006 3,000 
W-6 77 Jul. 2006 Nov. 2006 Jan.2007 3,000 

W-88 77 Dec.2006 Mar. 2007 May 2007 2,600 
W-22 138 Dec.2006 Mar. 2007 May 2007 1,400 
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Environmental Matters 

Flood Hazard Map Information. According to the Federal Emergency Management 
Agency's flood insurance rate maps (Community-Panel Number 060243-0457F, with an 
effective date of July 8, 1998), the developable portions of the property in the District are located 
within Flood Zone X, described as areas of minimal flooding (outside of the 100 and 500-year 
floodplains). 

Wetland Conditions. According to the City's planning department, some jurisdictional 
wetlands will be affected by the development within the District; however, the Developer has 
mitigated the impact. 

Seismic Conditions. The property in the District is not located within a seismic special 
studies zone, designated by the California State Division of Mines and Geology, in accordance 
with the Alquist-Priolo Special Study Zone Act of 1972. 

THE IMPROVEMENTS 

Eligible Facilities 

The 2006 Bonds will provide a funding source to the Developer for moneys expended for 
a portion of the cost of the Improvements and for certain developer fees paid or to be paid by 
the Developer. 

The Improvements eligible to be financed by the District are set forth in the Resolution of 
Intention and in the Community Facilities District Hearing Report dated September 3, 2004 
prepared for the Developer by Economic & Planning Systems, Inc., Sacramento, California, in 
connection with the formation of the District. 

The eligible Improvements authorized are described in the CFD Hearing Report as 
follows. 

Transportation Improvements. 
transportation-related improvements: 

• Fiddyment Road 
• Del Webb Boulevard 

Authorized facilities include the following 

• Pleasant Grove Boulevard 
• Village Green Drive 
• Bob Doyle Drive 
• Phillip Road 
• Upland Drive 
• West Side Drive 
• Market Street 
• Loop Street D 
• Residential Street C 
• Village Center Streets, as indii:ated in Specific Plan 
• Loop Street D 
• Other public roadway improvement required to meet the needs of 

the project 

-35-



Eligible roadway improvements include, but are not limited to: acquisition of land and 
easements; roadway design; project management; bridge crossings and culverts; clearing, 
grubbing, and demolition; grading, soil import/export, paving (including slurry seal), and 
decorative/ enhanced pavement concrete and/or pavers; joint trenches, underground utilities 
and undergrounding of existing overhead utilities; dry utilities and appurtenances; curbs, gutters, 
sidewalks, bike trails (including onsite and off-site), enhanced fencing, and access ramps; street 
lights, signalization, and traffic signal control system; bus turnouts; signs and striping; erosion 
control; median and parkway landscaping and irrigation; entry monumentation as shown in the 
Specific Plan; 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. 

Water System Improvements. Authorized facilities include any and all on and off-site 
backbone water facilities designed to meet the needs of development in the WRSP. These 
facilities include, but are not limited to, potable and non-potable mains, valves, services and 
appurtenances; wells; and water treatment facilities. Eligible improvements also include the 
Recycled Water Storage Tank Facility. Facility improvements include, but are 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; standby generator; site lighting, 
drainage, sanitary sewer, and water service; landscaping and irrigation; access gates, and 
fencing; and striping and signage. Water rights acquisition, purchase of water supply, and 
transfer fees are also authorized improvements. 

Wastewater System Improvements. Authorized facilities include any and all backbone 
wastewater facilities designed to meet the needs of development in the Specific Plan. These 
facilities include, but are not limited to: 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. Eligible 
improvements also include access improvements to the Pleasant Grove Wastewater Treatment 
Plant. 

Drainage System Improvements. Authorized facilities include any and all backbone 
drainage and storm drainage improvements designed to meet the needs of development in the 
Specific Plan. These facilities include, but are not limited to: mains, pipelines and 
appurtenances, outfalls and water quality measures, temporary drainage facilities, 
detention/retention basins and drainage pretreatment facilities; drainage ways/channeis, pump 
stations, landscaping and irrigation; access gates, and fencing; and striping and signage. 

Solid Waste Improvements. Authorized facilities include any and all backbone solid 
waste improvements designed to meet the needs of development in the Specific Plan. Eligible 
improvements also include the Solid Waste Recycling Center. Facility improvements include, 
but are not limited to: site clearing, grading and paving; curbs and gutters; stand-by generator; 
site lighting, drainage, sanitary sewer, and water service; landscaping and irrigation; access 
gates, fencing, and recycle containers and bins; and striping and signage. 

Park Improvements. Authorized facilities include any and all improvements to parks 
and paseos located in the Specific Plan. 
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Open Space Improvements. Authorized facilities include any and all open space 
improvements designed to meet the needs of development in the Specific Plan, including, but 
not limited to: bike trails, bike/pedestrian bridges, storm drain crossings, wetland mitigation, tree 
mitigation, off-site hawk mitigation, agricultural mitigation, and/or wetland mitigation, property 
acquisition, endowment payments for open space management, landscaping and irrigation, 
access gates and fencing and related open space improvements. 

Utilities. Authorized facilities include any and all utility improvements designed to meet 
the needs of development in the Specific Plan. All utility improvements, easement payments, 
and land acquisition not located under or alongside transportation improvements are considered 
authorized facilities. 

Other Expenses. In addition to the above facilities, other incidental expenses as 
authorized by the Mello-Roos Community Facilities Act of 1982, include, but are not limited to: 
the cost of planning, permitting, and designing the facilities including the cost of environmental 
evaluation, orthophotography, environmental reme1diation/mitigation, and preparation of an 
overarching Operation and Maintenance [O&M] Plan for the City of Roseville Open Space 
Preserves; land acquisition and easement paymemts for authorized CFD facilities; project 
management, construction staking; engineering studies and preparation of an engineer's report 
for the use of recycled water; utility relocation and demolition costs incidental to the construction 
of the public facilities, cost associated with the creation of the CFD, issuance of bonds; 
determination of the amount of taxes, collection of taxes; payment of taxes; or costs otherwise 
incurred in order to carry out the authorized purpc,ses of the CFD; reimbursements to other 
areas for infrastructure facilities serving development in the CFD; and any other expenses 
incidental to the construction, completion, and inspec:tion of the facilities. 

Estimated Cost of the Improvements 

The total estimated cost of the Improvements at buildout, as shown in the Developer's 
April 2006 cost estimate is approximately $270.5 million. Approximately $67.0 million of this 
amount is projected to be financed by the 2005 and 2006 Bonds. The remaining costs are 
anticipated to be funded by the Developer. Of the $270.5 million, backbone infrastructure 
comprises approximately $89. 7 million, City/County Fees make up approximately $96.8 million, 
and school costs amount to approximately $83.9 million. These amounts are estimates and 
actual backbone infrastructure costs, City/County fees, and schools costs are expected to 
change as more detailed and updated information becomes available. The cost of the 
Improvements to be financed the 2006 Bonds will initially be paid for by the Developer, with the 
Developer being reimbursed for certain of such improvement expenditures from the proceeds of 
the 2006 Bonds, as well as the 2005 Bonds. See "OWNERSHIP OF PROPERTY WITHIN THE 
DISTRICT" below for a description of sources of funcling available to the Developer. 
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Westpark Community Facilities District No. 1 (Public Facilities) 
Summary of Authorized Facilities and Estimated Cost 

Facility Costs 
Backbone Infrastructure 11

' 
City/County Costs and Fees 12

> 

Schools 1'' 
Total 

(I) Developer's estimate as of April 2006. 

Projected Total Cost 
$ 89,718,770 

96,798,285 
83.971.840 

$270,488,895 

12l 2003 dollars, uninflated figures from the CFD Hearing Report. 

The Special Tax Formula provides that the funding of Improvement costs can also be 
made from collections of the Special Tax available as the "pay-as-you-go" component of Special 
Taxes. The pay-as-you-go funding component could provide for funding of the cost of the 
Improvements in excess of the amount provided from Bond proceeds (if such proceeds are not 
sufficient) through annual Special Tax collections in excess of the amount needed to pay the 
debt service. The City and the Developer do not presently contemplate utilizing this funding 
mechanism. See "SECURITY AND SOURCES OF PAYMENT FOR THE BONDS- Special Tax 
Methodology" and" - Special Tax Fund." 

Construction and Acquisition of the Improvements and Payment of Fees 

The Developer expects construction of the Improvements to be completed in a timely 
manner in order to meet the projected dates for home construction and sale in the planned 
phases. Construction of off-site improvements for initial development in the District commenced 
in April 2005 and in-tract improvements commenced in August 2005. Initial finished lots were 
completed in May 2006. in time for the initial sale of lots. which was 49 lots in Village 7 sold to 
Pulte. 

In connection with the issuance of the Bonds, the City and the Developer has entered 
into a Funding, Construction and Acquisition Agreement (the "Acquisition Agreement"), which 
provides that the Developer will construct (or cause to be constructed or funded) the portion of 
the Improvements consisting of roadways and related facilities. The City, upon completion of 
construction and acceptance by the City, will purchase the Improvements. Upon completion of 
the Improvements and acceptance by the City, proceeds of the Bonds will be used to pay a 
portion of the purchase price of the Improvements pursuant to the terms of the Acquisition 
Agreement. The Developer will be responsible for the portion of the cost of construction of the 
Improvements not paid with Bond proceeds. 
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OWNERSHIP OF PROPERTY WITHIN THE DISTRICT 

Unpaid Special Taxes do not constitute a personal indebtedness of the owners of the 
parcels within the District. There is no assurance, that the present property owners or any 
subsequent owners will have the ability to pay the Special Taxes or that, even if they have the 
ability, they will choose to pay the Special Taxes. An owner may elect to not pay the Special 
Taxes when due and cannot be legally compelled to do so. Neither the City nor any 2006 
Bondowner will have the ability at any time to seek payment directly from the owners of property 
within the District of the Special Tax or the principal or interest on the 2006 Bonds, or the ability 
to control who becomes a subsequent owner of any property within the District. 

The Developer has provided the information set forth in this section entitled 
"OWNERSHIP OF PROPERTY WITHIN THE DISTf?ICT." No assurance can be given that all 
information is complete. In addition, any Internet addresses included below are for reference 
only, and the information on those Internet sites is not a part of this Official Statement or 
incorporated by reference into this Official Statement. 

No assurance can be given that development of the property will be completed, or that it 
will be completed in a timely manner. The Special Taxes are not personal obligations of the 
developers or of any subsequent landowners; the 2006 Bonds are secured only by the Special 
Taxes and moneys available under the Fiscal Agent Agreement. See "SECURITY AND 
SOURCES OF PAYMENT FOR THE BONDS" and "SPECIAL RISK FACTORS" herein. 

The Developer 

PL Roseville, LLC (the "Developer") owns all of the land within the District. The 
Developer has owned the property since March 2005. Pulte is the day-to-day managing 
member of the Developer and Lennar is the authorized co-managing member. Each of the three 
merchant builder members of the Developer is exp13cted to acquire villages in the District and 
build and sell homes independently from the others. A portion of the property may also be sold 
to other merchant builders for development and tht3 owner currently expects to sell all of the 
non-residential property to others. 

Developer Financing Plan. The development of the backbone infrastructure 
improvements and the payment of the Special Taxes will primarily be funded from contributions 
from the members of the Developer, advances from its existing banking arrangements
including revolving lines of credit with Barclay's Capital Real Estate ("BCRE")-and internal 
funds generated from sales of lots to merchant buildt3rs. BCRE has provided the Developer with 
a secured revolving line of credit with an initial maximum commitment of $360,000,000 for a 
term of 3 years commencing June 9, 2005. The maximum loan commitment amount will be 
reduced to $345,000,000, $300,000,000, and $225,000,000 commencing September 1, 2006, 
March 1, 2007, and September 1, 2007, respectively. The Developer also has two, one-year 
renewal options under its secured revolving line of credit with BCRE. If the Developer exercises 
said options, the maximum loan commitment will be reduced to $100,000,000 and $30,000,000 
as of June 1, 2008 and June 1, 2009, respectively. 

The Developer is not a homebuilder and expects to sell all of the land in the District to 
merchant homebuilders and commercial and industrial purchasers for development as 
infrastructure improvements are completed. 
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History of Property Tax Payments, Loan Defaults, and Bankruptcy. The Developer 
will certify to the following representations at the Closing: 

• Neither the Developer nor any of its affiliates has ever defaulted to any material 
extent in the payment of special taxes or assessments in connection with the Community 
Facilities District or any other community facilities districts or assessment districts in California 
within the past five years. 

Neither the Developer nor any of its affiliates is currently in default on any loans, 
lines of credit or other obligation, the result of which could materially adversely affect the 
development of the property owned by the Developer in the Community Facilities District. 

• The Developer is solvent and, to the knowledge of the Developer, no 
proceedings are pending or threatened in which the Developer may be adjudicated as bankrupt 
or become the debtor in a bankruptcy proceeding, discharged from all of its debts or obligations, 
or granted an extension of time to pay its debts or a reorganization or readjustment of its debts. 

• There is no litigation or administrative proceeding of any nature in which the 
Developer has been served, or to the Developer's knowledge, is pending or threatened against 
the Developer which, if successful, would materially adversely affect the ability of the Developer 
to complete the development and sale of its property within the Community Facilities District, or 
to pay the Special Taxes or ordinary ad valorem property tax obligations when due on its 
property within the Community Facilities District, or which challenges or questions the validity or 
enforceability of the Bonds, the Resolution of Issuance, the Fiscal Agent Agreement, the 
Property Owner Continuing Disclosure Certificate or the Bond Purchase Contract. 

• The Developer is not aware of any material failures to comply with previous 
undertakings by it or its affiliates to provide periodic continuing disclosure reports or notices of 
material events in California within the past five years. 

Pulte. Pulte, a Michigan corporation, is a wholly owned subsidiary of Pulte Homes, Inc. 
("Pulte Homes") (NYSE: PHM). Pulte Homes, based in Bloomfield Hills, Michigan, is a 
FORTUNE 150 company with operations in 54 markets and 27 states. In 2005, Pulte Homes 
closed more than 45,000 domestic home sales and generated consolidated revenues of $14.7 
billion. During its 56-year history, Pulte Homes has constructed more than 450,000 homes. In 
2005, Pulte Homes received the most awards in the J.D. Power and Associates New Home
Builder Customer Satisfaction Study, marking the sixth-straight year Pulte Homes achieved this 
distinction among America's largest homebuilding companies. Under its Del Webb brand, Pulte 
Homes is the nation's largest builder of active adult communities for people age 55 and over. Its 
DiVosta operation is nationally recognized for a trademarked building system that has delivered 
more than 25,000 "Built Solid"® homes in Florida since 1960. Pulte Mortgage LLC is a 
nationwide lender and offers Pulte Homes customers a wide variety of loan products and 
service. 

The Pulte Homes website address is www.pulte.com. The website address is given for 
reference and convenience only. The information on the website may be incomplete or 
inaccurate and has not been reviewed by the Issuer or the Underwriters. Nothing on the website 
is a part of this Official Statement or incorporated into this Official Statement by reference. 

Pulte Financing Plan. Pulte is using internal corporate resources to fund home 
construction, and does not plan to obtain third-party financing secured by its property in the 
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District. The anticipated internal sources of funds for home development include revenues from 
sales of completed homes within the project, which will be reinvested in the construction and 
sales of the remaining homes. 

Lennar. Lennar is a wholly owned subsidiary of Lennar Corporation (NYSE: LEN). 
Lennar Corporation was founded in 1954, is headquartered in Miami, Florida, and is one of the 
nation's leading builders of homes for all generations, with operations in 20 states. Lennar 
Corporation builds affordable, move-up and retirememt homes. The company operates primarily 
under the Lennar and U.S. Home brand names and utilizes a "Dual Marketing" strategy 
consisting of the Everything's Included® and Design Studio programs. Lennar Corporation's 
Financial Services Division provides mortgage financing, title insurance, closing services, and 
insurance agency services for buyers of the company's homes and others. 

For further information on Lennar, SE~e its Internet homepage located at 
www.lennar.com. The website address is given for reference and convenience only, the 
information on the website may be incomplete or inaccurate and has not been reviewed by the 
City or the Underwriters. Nothing on the website is a part of this Official Statement or 
incorporated into this Official Statement by reference,. 

Lennar Financing Plan. Lennar is using internal corporate resources to fund home 
construction, and does not plan to obtain third-party financing secured by its property in the 
District. The anticipated internal sources of funds for home development include revenues from 
sales of completed homes within the project, which will be reinvested in the construction and 
sales of the remaining homes. 

Centex. Centex is indirectly a wholly owned subsidiary of Centex Corporation (NYSE: 
CTX). Centex Corporation, based in Dallas, Texas, is a FORTUNE 200 company with 
operations in 25 states and closed more than 39,000 domestic home sales in its most recent 
fiscal year ended March 31, 2006. For fiscal year 2006, Centex Corporation reported record 
revenues of $14.4 billion. Since becoming publicly held in 1969, Centex Corporation has never 
reported a quarterly or annual loss or a major write,-off. Centex Corporation consistently ranks 
among Fortune magazine's list of "America's Most Admired Companies" in the engineering and 
construction category. Affiliated companies inclui:le Centex Homes, Centex Development 
Company, CTX Mortgage, Centex Home Equity, Centex Construction Products, Centex 
Construction Group, Centex Technology, Commerce Title Company, Westwood Insurance, and 
Centex Home Team Services. 

Centex has more than 17,000 employees located in more than 1,500 offices and 
construction job sites across the United States and in the United Kingdom. Centex Homes 
consistently ranks among the largest multi-market, single-family homebuilders in the United 
States. Centex Homes is the only builder to rank among the Top 10 U.S. homebuilders for more 
than 40 consecutive years, according to Professional Builder magazine. In most years, Centex 
Homes has placed either first or second. To date, Centex Homes has built more than 400,000 
homes, is currently building in 580 neighborhoods, and operates in more than 90 metropolitan 
markets in 25 states. 

Centex Corporation's website address is www.centex.com. The website address is given 
for reference and convenience only, the information on the website may be incomplete or 
inaccurate and has not been reviewed by the Issuer or the Underwriters. Nothing on the website 
is a part of this Offcial Statement or incorporated into this Official Statement by reference. 
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Centex Financing Plan. Centex is using internal corporate resources to fund home 
construction, and does not plan to obtain third-party financing secured by its property in the 
District. The anticipated internal sources of funds for home development include revenues from 
sales of completed homes within the project, which will be reinvested in the construction and 
sales of the remaining homes. 

APPRAISAL OF PROPERTY WITHIN THI: DISTRICT 

The Appraisal 

General. Seevers Jordan Ziegenmeyer, Rocklin, California (the "Appraiser") prepared 
an appraisal report dated May 31, 2006, with a date of value of May 12, 2006 (the "Appraisal"). 
The Appraisal was prepared at the request of the City. 

The Appraisal is set forth in APPENDIX B hereto. The description herein of the 
Appraisal is intended for limited purposes only; the Appraisal should be read in its entirety. The 
complete Appraisal is on file with the City and is available for public inspection at the City offices 
at 311 Vernon Street, Roseville California 95678 or from the Underwriter during the initial 
marketing period. The conclusions reached in the Appraisal are subject to certain assumptions 
and qualifications which are set forth in the Appraisal. 

Value Estimates. The Appraisal valued the fee simple estate of the taxable property in 
the District to estimate the hypothetical (in light of the fact that the improvements financed by 
the 2006 Bonds were not in place as of the date of valuation) market value of the property (in 
bulk), assuming completion of the improvements to be financed by the Bonds. The valuation 
accounts for the impact of the lien of the Special Tax and represents the hypothetical market 
value of all the land in the District. The property appraised excludes property in the District 
designated for public and quasi-public purposes. The value estimate for the property as of the 
May 12, 2006 date of value, using the methodologies described in the Appraisal and subject to 
the limiting conditions and special assumptions set forth in the Appraisal, and based on the 
ownership of the property as of that date is $472,000,000. 

The appraisal methodology used in the Appraisal is based on the subdivision 
development approach, which utilizes the sales comparison approach and extraction technique 
to estimate the aggregate value for the property's various land components. The aggregate 
value estimate is then integrated into the discounted cash flow portion of the subdivision 
development approach. The approaches to value were conducted as set forth below. See also 
"Assumptions and Limiting Conditions" below. 

Hypothetical Condition. The improvements to be financed by the 2006 Bonds were not 
in place as of the date of inspection; thus, the value estimate is subject to a hypothetical 
condition (of such improvements being in place), defined as that which is contrary to what exists 
but is supposed for the purposes of analysis. 

Aggregate Value. The retail value for the property represents estimates of what an end 
user would pay for a finished property under conditions requisite to a fair sale. The Appraiser 
considered property finished if it were in a state where it could be purchased and then or shortly 
thereafter be fully developed, with all major infrastructure in place, the subdivision map ready for 
final approval, and the in-tract improvements able to be completed shortly. The aggregate retail 
value is the sum of the retail values for the applicable property groupings. This value estimate 

-42-



excludes all allowances for carrying costs and is not equal to the market value of all the subject 
properties. 

Market Value, Bulk Value. The bulk sale value represents the most probable price, in a 
sale of certain parcels within District, to a single purchaser or sales to multiple buyers, over a 
reasonable absorption period discounted to present value. The discounted value of the property 
represents the market value of the property in the District. 

Assumptions and Limiting Conditions. In considering the estimate of value 
evidenced by the Appraisal, the Appraisal is based upon a number of standard and special 
assumptions which affect the estimates as to value, some of which include the following. See 
"APPENDIX B-THE APPRAISAL" 

• The value estimates assume the completion of the public facilities to be 
financed by the 2005 Bonds and 2006 Bonds. See "THE IMPROVEMENTS." 

• According to the City's Planning Department, the tentative map for Phase 
I of the subject development has been approved. While the balance of the Westpark 
development does not have tentative map approval, a Development Agreement is in 
place between the City of Roseville and the Developer that grants the right to develop 
the property as planned, so long as the density, intensity, rate and timing of the 
development remains consistent with the West Roseville Specific Plan and the 
Development Agreement. In light of the fact the submitted maps are consistent with the 
West Roseville Specific Plan, the City does not anticipate any impediments in the 
approval process. Thus, no discount was incorporated for the lack of entitlements. If for 
any reason the approval process is postponed or delayed indefinitely, the estimate of 
hypothetical market value would be detrimentally affected. 

• The Appraiser has also assumed that there is no hazardous material on 
or in the property that would cause a loss in value. Should future conditions and events 
reduce the level of permitted development or delay the completion of any projected 
development, the value of the undeveloped land would likely be reduced from that 
estimated by the Appraiser. See "APPENDIX B - THE APPRAISAL" hereto for a 
description of certain assumptions made by the Appraiser. Accordingly, because the 
Appraiser arrived at an estimate of current market value based upon certain 
assumptions which may or may not be fulfill,ed, no assurance can be given that should 
the parcels become delinquent due to unpaid Special Taxes, and be foreclosed upon 
and offered for sale for the amount of the delinquency, that any bid would be received for 
such property or, if a bid is received, that such bid would be sufficient to pay such 
delinquent Special Taxes. 

Projected Absorption Period. The Appraiser also estimated the marketing time that 
would be required for the disposition of the single-family residential lots, based on the historical 
marketing times of a number of local sales, as well as current and projected economic 
conditions, the impacts of present market conditions, as well as anticipated changes in the 
market. After considering the development timeline and scope of the project, the Appraiser 
estimated the single-family residential component could transfer within two years of exposure on 
the market. Thus, the discounted cash flow analysis reflected sales of residential lots over a 
two -year period. The estimate takes into account the time and process associated with 
delivering developable parcels. The Appraiser also E!stimated the absorption for the multi-family 
and commercial/office/industrial components of the project and concluded that the multi-family 
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could sell in the second year of development. The Appraiser projected the commercial (retail) 
land areas could sell in years two and three. The office land component is currently under 
negotiation for sale with close of escrow projected for Spring 2008, so the Appraiser reflected 
revenue generated from the sale in year two. See Appendix B. 

No assurance can be given that the estimated absorption will be achieved or attained 
over an extended period of time; real estate is cyclical in nature, and it is impossible to 
accurately forecast and project specific demand over a projected absorption period. See 
"SPECIAL RISK FACTORS - Property Values and Property Development." 

Limitations of Appraisal Valuation. Property values may not be evenly distributed 
throughout the District; thus, certain parcels may have a greater value than others. This 
disparity is significant because in the event of nonpayment of the Special Tax, the only remedy 
is to foreclose against the delinquent parcel. 

No assurance can be given that the foregoing valuation can or will be maintained during 
the period of time that the Bonds are outstanding in that the City has no control over the market 
value of the property within the District or the amount of additional indebtedness that may be 
issued in the future by other public agencies, the payment of which, through the levy of a tax or 
an assessment, may be on a parity with the Special Taxes. See "Overlapping Liens and Priority 
of Lien" below. 

For a description of certain risks that might affect the assumptions made in the 
Appraisal, see "SPECIAL RISK FACTORS" herein. 

Value to Special Tax Burden Ratios 

The Appraisal sets forth the estimated bulk sale discounted value, subject to the Special 
Tax lien, of all taxable property within the District to be $472,000,000 subject to the limiting 
conditions stated therein. (See "The Appraisal" above and Appendix B hereto.) The principal 
amount of the 2005 Bonds is $57,905,000 and the principal amount of the 2006 Bonds is 
$22,095,000, for total Bonds of 80,000,000. Consequently, the estimated bulk sale discounted 
value, subject to the Special Tax lien, of the real property within the District, is approximately 
5.90 times the principal amount of the 2005 Bonds and 2006 Bonds. 

In comparing the appraised value of the real property within the District and the principal 
amount of the Bonds, it should be noted that only the real property upon which there is a 
delinquent Special Tax can be foreclosed upon, and the real property within the District cannot 
be foreclosed upon as a whole to pay delinquent Special Taxes of the owners of such parcels 
within the District unless all of the property is subject to a delinquent Special Tax. In any event, 
individual parcels may be foreclosed upon separately to pay delinquent Special Taxes levied 
against such parcels. 

Other public agencies whose boundaries overlap those of the District could, without the 
consent of the City and in certain cases without the consent of the owners of the land within the 
District, impose additional taxes or assessment liens on the land within the District. The lien 
created on the land within the District through the levy of such additional taxes or assessments 
may be on a parity with the lien of the Special Tax. In addition, construction loans may be 
obtained by the Developers or home loans may be obtained by ultimate homeowners. The 
deeds of trust securing such debt on property within the District, however, will be subordinate to 
the lien of the Special Tax. 
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Overlapping Liens and Priority of Lien 

The principal of and interest on the 2006 Bonds are payable from the Special Tax 
authorized to be collected within the District, and payment of the Special Tax is secured by a 
lien on certain real property within the District. Such lien is co-equal to and independent of the 
lien for general taxes and any other liens imposed under the Act, regardless of when they are 
imposed on the property in the District. The imposition of additional special taxes, assessments 
and general property taxes will increase the amount of independent and co-equal liens which 
must be satisfied in foreclosure. The City, the County and certain other public agencies are 
authorized by the Act to form other community facilities districts and improvement areas and, 
under other provisions of State law, to form special assessment districts, either or both of which 
could include all or a portion of the land within the District. 

Set forth below is an overlapping debit table showing the existing authorized 
indebtedness payable with respect to property within the District. This table has been prepared 
by California Municipal Statistics Inc. as of the date indicated, and is included for general 
information purposes only. The City has not reviewed the data for completeness or accuracy 
and makes no representations in connection therewith. 
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City of Roseville 
Westpark Community Facilities District No. 1 (Public Facilities) 

Summary of Overlapping Debt 

2005-06 Local Secured Assessed Valuation: $11,758,333 

DIRECT AND OVERLAPPING TAX AND ASSESSMENT DEBT:% Applicable 
Center Joint Unified School District 0.072% 
Roseville Joint Union High School District 0.056 
Roseville City School District 0.109 
City of Roseville Westpark Community Facilities District 100. 
TOTAL DIRECT AND OVERLAPPING TAX AND ASSESSMENT DEBT 

OVERLAPPING GENERAL FUND DEBT: 
Placer County Certificates of Participation 0.027% 
Placer County Office of Education Certificates of Participation 0.027 
Sierra Joint Community College District Certificates of Participation 0.020 
Center Joint Unified School District Certificates of Participation 0.072 
Roseville Joint Union High School District Certificates of Participation 0.057 
Roseville City School District Certificates of Participation 0.116 
City of Roseville Certificates of Participation 0.087 
TOTAL OVERLAPPING GENERAL FUND DEBT 

COMBINED TOTAL DEBT 

(1) Excludes Mello-Roos Act bonds to be sold. 

Debt 6/22/06 
$13,767 

33,740 
42,731 

57.905.000 (1) 
$57,995,238 

$6, 171 
779 

2,140 
6,560 
3,417 

21,837 
21.519 

$62,423 

$58,057.661 (2) 

(2) Excludes tax and revenue anticipation notes, enterprise revenue, mortgage revenue and tax 
allocation bonds and non-bonded capital lease obligations. 

Ratios to 2005-06 Assessed Valuation: 
Direct Debt ($57 ,905,000) ...................................................... 492.46% 
Total Direct and Overlapping Tax and Assessment Debt .... ..493.23% 
Combined Total Debt ............................................................... .493.76% 

STATE SCHOOL BUILDING AID REPAYABLE AS OF 6/30105: $0 

Source: California Municipal Statistics. 

Property in the District is also subject to an annual non-bonded special tax of the City"s 
Westpark Community Facilities District No. 2 (Public Services) in the annual amount of $323 per 
low- or medium-density residential unit ($162 for affordable units), $112 per high-density 
(multifamily) residential unit ($56 for affordable units), and $700 per acre for non-residential 
uses, subject to escalation, and (ii) the City's Community Facilities District No. 3 (Municipal 
Services) in the annual amount of $293 per low- or medium-density residential unit ($196 for 
affordable units). All of the property in the District is also within these service districts. These 
districts are not authorized to issue bonds. The special tax levy of will be on a parity to the lien 
securing the Special Tax. The maximum annual special taxes may escalate by no more than 
4% annually. The property is not subject to any other special tax or assessment liens (other 
than the lien of the Special Tax). 

There can be no assurance that the Developer, its affiliates or any subsequent owner 
will not petition for the formation of other community facilities districts and improvement areas or 
for a special assessment district or districts and that parity special taxes or special assessments 
will not be levied by the County or some other public agency to finance additional public 
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facilities, however no other special districts are currently contemplated by the City or the 
Developer. 

Private liens, such as deeds of trust securing loans obtained by the Developer, may be 
placed upon property in the District at any time. Under California law, the Special Taxes have 
priority over all existing and future private liens imposed on property subject to the lien of the 
Special Taxes. 

Estimated Tax Burden on Single Family Home 

The following table sets forth the estimated total tax burden on a hypothetical $500,000 
single family home in the District, based on estimated Special Tax rates for Fiscal Year 2006-
07. 

Item 
Sales Price (est, 2, 100 sq. foot home) (1) 
Homeowners Exemption (2) 

Assessed Value of Home 
Property Taxes -Ad Valorem 

Property Tax (1 %) 
Placer County Mosquito Abatement District 
City of Roseville High School District (2006) 
City of Roseville Elementary School District (2002) 
City of Rosevilie Elementary School District (1992) 
Placer County Water Agency Zone 1 

Subtotal Ad Valorem 
CFO Infrastructure and Services 

CFO #1 (3) 
CFD#2 SD (4) 
CFO #3 Municipal Services District (5) 

Subtotal CFO Infrastructure and Services 
Total Taxes and Assessments 2005/06 

Taxes/Assessments as a o/o of Sales Price 

(1) Based on information provided by The Gregory Group. 

Single Family 
(market-rate) 
Low-Density 
$500,000.00 

(7,000.00) 
493,000.00 

5,000.00 
13.00 

109.05 
86.89 
94.21 
16.00 

5,319.15 

1,352.52 
336.00 
293.00 

1,981.52 
$7 300.67 

1.46% 

(2) The assessed value of the home is the sales price, less any alla.vable exemptions. An owner-occupied 
residence is allowed a $7 ,ODO annual exemption against the assessed value. 

(3) Maximum Special Taxes in infrastructure CFO is structured to escalate no more than 2% annually. 
(4) Maximum Special Taxes 1n services CFDs are structured to escalate no more than 4% annually. 
(5) Maximum Special Taxes are subject to annual escalation factor, however the tax rates have not been 

escalated slnce the base year. 
Sources: City of Roseville, Placer County Auditor/Controller's Office 

SPECIAL RISK FACTORS 

The purchase of the 2006 Bonds described in this Official Statement involves a degree 
of risk that may not be appropriate for some investors. The following includes a discussion of 
some of the risks which should be considered before, making an investment decision. 

Limited Obligation of the City to Pay Debt Servici~ 

The City has no obligation to pay principal of and interest on the Bonds in the event 
Special Tax collections are delinquent, other than from amounts, if any, on deposit in the 
Reserve Fund or funds derived from the tax sale or foreclosure and sale of parcels on which 
levies of the Special Tax are delinquent, nor is the City obligated to advance funds to pay such 
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debt service on the Bonds. The Bonds are not general obligations of the City but are limited 
obligations of the City and the District payable solely from the proceeds of the Special Tax and 
certain funds held under the Fiscal Agent Agreement, including amounts deposited in the 
Reserve Fund and investment income thereon, and the proceeds, if any, from the sale of 
property in the event of a foreclosure. See "SECURITY AND SOURCES OF PAYMENT FOR 
THE BONDS." Any tax for the payment of the Bonds will be limited to the Special Tax to be 
collected within the jurisdiction of the District. 

Concentration of Ownership 

Most of the land within the District is currently owned by the Developer. The owner of 
property in the District is not personally obligated to pay the Special Tax attributable to the 
owner's property. Rather, the Special Tax is an obligation only against the parcel of property, 
secured by the amount which could be realized in a foreclosure proceeding against the 
property, and not by any promise of the owner to pay. If the value of the property is not 
sufficient, taking into account other obligations also constituting a lien against the property, the 
City, Fiscal Agent and owners of the Bonds have no recourse against the owner, such as filing a 
lawsuit to collect money. 

Failure of the Developer, its affiliate, or any future owner of significant property subject to 
the Special Taxes in the District to pay installments of Special Taxes when due could cause the 
depletion of the Reserve Fund prior to reimbursement from the resale of foreclosed property or 
payment of the delinquent Special Tax and, consequently, result in the delinquency rate 
reaching a level that would cause an insufficiency in collection of the Special Tax to meet the 
District's obligations on the Bonds. For a description of the Developer, see "OWNERSHIP OF 
PROPERTY WITHIN THE DISTRICT." In that event, there could be a delay or failure in 
payments on the Bonds. See "SPECIAL RISK FACTORS - Bankruptcy and Foreclosure 
Delays" below and "SECURITY AND SOURCES OF PAYMENT FOR THE BONDS- Delinquent 
Payments of Special Tax; Covenant for Superior Court Foreclosure." 

Appraised Values 

The Appraisal summarized in APPENDIX B estimates the market value of the taxable 
property within the District. This market value is merely the present opinion of the Appraiser, 
and is subject to the assumptions and limiting conditions stated in the Appraisal. The City has 
not sought the present opinion of any other appraiser of the value of the taxed parcels. A 
different present opinion of value might be rendered by a different appraiser. 

The opinion of value relates to sale by a willing seller to a willing buyer as of the date of 
valuation, each having similar information and neither being forced by other circumstances to 
sell or to buy. Consequently, the opinion is of limited use in predicting the selling price at a 
foreclosure sale, because the sale is forced and the buyer may not have the benefit of full 
information. 

In addition, the opinion is a present opinion. It is based upon present facts and 
circumstances. Differing facts and circumstances may lead to differing opinions of value. The 
appraised market value is not evidence of future value because future facts and circumstances 
may differ significantly from the present. 

No assurance can be given that any of the appraised property in the District could be 
sold in a foreclosure for the estimated market value contained in the Appraisal. Such sale is the 
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primary remedy available to Bondowners if that property should become delinquent in the 
payment of Special Taxes. 

Property Values and Property Development 

The value of Taxable Parcels within the District is a critical factor in determining the 
investment quality of the Bonds. If a property owner defaults in the payment of the Special Tax, 
the District's only remedy is to foreclose on the delinquent property in an attempt to obtain funds 
with which to pay the delinquent Special Tax. Land development and land values could be 
adversely affected by economic and other factors beyond the District's control, such as: a 
general economic downturn; adverse judgments in future litigation that could affect the scope, 
timing or viability of development; relocation of employers out of the area; stricter land use 
regulations; shortages of water, electricity, natural gas or other utilities; destruction of property 
caused by earthquake, flood or other natural disasters; environmental pollution or 
contamination. 

The Appraisal information included as APPENDIX B sets forth certain assumptions of 
the Appraiser in estimating the market value of the, property within the District as of the date 
indicated. No assurance can be given that the land values are accurate if these assumptions 
are incorrect or that the values will not decline in the future if one or more events, such as 
natural disasters or adverse economic conditions, occur. See "Appraised Values" above. 

Neither the District nor the City have evaluated development risks. Since these are 
largely business risks of the type that property owners customarily evaluate individually, and 
inasmuch as changes in land ownership may well mean changes in the evaluation with respect 
to any particular parcel, the District is issuing the Bonds without regard to any such evaluation. 
Thus, the creation of the District and the issuancEi of the Bonds in no way implies that the 
District or the City has evaluated these risks or the reasonableness of these risks. 

The following is a discussion of specific risk 'factors that could affect the timing or scope 
of property development in the District or the value of property in the District. 

Land Development. Land values are influenced by the level of development in the area 
in many respects. 

First, undeveloped or partially developed land is generally less valuable than developed 
land and provides less security to the owners of the Bonds should it be necessary for the District 
to foreclose on undeveloped or partially developed property due to the nonpayment of Special 
Taxes. 

Second, failure to complete development on a timely basis could adversely affect the 
land values of those parcels that have been completed. Lower land values would result in less 
security for the payment of principal of and interest on the Bonds and lower proceeds from any 
foreclosure sale necessitated by delinquencies in the payment of the Special Tax. See 
"APPRAISAL OF PROPERTY WITHIN THE DISTRIICT -Value to Special Tax Burden Ratios." 
No assurance can be given that the proposed development within the District will be completed, 
and in assessing the investment quality of the Bonds, prospective purchasers should evaluate 
the risks of noncompletion. 
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Risks of Real estate Investment GeneraUy. Continuing development of land within 
the District may be adversely affected by changes in general or local economic conditions, 
fluctuations in the real estate market, increased construction costs, development, financing and 
marketing capabilities of individual property owners, water or electricity shortages, and other 
similar factors. Development in the District may also be affected by development in surrounding 
areas, which may compete with the District. In addition, land development operations are 
subject to comprehensive federal, state and local regulations, including environmental, land use, 
zoning and building requirements. There can be no assurance that proposed land development 
operations within the District will not be adversely affected by future government policies, 
including, but not limited to, governmental policies to restrict or control development, or future 
growth control initiatives. There can be no assurance that land development operations within 
the District will not be adversely affected by these risks. 

Natural Disasters. The value of the parcels in the District in the future can be adversely 
affected by a variety of natural occurrences, particularly those that may affect infrastructure and 
other public improvements and private improvements on the parcels in the District and the 
continued habitability and enjoyment of such private improvements. For example, the areas in 
and surrounding the District, like those in much of California, may be subject to earthquakes or 
other unpredictable seismic activity, however, the District is not located in a seismic special 
studies zone. 

Other natural disasters could include, without limitation, landslides, floods, droughts or 
tornadoes. One or more natural disasters could occur and could result in damage to 
improvements of varying seriousness. The damage may entail significant repair or replacement 
costs and that repair or replacement may never occur either because of the cost, or because 
repair or replacement will not facilitate habitability or other use, or because other considerations 
preclude such repair or replacement. Under any of these circumstances there could be 
significant delinquencies in the payment of Special Taxes, and the value of the parcels may well 
depreciate. 

Legal Requirements. Other events that may affect the value of a parcel include 
changes in the law or application of the law. Such changes may include, without limitation, local 
growth control initiatives, local utility connection moratoriums and local application of statewide 
tax and governmental spending limitation measures. Development in the District may also be 
adversely affected by the application of laws protecting endangered or threatened species. 

Hazardous Substances. Any discovery of a hazardous substance detected on property 
within the District would affect the marketability and the value of some or all of the property in 
the District. In that event, the owners and operators of a parcel within the District may be 
required by law to remedy conditions of the parcel relating to releases or threatened releases of 
hazardous substances. The federal Comprehensive Environmental Response, Compensation 
and Liability Act of 1980, sometimes referred to as "CERCLA" or the "Superfund Act," is the 
most well-known and widely applicable of these laws. California laws with regard to hazardous 
substances are also applicable to property within the District and are as stringent as the federal 
laws. Under many of these laws, the owner {or operator) is obligated to remedy a hazardous 
substance condition of property whether or not the owner (or operator) has anything to do with 
creating or handling the hazardous substance. The effect, therefore, should any of the parcels 
be contaminated by a hazardous substance is to reduce the marketability and value of the 
parcel by the costs of remedying the condition, because the purchaser, upon becoming owner, 
will become obligated to remedy the condition just as is the seller. 
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The values set forth in the Appraisal do not take into account the possible reduction in 
marketability and value of any of the parcels within the District by reason of the possible liability 
of the owner (or operator} for the remedy of a hE1zardous substance condition on a parcel. 
Although the City is not aware that the owner (or operator} of any of the property within the 
District has a current liability for a hazardous substance with respect to any of the parcels, it is 
possible that such liabilities do currently exist and that the City is not aware of them. A 
"Phase I" environmental site assessment was prepared for the property in the District {not 
including the specific plan Phase 3 property} in October 1996 in connection with the 
establishment of the West Roseville Specific Plan, which did not indicate the presence of any 
hazardous substance or other environmental concerns within the District. 

Further, it is possible that liabilities may arise in the future with respect to any of the 
parcels within the District resulting from the existence, currently, on the parcel of a substance 
presently classified as hazardous but which has not been released or the release of which is not 
presently threatened, or may arise in the future resulting from the existence, currently, on the 
parcel of a substance not presently classified as hazardous but which may in the future be so 
classified. Further, such liabilities may arise not simply from the existence of a hazardous 
substance but from the method of handling it. All of these possibilities could significantly affect 
the value of a parcel within the District that is realizable upon a foreclosure sale. 

Endangered and Threatened Species. It is illegal to harm or disturb any plants or 
animals in their habitat that have been listed as endangered species by the United States Fish & 
Wildlife Service under the Federal Endangered Spe,cies Act or by the California Fish & Game 
Commission under the California Endangered Spocies Act without a permit. Although the 
Developer believes that no federally listed endangered or threatened species would be affected 
by the proposed development within the District, other than any that are permitted by the 
entitlements already received, the discovery of an endangered plant or animal could delay 
development of vacant property in the District or reduce the value of undeveloped property. 

Bankruptcy and Foreclosure Delays 

The payment of the Special Tax and the abiility of the District to foreclose the lien of a 
delinquent unpaid tax, as discussed in "SECURITY AND SOURCES OF PAYMENT FOR THE 
BONDS - Delinquent Payments of Special Tax; Covenant for Superior Court Foreclosure," 
may be limited by bankruptcy, insolvency or other laws generally affecting creditors' rights or by 
the laws of the State of California relating to judicial foreclosure. The various legal opinions to 
be delivered concurrently with the delivery of the Bonds (including Bond Counsel's approving 
legal opinion) will be qualified as to the enforceability of the various legal instruments by 
bankruptcy, insolvency, reorganization, moratorium and other similar laws affecting creditors' 
rights, by the application of equitable principles and by the exercise of judicial discretion in 
appropriate cases. 

Although bankruptcy proceedings would not cause the Special Taxes to become 
extinguished, bankruptcy of a property owner could result in a delay in prosecuting superior 
court foreclosure proceedings and could result in the possibility of delinquent Special Tax 
installments not being paid in full. Such a delay would increase the likelihood of a delay or 
default in payment of the principal of and interest on the Bonds. To the extent that property in 
the District continues to be owned by a limited number of property owners, the chances are 
increased that the Reserve Fund established for the Bonds could be fully depleted during any 
such delay in obtaining payment of delinquent Special Taxes. As a result, sufficient moneys 
would not be available in the Reserve Fund for transfer to the Bond Fund to make up shortfalls 

-51-



resulting from delinquent payments of the Special Tax and thereby to pay principal of and 
interest on the Bonds on a timely basis. 

To the extent that bankruptcy or similar proceedings were to involve a large property 
owner, the chances would increase the likelihood that the Bond Reserve Fund could be fully 
depleted during any resulting delay in receiving payment of delinquent Special Taxes. As a 
result, sufficient monies would not be available in the Bond Reserve Fund for transfer to the 
Bonds Redemption Account to make up any shortfalls resulting from delinquent payments of the 
Special Tax and thereby to pay principal of and interest on the Bonds on a timely basis. 

Parity Taxes and Special Assessments; Private Debt 

The City, the County and certain other public agencies are authorized by the Act to form 
other community facilities districts and improvement areas and, under other provisions of State 
law, to form special assessment districts, either or both of which could include all or a portion of 
the land within the District. 

Property in the District is currently subject to certain overlapping tax and assessment 
liens, as shown in the overlapping debt statement. Property in the District is also subject to the 
special tax of two additional community facilities district known as the Westpark Community 
Facilities District No. 2 (Public Services) and Westpark Community Facilities District No. 3 
(Municipal Services). The property is not subject to any other special tax or assessment liens 
(other than the lien of the Special Tax). See "APPRAISAL OF PROPERTY WITHIN THE 
DISTRICT - Estimated Tax Burden on Single Family Home." 

In general, as long as the Special Tax is collected on the County tax roll, the Special Tax 
and all other taxes, assessments and charges also collected on the tax roll are on a parity, that 
is, are of equal priority. Questions of priority become significant when collection of one or more 
of the taxes, assessments or charges is sought by some other procedure, such as foreclosure 
and sale. In the event of proceedings to foreclose for delinquency of Special Taxes securing 
the Bonds, the Special Tax will be subordinate only to existing prior governmental liens, if any. 
Otherwise, in the event of such foreclosure proceedings, the Special Taxes will generally be on 
a parity with the other taxes, assessments and charges, and will share the proceeds of such 
foreclosure proceedings on a pro-rata basis. Although the Special Taxes will generally have 
priority over non-governmental liens on a parcel of Taxable Property, regardless of whether the 
non-governmental liens were in existence at the time of the levy of the Special Tax or not, this 
result may not apply in the case of bankruptcy. See "- Bankruptcy and Foreclosure Delays" 
above. 

There can be no assurance that property owners within the District will not petition for 
the formation of other community facilities districts and improvement areas or for a special 
assessment district or districts and that parity special taxes or special assessments will not be 
levied by the County or some other public agency to finance additional public facilities. In 
addition to liens for special taxes or assessments to finance public improvements of benefit to 
land within the District, owners of property may obtain loans from banks or other private sources 
which loans may be secured by a lien on the parcels in the District. Such loans would increase 
amounts owed by the owner of such parcel with respect to development of its property in the 
District. However, the lien of such loans would be subordinate to the lien of the Special Taxes. 
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Tax Delinquencies 

Under provisions of the Act, the Special Taxes will be billed to the properties within the 
District on the regular property tax bills sent to owners of such properties. Such Special Tax 
installments are due and payable, and bear the same penalties and interest for nonpayment, as 
do regular property tax installments. Special Ta,x installment payments cannot be made 
separately from property tax payments. Therefore, the unwillingness or inability of a property 
owner to pay regular property tax bills as evidenced by property tax delinquencies may also 
indicate an unwillingness or inability to make regular property tax payments and Special Tax 
payments in the future. 

The annual Special Tax will be billed and collected in two installments payable without 
penalty by December 10 and April 10. In the event such Special Taxes are not timely paid, 
moneys available to pay debt service on the Bonds becoming due on the subsequent respective 
March 1 and September 1 may be insufficient, except to the extent moneys are available in the 
Reserve Fund. 

In the event of non-payment of Special TaxEls, funds in the Reserve Fund, if available, 
may be used to pay principal of and interest on the Bonds. If funds in the Reserve Fund for the 
Bonds are depleted, the funds can be replenished from the proceeds of the levy and collection 
of the Special Tax that are in excess of the amount required to pay all amounts to be paid to the 
Bond holders pursuant to the Fiscal Agent Agreement. However, no replenishment from the 
proceeds of a Special Tax levy can occur as long as the proceeds that are collected from the 
levy of the Special Tax against property within the District at the maximum Special Tax rates, 
together with other available funds, remains insufficient to pay all such amounts. Thus it is 
possible that the Reserve Fund will be depleted and not be replenished by the levy of the 
Special Tax. 

See "SECURITY AND SOURCES OF PAYMENT FOR THE BONDS- Delinquent 
Payments of Special Tax; Covenant for Superior Court Foreclosure," for a discussion of the 
provisions which apply, and procedures which the City is obligated to follow, in the event of 
delinquency in the payment of Special Taxes. 

No Acceleration Provisions 

The Bonds do not contain a provision allowing for the acceleration of the Bonds in the 
event of a payment default or other default under the terms of the Bonds or the Fiscal Agent 
Agreement. Under the Fiscal Agent Agreement, a Bond holder is given the right for the equal 
benefit and protection of all Bond holders similarly situated to pursue certain remedies. See 
"APPENDIX C - Summary of Certain Provisions of the Fiscal Agent Agreement." So long as 
the Bonds are in book-entry form, DTC will be thi3 sole Bond holder and will be entitled to 
exercise all rights and remedies of Bond holders. 

Ballot Initiatives 

From time to time, initiative measures qualif}' for the State ballot pursuant to the State's 
constitutional initiative process and those measures could be adopted by California voters. The 
adoption of any such initiative might place limitations on the ability of the State, the City, the 
County or other local districts to increase revenues o,r to increase appropriations or on the ability 
of the landowners to complete the development of the District. See "Property Values and 
Property Development - Land Development" above. See also "Proposition 218" below. 
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Proposition 218 

On November 5, 1996, the voters of the State approved Proposition 218, the so-called 
"Right to Vote on Taxes Act." Proposition 218 added Articles XlilC and XIIID to the State 
Constitution, which contain a number of provisions affecting the ability of the City to levy and 
collect both existing and future taxes, assessments and property related fees and charges. 

Article XIIIC removes limitations on the initiative power in matters of local taxes, 
assessments, fees and charges. Article XIIIC does not define the term "local taxes" and it is 
unclear whether this term is intended to include special taxes levied under the Act. This 
provision with respect to the initiative power is not limited to taxes imposed on or after 
November 6, 1996, the effective date of Proposition 218. In the case of the Special Taxes 
which are pledged as security for payment of the Bonds, the laws of the State provide a 
mandatory, statutory duty of the City and the County Auditor to post the Special Taxes on the 
property tax roll of the County each year while any of the Bonds are outstanding. Additionally, 
on July 1, 1997, a bill was signed into law by the Governor of the State enacting Government 
Code 5854, which states: 

Section 3 of Article XIIIC of the California Constitution, as adopted at the 
November 5, 1996 general election, shall not be construed to mean that any 
owner or beneficial owner of a municipal security, purchased before or after that 
date, assumes the risk of, or in any way consents to, any action by initiative 
measure that constitutes an impairment of contractual rights protection by 
Section 10 of Article I of the United States Constitution. 

The Special Taxes and the Bonds were each authorized by not less than a two-thirds 
vote of the Developer, as the sole landowner within the District, who constituted the qualified 
electors of the District at the time of such voted authorization. The City believes, therefore, that 
issuance of the Bonds does not require the conduct of further proceedings under the Act or 
Proposition 218. 

The interpretation and application of Proposition 218 will ultimately be determined by the 
courts with respect to a number of the matters discussed above, and it is not possible at this 
time to predict with certainty the outcome of such determination. 

CONSTITUTIONAL LIMITATIONS ON TAXATION AND APPROPRIATIONS 

Article XIIIA of the California Constitution, commonly known as "Proposition 13," 
provides that each county will levy the maximum ad valorem property tax permitted by 
Proposition 13 and will distribute the proceeds to local agencies in accordance with an 
allocation formula based in part on pre-Proposition 13 ad valorem property tax rates levied by 
local agencies. 

Article XIIIA limits the maximum ad va/orem tax on real property to 1% of "full cash 
value," which is defined as the County Assessor's valuation of real property as shown on the 
1975-76 tax bill under full cash value, or, thereafter, the appraised value of real property when 
purchased, newly constructed, or a change in ownership has occurred after the 1975 
assessment. The full cash value may be adjusted annually to reflect increases of no more than 
2% per year or decreases in the consumer price index or comparable local data, or declining 
property value caused by damage, destruction or other factors. 
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Article XI I IA exempts from the 1 % tax limitation any taxes to repay indebtedness 
approved by the voters prior to July 1, 1978, and riaquires a vote of two-thirds of the qualified 
electorate to impose Special Taxes or any additional ad valorem, sales, or transaction taxes on 
real property. In addition, Article XIIIA requires the approval of two-thirds of all members of the 
State Legislature to change any State laws resulting in increased tax revenues. On June 3, 
1986, California voters approved an amendment to Article XIIIA of the California Constitution to 
allow local governments and school districts to raise their property tax rates above the 
constitutionally mandated 1 % ceiling for the purpose of paying off certain new general obligation 
debt issued for the acquisition or improvement of real property and approved by two-thirds of 
the votes cast by the qualified electorate. If any such voter-approved debt is issued, it may be 
on a parity with the lien of the Special Tax on the parcels within the District. 

State and local government agencies in the State, and the State itself are subject to 
annual appropriation limits, imposed by Article XIIIB of the State Constitution. Article XIIIB 
prohibits government agencies and the State from spending "appropriations subject to limitation" 
in excess of the appropriations limits imposed. "Appropriations subject to limitation" are 
authorizations to spend "proceeds of taxes," which consist of tax revenues, certain stale 
subventions and certain other funds, including proceeds from regulatory licenses, user charges 
or other fees to the extent that such proceeds exceed the cost reasonably borne by such entity 
in providing the regulation, product or service. No limit is imposed on appropriations of funds 
which are not "proceeds of taxes" such as debt service on indebtedness existing or authorized 
before January 1, 1979, or subsequently authorized by the voters, appropriations required to 
comply with mandates of courts or the federal government, reasonable user charges or fees 
and certain other non-tax funds. 

CONTINUING DISCLOSURE 

The City has covenanted for the benefit of owners of the Bonds to provide certain 
financial information and operating data relating to the District by not later than the next January 
15th after the end of the City's fiscal year (presently June 30) in each year (the "City Annual 
Report") commencing with its report for the 2005-06 fiscal year (due January 15, 2007) and to 
provide notices of the occurrence of certain enumerated events. 

The Developer has also covenanted for the benefit of owners of the Bonds to provide 
certain financial information and operating data relating to the property it owns, or its affiliates or 
subsidiaries, or entities it has an interest in or controls owns, in the District by not later than 
April 1 of each year (reflecting reported information as of December 31 of the prior year) 
beginning with the report due April 1, 2007 (the "Developer Annual Report") and to provide 
notices of the occurrence of certain enumerated events. Additionally, PL Roseville, LLC has 
agreed to provide quarterly updated information on request. The obligation of PL Roseville, LLC 
to provide such information is in effect only so long as PL Roseville, LLC and its affiliates, or 
their successors, are collectively responsible for a certain percentage of the Special Taxes, as 
described in the Developer Annual Report. 

The City Annual Report and the Developm Annual Report will be filed with each 
Nationally Recognized Municipal Securities Information Repository. The notices of material 
events will be filed with the Municipal Securities Ruh~making Board. The covenants of the City 
have been made in order to assist the Underwrit11r in complying with Securities Exchange 
Commission Rule 15c2-12(b)(5) (the "Rule"). The specific nature of the information to be 
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contained in the Annual Report or the notices of material events by the City and the Developer 
is summarized in "APPENDIX F - FORM OF CONTINUING DISCLOSURE UNDERTAKINGS." 

The City has had no instance in the previous five years in which it failed to comply in all 
material respects with any previous continuing disclosure obligation under the Rule. 

UNDERWRITING 

The 2006 Bonds were purchased through negotiation by Piper Jaffray & Co. Inc. and 
Stone & Youngberg LLC (together, the "Underwriter"). The Underwriter agreed to purchase the 
2006 Bonds at a price of $21,701,755.30 (representing the principal of amount of the 2006 
Bonds, less a net original issue discount of $129,209.45, less an underwriter's discount of 
$264,035.25). The initial public offering prices set forth on the cover page hereof may be 
changed by the Underwriter. The Underwriter may offer and sell the 2006 Bonds to certain 
dealers and others at a price lower than the public offering prices set forth on the cover page 
hereof. 

FINANCIAL ADVISOR 

The City has retained Public Financial Management, Inc., of San Francisco, California, 
as financial advisor (the "Financial Advisor") in connection with the issuance of the 2006 
Bonds. The Financial Advisor is not obligated to undertake, and has not undertaken to make, 
an independent verification or assume responsibility for the accuracy, completeness, or fairness 
of the information contained in this Official Statement Public Financial Management, Inc., is an 
independent financial advisory firm and is not engaged in the business of underwriting, trading 
or distributing municipal securities or other public securities. 

LEGAL OPINION 

The validity of the 2006 Bonds and certain other legal matters are subject to the 
approving opinion of Jones Hall, a Professional Law Corporation, Bond Counsel. A complete 
copy of the proposed form of Bond Counsel opinion is contained in Appendix E to this Official 
Statement, and the final opinion will be made available to registered owners of the 2006 Bonds 
at the time of delivery. The fees of Bond Counsel are contingent upon the sale and delivery of 
the 2006 Bonds. 
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TAX MATTl:RS 

The Internal Revenue Code of 1986, as amended (the "Code") establishes certain 
requirements which must be met subsequent to the issuance of the 2006 Bonds for the interest 
on the 2006 Bonds to be and remain excluded from gross income for federal income tax 
purposes. Noncompliance with such requirements could cause interest on the 2006 Bonds to 
be included in gross income for federal income tax purposes retroactive to the date of issuance 
of the 2006 Bonds. These requirements include, but are not limited to, restrictions on the use of 
bond proceeds and provisions which prescribe yield and other limits within which the proceeds 
of the 2006 Bonds are to be invested and require, that certain investment earnings must be 
rebated on a periodic basis to the United States of America. Failure to comply with such 
requirements could cause interest on the 2006 Bonds to be included in gross income for federal 
income tax purposes retroactive to the date of issuance of the 2006 Bonds. Pursuant to the 
Fiscal Agent Agreement, the City has covenanted tc> comply with the requirements of the Code 
and to cause the payment to the United States Treasury of any and all amounts required to be 
rebated under the Code with respect to the outstanding 2006 Bonds. 

In the opinion of Jones Hall, a Professional Law Corporation, San Francisco, California, 
Bond Counsel, subject to the qualifications set forth below, under existing law and assuming 
compliance by the City with the aforementioned covenants, interest on the 2006 Bonds is 
excluded from gross income for purposes of federal income taxation. Bond Counsel is further of 
the opinion that interest on the 2006 Bonds is not a specific preference item for purposes of the 
alternative minimum tax provisions of the Code. However, interest on the 2006 Bonds received 
by corporations will be included in certain earnings lfor purposes of federal alternative minimum 
taxable income of such corporations. 

Although Bond Counsel has rendered an opinion that the interest on the 2006 Bonds is 
excluded from gross income for purposes of federal income taxation, the accrual or receipt of 
interest on the 2006 Bonds may otherwise affect thei federal income tax liability of the recipient. 
The extent of these other tax consequences will depend on the recipient's particular tax status 
or other items of income or deduction and Bond Counsel expresses no opinion regarding any 
such consequences. Additionally, Bond Counsel has not undertaken to determine (or to inform 
any person) whether any actions taken (or not tal{en) or events occurring after the date of 
delivery of the 2006 Bonds may affect the tax status of the 2006 Bonds. 

If the initial offering price to the public (excluding bond houses and brokers) at which a 
2006 Bond is sold is less than the amount payabl,e at maturity thereof, then such difference 
constitutes "original issue discount" for purposes of federal income taxes and State of California 
personal income taxes. If the initial offering price to the public (excluding bond houses and 
brokers) at which each 2006 Bond is sold is greater than the amount payable at maturity 
thereof, then such difference constitutes "original issue premium" for purposes of federal income 
taxes and State of California personal income taxes. De minimis original issue discount and 
original issue premium is disregarded. Owners of ,!006 Bonds with original issue discount or 
original issue premium, including purchasers who do not purchase in the original offering, 
should consult their own tax advisors with respect to federal income tax and State of California 
personal income tax consequences of owning such 2006 Bonds. 

Bond Counsel is further of the opinion that under existing law, interest on the 2006 
Bonds is exempt from personal income taxation imposed by the State of California. 
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RATINGS 

The City has not applied to a rating agency for the assignment of a rating to the 2006 
Bonds and does not contemplate applying for a rating, 

NO LITIGATION 

At the time of delivery of and payment for the 2006 Bonds, the City Attorney will deliver 
his opinion that to the best of its knowledge there is no action, suit, proceeding, inquiry or 
investigation at law or in equity before or by any court or regulatory agency pending against the 
City affecting its existence or the titles of its officers to office or seeking to restrain or to enjoin 
the issuance, sale or delivery of the 2006 Bonds, the application of the proceeds thereof in 
accordance with the Fiscal Agent Agreement, or the collection or application of the Special Tax 
to pay the principal of and interest on the 2006 Bonds, or in any way contesting or affecting the 
validity or enforceability of the 2006 Bonds, the Fiscal Agent Agreement or any action of the City 
contemplated by any of said documents, or in any way contesting the completeness or accuracy 
of this Official Statement or any amendment or supplement thereto, or contesting the powers of 
the City or its authority with respect to the 2006 Bonds or any action of the City contemplated by 
any of said documents. 

EXECUTION 

The execution and delivery of this Official Statement by the City has been duly 
authorized by the City Council on behalf of the District 
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EXHIBIT A 

CITY OF ROSEVILLE 

WESTPARKCOMMUNITY FACILITIES DISTRICTN0.1 

(PUBLIC FACILITIES) 

RATE AND METHOD OF APPORTIONMENT OF SPECIAL TAX 

Special Taxes applicable to each Assessor's Parcel in Westpark Community Facilities District No. I 
(Public Facilities) [herein "CFO No. I" or "the CFO"] shall be levied and collected according to the 
tax liability determined by the City Council of the Ciry of Roseville, through the application of the 
appropriate amount or rate for Taxable Property, as described below. All of the property in CFO 
No. I, unless exempted by law or by the provisions of Section G below, shall be taxed for the 
purposes, to the extent, and in the manner herein provided, including property subsequently annexed 
to CFO No. I unless a separate Rate and Method of Apportionment is adopted for the annexation 
area. 

A. DEFINITIONS 

The terms hereinafter set forth have the following meanings: 

"Acre" or" Acreage" means the land area of an Assessor's Parcel as shown on an Assessor's Parcel 
Map, or if the land area is not shown on an Assessor's Parcel Map, the land area shown on the 
applicable Final Map or other Development Plan. 

"Act" means the Mello-Roos Community Facilities Act of 1982, as amended, being Chapter 2.5, 
(commencing with Section 53311), Division 2 of Title 5 of the California Government Code. 

"Administrative Expenses" means any or all of the following: the fees and expenses of any fiscal 
agent or trustee (including any fees or expenses of its counsel) employed in connection with any 
Bonds, and the expenses of the City carrying out its duties with respect to CFD No. I and the Bonds, 
including, but not limited to, levying and collecting th<> Special Taxes, the fees and expenses oflegal 
counsel, charges levied by the County, costs related to annexing property into the CFD, costs related 
to property owner inquiries regarding the Special Taxes, costs associated with complying with any 
continuing disclosure requirements for the Bonds and the Special Taxes, and all other costs and 
expenses of the City in any way related to the establishment or administration of the CFD. 

"Administrator" means the person or firm designated by the City to administer the Special Taxes 
according to this Rate and Method of Apportionment of Special Tax. 

"Affordable Housing Director" means, at any point in time, the person within the City who serves 
as head of the department that is in charge of the City's affordable housing program. 
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"Affordable Unit" means a Unit built on a Parcel of Single Family Detached Property or Single 
Family Attached Property for which an Affordable Purchase Development Agreement has been 
recorded on title of the property designating the Unit as affordable and resulting in a deed of trust on 
the Parcel in favor of the City. The City's Affordable Housing Director shall determine which Units 
are designated as Affordable Units and maintain an Affordable Unit Listing which shall contain all 
designated buildable parcels by tract and lot nwnber, and in the case of Large Lots parcels remaining 
prior to May 1 of the preceding Fiscal Year, the number of designated Affordable Units for each 
such Large Lot parcel; all entries shall indicate the effective date of designation. The Affordable 
Unit Listing shall also be updated to reflect those Units no longer qualifying as Affordable Units. 
The Affordable Unit Listing, which shall contain all qualifying Affordable Units as of April 30, shall 
be made available to Administrator by July I of each year for purposes of determining the Maximum 
Special Tax for Parcels pursuant to Sections C and D below. 

"Affordable Unit Adjustment" means a reduction in the Assigned Maximum Special Tax for a 
Large Lot due to the assignment of Affordable Units to the Large Lot. No Affordable Unit 
Adjustment shall occur on Multi-Family Property, as the Assigned Special Tax for such property has 
already been adjusted to account for affordable units. 

"Annual Tax Escalation Factor" means, in each Fiscal Year following the Base Year, an increase 
in the Maximum Special Tax in an amount equal to two percent (2%) of the Maximum Special Tax 
in effect in the prior Fiscal Year. 

"Assessor's Parcel" or "Parcel" means a lot or parcel shown on an Assessor's Parcel Map with an 
assigned Assessor's Parcel number. 

"Assessor's Parcel Map" means an official map of the County Assessor designating parcels by 
Assessor's Parcel number. 

"Assigned Maximum Special Tax" means the Maximwn Special Tax assigned to each Large Lot at 
CFD Formation based on the Expected Land Uses, as shown in Attachment 2 of this RMA. 

"Base Year" means Fiscal Year 2004-05. 

"Bonds" means bonds or other debt (as defined in the Act), whether in one or more series, issued, 
insured or assumed by CFO No. I related to public infrastructure and/or improvements that are 
authorized to be funded by CFD No. I. 

"Buildable Lot" means an individual lot within a Final Map for which a building permit may be 
issued without further subdivision of such lot. 

"CFD Formation" means the date on which the Resolution of Formation to form CFD No. I was 
adopted by the City Council. 

"CFD Maximum Special Tax Revenue" means the cumulative Maximwn Special Tax revenue that 
can be collected from all property within CFD No. I after adjusting for the Expected Affordable 
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Units. The CFD Maximum Special Tax Revenue is shown in Attachment 2 of this RMA and may be 
reduced due to prepayments in future Fiscal Years. 

"City" means the City of Roseville. 

"City Council" means the City Council of the City of Roseville, acting as the legislative body of 
CFDNo. I. 

"County" means the County of Placer. 

"Developed Property" means, in any Fiscal Year, the following: 

• for Single Family Detached Property, all Parcels for which a Final Map was recorded 
prior to May I of the preceding Fiscal Year 

• for Single Family Attached Property, all Parcels for which a use permit or building 
permit for new construction ofa residential structure was issued prior to May I of the 
preceding Fiscal Year. 

• for Multi-Family Property, all Parcels for which a use permit or building permit for 
new construction of a residential structure was issued prior to May I of the preceding 
Fiscal Year. 

• for Non-Residential Property, all Parcels for which a building permit for new 
construction ofa building was issued prior to May 1 of the preceding Fiscal Year. 

"Development Plan" means a condominium plan, apartment plan, site plan or other development 
plan that identifies such information as the type of structure, acreage, square footage, and/or number 
of Units that are approved to be developed on Single Family Attached Property, Multi-Family 
Property and Non-Residential Property. This information may be obtained from the City's 
Development Activity Updates, which are published p~:riodically by the City's Planning Department. 

"Expected Affordable Units" means a total of85 medium density residential Units within CFD No. 
I that are expected to be Affordable Units. Upon recordation of Final Maps within CFD No. l, the 
Affordable Housing Director will determine which Large Lots will include Affordable Units, and, 
upon such determination, the Administrator shall reduce the Assigned Maximum Special Tax for the 
Large Lot pursuant to the steps set forth in Section C.3a, C.3b, or C.3d (as applicable) below. If, in 
any Fiscal Year, the Affordable Housing Director identifies a total number of Affordable Units 
within CFD No. I that exceeds 85 Units, no Affordable Unit adjustment will be applied for the 
Affordable Units identified after the 85'h Affordable Unit has been designated. 

"Expected Land Uses" means the total number of single family and multi-family units, and acres of 
Non-Residential Property expected within each Large Lot at the time of CFD Formation. The 
Expected Land Uses are identified in Attachment 2 of this Rate and Method. 
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"Final Map" means a final map, or portion thereof, approved by the City pursuant to the 
Subdivision Map Act ( California Government Code Section 66410 et seq) that creates Buildable 
Lots. The term "Final Map" shall not include any Large-Lot Subdivision Map, Small Lot Tentative 
Map, Assessor's Parcel Map, or subdivision map or portion thereof, that does not create Buildable 
Lots, including Assessor's Parcels that are designated as remainder parcels. 

"Finance Director" means the Finance Director for the City of Roseville or his or her designee. 

"Fiscal Year" means the period starting July 1 and ending on the following June 30. 

"Land Use Class" means, individually, Developed Property, Small Lot Tentative Map Property, 
Large-Lot Subdivision Map Property, and Undeveloped Property. 

"Large Lot" means a specific geographic area within CFO No. I that (i) is created upon recordation 
of a Large-Lot Subdivision Map within CFO No. l, (ii) is expected to have Buildable Lots of a 
similar size, and (iii) has an Assigned Maximum Special Tax that will ultimately be allocated to the 
Buildable Lots within the Large Lot as Final Maps are recorded. The Large Lots expected at CFO 
Formation are shown in Attachment 1 of this RMA, and the Assigned Maximum Special Tax for 
each Large Lot within CFO No. I is shown in Attachment 2. 

"Large-Lot Subdivision Map" means a subdivision map recorded atthe County Recorder's Office 
that subdivides the property in CFO No. 1 into Large Lots. 

"Large-Lot Subdivision Map Property" means, in any Fiscal Year, all Parcels which are included 
within a Large-Lot Subdivision Map that was approved prior to May I of the prior Fiscal Year, and 
which have not yet become Small Lot Tentative Map Property. 

"Market-Rate Unit" means a unit that is not an Affordable Unit. 

"Maximum Special Tax" means the greatest amount of Special Tax that can be levied on an 
Assessor's Parcel in any Fiscal Year determined in accordance with Sections C and D below. 

"Multi-Family Property" means, in any Fiscal Year, all Parcels in CFO No. I for which a building 
permit was issued or may be issued for construction of a residential structure with multiple units that 
share common walls, all of which are offered for rent to the general public. 

"Non-Residential Property" means, in any Fiscal Year, all Parcels of Developed Property within 
CFO No. I which are not Single Family Detached Property, Single Family Attached Property, Multi
Family Property, or Taxable Public Property. 

"Original Parcel" means an Assessor's Parcel in CFO No. 1 at the time of CFO Formation, as 
identified in Attachment 1. A Successor Parcel that is being further subdivided shall also be 
considered an Original Parcel for purposes of determining the Maximum Special Taxes pursuant to 
Section C. 
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"Public Property" means any property within the boundaries of CFO No. I that is owned by the 
federal government, State of California, County, City, or other public agency. 

"RMA" means this Rate and Method of Apportionment of Special Tax. 

"Single Family Attached Property" means, in any Fiscal Year, all Buildable Lots in CFO No. I for 
which a building permit was issued or may be issue:d for construction of a residential structure 
consisting of two or more Units that share common walls and are offered as for-sale Units, including 
such residential structures that meet the statutory definition of a condominium contained in Civil 
Code Section 1351. 

"Single Family Detached Property" means, in any Fiscal Year, all Parcels in CFD No. I for which 
a building permit was issued or may be issued for ,:onstruction of a Unit that does not share a 
common wall with another Unit. 

"Small Lot Tentative Map" means a map that is made for the purpose of showing the design of a 
proposed subdivision, including the individual Buildable Lots that are expected within the 
subdivision, as well as the conditions pertaining thereto. A Small Lot Tentative Map is not based on 
a detailed survey of the property within the map and is not recorded at the County Recorder's Office 
to create legal lots. 

"Small Lot Tentative Map Property" means, in any Fiscal Year, all Parcels which are included 
within a Small Lot Tentative Map that was approved prior to May 1 of the prior Fiscal Year, and 
which have not yet become Developed Property. 

"Special Tax" means a special tax levied in any Fiscal Year to pay the Special Tax Requirement, as 
defined below. 

"Special Tax Requirement" means the amount necessary in any Fiscal Year (i) to pay principal and 
interest on Bonds, (ii) to create or replenish reserve funds, (iii) to pay Administrative Expenses, (iv) 
to cure any delinquencies in the payment of principal or interest on indebtedness of CFD No. I 
which have occurred in the prior Fiscal Year or (based on delinquencies in the payment of the 
Special Taxes which have already taken place) are expected to occur in the Fiscal Year in which the 
tax will be collected, and (v) to pay construction expenses to be funded directly from Special Tax 
proceeds. The amounts referred to in clauses (i) and (ii) of the preceding sentence may be reduced 
in any Fiscal Year by: (i) interest earnings on or surplus balances in funds and accounts for the 
Bonds to the extent that such earnings or balances are available to apply against debt service 
pursuant to a Bond indenture, Bond resolution, or other legal document that sets forth these terms; 
(ii) proceeds received by CFO No. 1 from the collection of penalties associated with delinquent 
Special Taxes; and (iii) any other revenues available to pay debt service on the Bonds as determined 
by the Administrator. 

"Successor Parcel" means an Assessor's Parcel of Taxable Property created by the subdivision or 
reconfiguration of an Original Parcel. 
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"Taxable Property" means all of the Assessor's Parcels within the boundaries ofCFD No. I which 
are not exempt from the Special Tax pursuant to law or Section G below. 

"Taxable Public Property" means, in any Fiscal Year, all Parcels of Public Property within CFD 
No. I that, based on a tentative map or other Development Plan, were expected to be Taxable 
Property and, based on this expectation, Maximum Special Taxes were assigned to the Parcels in 
prior Fiscal Years. 

"Undeveloped Property" means, in any Fiscal Year, all Parcels ofTaxable Property within CFD 
No. I that are not yet Developed Property, Small Lot Tentative Map Property, or Large-Lot 
Subdivison Map Property. 

"Unit" means (i) for Single Family Detached Property, an individual single-family detached unit, 
and (ii) for Single Family Attached Property, an individual residential unit within a duplex, triplex, 
fourplex, townhome, or condominium structure. 

B. DATA FOR ADMINISTRATION OF THE SPECIAL TAX 

On or about July I of each Fiscal Year, the Administrator shall identify the current Assessor's Parcel 
numbers for all Parcels of Taxable Property within CFD No. I. The Administrator shall also 
determine: (i) whether each Assessor's Parcel of Taxable Property is Developed Property, Small Lot 
Tentative Map Property, Large-Lot Subdivision Map Property, or Undeveloped Property, (ii) for 
Parcels of Single Family Attached Property, the number of Units on each Parcel, (iii) for Non
Residential Property, the Acreage of each Parcel, (iv) for Buildable Lots within the Large Lots 
designated as W-1 and W-2 in Attachment 1, the square footage of each Buildable Lot, and (v) the 
Special Tax Requirement. For Single Family Attached Property, the number of Units shall be 
determined by referencing the Development Plan for the property. 

In any Fiscal Year, if it is determined that: (i) a parcel map for property in CFD No. 1 was recorded 
after January 1 of the prior Fiscal Year ( or any other date after which the Assessor will not 
incorporate the newly-created parcels into the then current tax roll), (ii) because of the date the 
parcel map was recorded, the Assessor does not yet recognize the new parcels created by the parcel 
map, and (iii) one or more of the newly-created parcels is in a different Land Use Class than other 
parcels created by the subdivision, the Administrator shall calculate the Special Tax for the property 
affected by recordation of the parcel map by determining the Special Tax that applies separately to 
the property within each Land Use Class, then applying the sum of the individual Special Taxes to 
the Original Parcel or Successor Parcel that was subdivided by recordation of the parcel map. 

If, in any Fiscal Year, it is determined that, based on building permits that have been issued, for-sale 
residential Units will be built within a structure constructed on a Parcel ofNon-Residential Property, 
the Administrator shall determine whether (i) Units that have been or will be built on the Parcel will 
be offered for sale to individual home buyers, and (ii) a separate Assessor's Parcel number will be 
assigned to the airspace parcel associated with each Unit. Once separate Parcel numbers have been 
assigned to the residential airspace Parcels, the Administrator shall assign a Maximum Special Tax 

Westpark CFD No. I 6 August 23, 2004 



to the airspace Parcel for each residential unit. The Maximum Special Tax for the Base Year for 
such Units is $500, which amount shall be increased each Fiscal Year thereafter by the Annual Tax 
Escalation Factor. The Administrator shall also tax commercial land uses on the Parcel using the 
Maximum Special Tax for the commercial uses within that Large Lot as shown in Attachment 2. 
The acreage to be used to calculate the Maximum Sp,:cial Tax on the commercial uses shall be the 
full land area of the underlying Assessor's Parcel on which the residential and commercial land uses 
are located. 

Upon recordation of each Final Map creating Single Family Detached Property and/or Single Family 
Attached Property, the Affordable Housing Director is to determine the number of Affordable Units 
included within the Final Map. As set forth in Sections C.3a, C.3b and C.3d below, once the 
Affordable Housing Director has designated the number of Affordable Units on each Parcel, the 
Administrator shall reduce the Maximum Special Tax for each Affordable Unit to fifty percent 
(50%) of the Maximum Special Tax that applies to the market-rate Units created by recordation of 
that Final Map. This reduction shall not be app!i.:d if the Administrator determines that the 
Expected Affordable Units have already been designated on other Parcels, and the designation of 
additional Affordable Units would reduce the CFD Maximum Special Tax Revenues. After May I 
of each Fiscal Year, the Administrator shall obtain the Affordable Unit Listing from the Affordable 
Housing Director to confirm which Parcels and Large Lots qualify for an Affordable Unit 
Adjustment in the following Fiscal Year. 

C. CALCULATING THE MAXIMUM SPECIAL TAX 

The Administrator shall apply the applicable subsection below to determine the Maximum Special 
Tax for each Parcel of Taxable Property within CFD No. 1: 

1. Prior to Recordation of a Large-Lot Subdivision Map 

Prior to recordation of a Large-Lot Subdivision Map, the Maximum Special Tax assigned to Original 
Parcels within the CFD shall be as follows: 

Fiscal Year 2004-05 Fiscal Year 2004-05 
Assessor's Parcel Number Maximum Snecial Tax * 

017-0150-037 $2,899,194 
017-0150-003 $681,669 
017-0100-043 $1,021,354 
017-0100-044 $325,533 

* Beginning July I, 2005 and each July I thereafter, the Maximum Special Taxes 
shown above shall be adiusted bv annlvim, the Annual Tax Escalation Factor. 

Ifan Assessor's Parcel number shown above is changed, the Maximum Special Tax shall continue to 
apply to the Parcel to which it was assigned. If Parcels are reconfigured due to an action other than 
recordation of a Large-Lot Subdivision Map, the Maximum Special Tax shall be spread on a per
acre basis to all new Assessor's Parcels created by the reconfiguration. 
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2. After Recordation of a Large-Lot Subdivision Map, Prior to Recordalion of a Final Map 

The Maximum Special Tax assigned to each Large Lot expected at CFO Formation is identified in 
Attachment 2 of this RMA. If, upon recordation of the Large-Lot Subdivision Map for property 
within the CFO, it is determined that the actual boundaries of the Large Lots are different than that 
shown in Attachment I, Attachment I shall be updated and the correct boundaries of each Large Lot 
shall be reflected in the attachment. If, at the same time changes are being made to Attachment I, it 
is determined that the number ofBuildable Lots, Acreage of Multi-Family Property, or Acreage of 
Non-Residential Property within a Large Lot has changed, the Assigned Maximum Special Tax for 
each Large Lot in Attachment 2 may, in the City's sole discretion, also be changed as long as the 
CFO Maximum Special Tax Revenues are not reduced. If the City determines that such an 
adjustment is needed, the adjustment shall be effective immediately after recordation of the Large
Lot Subdivision Map, after which time the Assigned Maximum Special Tax for each Large Lot shall 
be fixed for all future Fiscal Years, except as otherwise provided in Section O below. After both 
attachments have been updated, the Administrator shall record, or cause to be recorded, an amended 
Notice of Special Tax Lien that includes the revised attachments. If such an adjustment and 
recording takes place, the property owner that requested the adjustment shall bear the costs to effect 
the adjustment and prepare the required amendments to the Notice of Special Tax Lien and 
Attachments 1 and 2. Prior to approval of the adjustment, the City may require a deposit from the 
requesting property owner for the estimated cost to perform such adjustment. 

Unless an adjustment is made pursuant to the prior paragraph, the Maximum Special Tax for 
property within a Large Lot shall be the Assigned Maximum Special Tax identified in Attachment 2 
of this RMA. Ifthere are multiple Assessor's Parcels within a Large Lot prior to recordation ofa 
Final Map within the Large Lot, the Assigned Maximum Special Tax shall be allocated on a per
Acre basis to each Parcel of Taxable Property to determine the Maximum Special Tax for each 
Parcel. Upon recordation of the Large-Lot Subdivision Map, the actual boundary of each Large Lot 
may change slightly from that shown in Attachment I; such change shall have no impact on the 
Assigned Maximum Special Tax for each Large Lot unless an adjustment is also made to the 
Assigned Maximum Special Tax as permitted in the paragraph above. 

3. After Recordation of a Final Map 

a. Final Map Creating Buildable Lots of Single Family Detached Property 
Throughout Entire Large Lot 

If the Parcels created by a recorded Final Map within a Large Lot are all Buildable Lots of 
Single Family Detached Property, the Administrator shall apply the following steps to 
allocate the Assigned Maximum Special Tax for the Large Lot to each of the Buildable Lots 
created by the subdivision: 

Step 1: 

Westpark CFD No. 1 

Identify the Assigned Maximum Special Tax for the Large Lot for the 
then-current Fiscal Year. 
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Step 2a: For Large Lots W-1 and W-2 (as identified in Attachment I) 

Determine how many Buildable Lots are greater than 5,000 square feet 
and multiply the number of such lots by an equivalent dwelling unit 
(EDU) factor of 1.3 to calculate the total EDUs associated with the lots. 
Determine how many Bu1ildable Lots are less than or equal to 5,000 
square feet and add this total number of lots to the EDUs calculated 
above to determine the total EDUs for all Buildable Lots within the 
Final Map. 

Divide the Assigned Maximum Special Tax by the total EDUs 
calculated above to determine the Maximum Special Tax per EDU, 
which will also be the Maximum Special Tax for all Buildable Lots that 
are less than or equal to 5,000 square feet. Multiply the Maximum 
Special Tax per EDU by 1.3 to calculate the Maximum Special Tax for 
each Buildable Lot greater than 5,000 square feet. 

Step 2b: For Large Lots Other Than W-1 and W-2 

Step 3: 

Divide the Assigned Maximum Special Tax from Step I by the number 
ofBuildable Lots created by the Final Map to determine the Maximum 
Special Tax for each Buildable Lot. 

Determine if Affordable Units have been designated within the Large 
Lot by the Affordable Housing Director. If yes, each Parcel on which an 
Affordable Unit has been designated by the Affordable Housing 
Director shall be assigned one-half(l/2) of the Maximum Special Tax 
determined in Step 2a or 2b, and all other Buildable Lots will be 
assigned the amount from Step 2a or 2b as the Maximum Special Tax 
for the Fiscal Year. If no, all Buildable Lots in the Final Map shall be 
assigned the Maximum Special Tax determined in Step 2a or 2b. 

b. Final Map Creating Buildable Lots of Single Family Attached Property 
Throughout Entire Large Lot 

If the Parcels created by a recorded Final Map within a Large Lot are all Buildable Lots of 
Single Family Attached Property, the Administrator shall apply the following steps to 
allocate the Assigned Maximum Special Tax for the Large Lot to each of the Units that are 
expected to be built based on reference to the Development Plan for the Single Family 
Attached Property: 

Step 1: 
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Identify the Assigned Maximum Special Tax for the Large Lot for the 
then-current Fiscal Year. 
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Step 2: 

Step 3: 

Divide the Assigned Maximum Special Tax from Step I by the number 
of Units expected to be built on the property within the Final Map to 
determine the Maximum Special Tax for each Unit. 

Determine if any of the Units have been designated as Affordable Units 
by the Affordable Housing Director. If yes, each Parcel on which an 
Affordable Unit has been designated shall be assigned one-half(l/2) of 
the Maximum Special Tax determined in Step 2, and all other Units will 
be assigned the amount from Step 2 as the Maximum Special Tax for the 
Fiscal Year. If no, all Units created within the Final Map shall be 
assigned the Maximum Special Tax determined in Step 2. 

c. Final Map Creating No Buildable Lots of Single Family Detached Property or 
Single Family Attached Property 

If none of the Successor Parcels created by recordation ofa Final Map are Buildable Lots of 
Single Family Detached Property or Single Family Attached Property, the Administrator 
shall apply the following steps to allocate the Assigned Maximum Special Tax for the Large 
Lot to each of the Successor Parcels: 

Step 1: 

Step 2: 

Step 3: 

Step 4: 

Identify the Assigned Maximum Special Tax for the Large Lot. 

Determine the total Acreage ofTaxable Property created by subdivision 
of the Large Lot. 

Divide the Assigned Maximum Special Tax from Step I by the Acreage 
from Step 2 to calculate Maximum Special Tax per acre. 

Multiply the per-acre Maximum Special Tax from Step 3 by the Acreage 
in each Successor Parcel to calculate the Maximum Special Tax for each 
Successor Parcel. 

d. Final Map Creating Buildable Lots in a Portion of the Large Lot 

If a Final Map records creating Buildable Lots within only a portion of a Large Lot, the 
Administrator shall apply the following steps to allocate the Assigned Maximum Special Tax 
for the Large Lot to each of the Successor Parcels: 

Step 1: 

Step 2: 

Step 3: 
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Identify the Assigned Maximum Special Tax for the Large Lot. 

Determine the number of Buildable Lots created within the Final Map 
area. 

Multiply the Buildable Lots from Step 2 by the "Base Tax Rate per 
Unit" shown in Attachment 2 for the Large Lot that has been subdivided 
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Step 4: 

Step 5: 

Step 6: 

Step 7: 

by the Final Map to determine the Maximum Special Tax associated 
with the Buildable Lots created by the Final Map. The Base Tax Rate 
per Unit shall be used as the Maximum Special Tax for all Buildable 
Lots included in the Final Map, except Affordable Units (as designated 
by the Affordable Housing Director) which shall be set at one-half of the 
rate of Market Units withiin the Final Map. 

Subtract the Maximum Special Tax associated with the Buildable Lots 
as determined in Step 3 from the Assigned Maximum Special Tax for 
the Large Lot that was id~mtified in Step 1. 

Subtract the Acreage ofTaixable Property included within the Final Map 
from the total Acreage of Taxable Property in all Successor Parcels 
within the Large Lot that resulted after recordation of the Final Map to 
determine the Acreage of Taxable Property that is not included within 
the Final Map. 

Divide the remainder determined in Step 4 by the remainder determined 
in Step 5 to calculate the p,~r-acre Maximum Special Tax that will apply 
to Taxable Property not included within the Final Map. 

Multiply the per-acre Maximum Special Tax from Step 6 by the Acreage 
in each Successor Parcel not included within the Final Map to calculate 
the Maximum Special Tax for each such Successor Parcel. 

If, after subdivision of a Large Lot, a Successor Parcel is further subdivided, the 
Successor Parcel shall be treated as an Original Parcel for purposes of allocating 
Maximum Special Taxes pursuant to Section C.3c, or C.3d, as appropriate. 

After each reallocation of the Maximum Special Tax upon subdivision or reconfiguration ofa Large 
Lot, the sum of the Maximum Special Taxes assigned to Successor Parcels shall never be less than 
the Assigned Maximum Special Tax for that Large Lot as shown in Attachment 2. Once a 
Maximum Special Tax has been assigned to a Parcel within a Final Map, the Maximum Special Tax 
shall not be reduced in future Fiscal Years regardless of changes in land use, Parcel size, ownership 
or Special Taxes assigned elsewhere in the Large Lot. 

D. CHANGES TO THE MAXIMUM SPECIAL TAX 

1. Annual Escalation of Special Tax 

Beginning in Fiscal Year 2005-06, and each Fiscal Year thereafter, the Assigned Maximum Special 
Tax for each Large Lot shown in Attachment 2, and the Maximum Special Tax assigned to each 
Parcel of Taxable Property within the CFO, shall be adjusted by the Annual Special Tax Escalation 
Factor. 
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2. Affordable Units that Become Market-Rate Units 

If, in any Fiscal Year, the Affordable Housing Director determines that a Unit that had previously 
been designated as an Affordable Unit no longer qualifies as such, the Affordable Housing Director 
shall update the Affordable Unit Listing by denoting the change in status of the Unit, together with 
the effective date thereof. The Maximum Special Tax on the Unit that no longer qualifies as an 
Affordable Unit shall be increased to double the amount that would have applied in that Fiscal Year 
if the Unit had remained as an Affordable Unit. In subsequent Fiscal Years, this increased 
Maximum Special Tax shall continue to escalate two percent (2%) per year. 

3. Transfer of the Assigned Maximum Special Tax from One Large Lot to Another 

The Assigned Maximum Special Taxes in Attachment 2 were determined based on the Expected 
Land Uses for each Large Lot. lfthe number of planned residential units or non-residential acreage 
is transferred from one Large Lot to another prior to recordation of a Final Map within any portion 
of the Large Lot, the City may, in its sole discretion, allow for a transfer of the Assigned Special Tax 
from one Large Lot to the other. Such a transfer shall only be allowed if (i) all adjustments are 
agreed to in writing by the affected property owners and the Finance Director, and (ii) there is no 
reduction in the CFD Maximum Special Tax Revenues as a result of the transfer. Should a transfer 
result in an amendment to Attachment Nos. 1 or 2 of the Notice of Special Tax Lien, the requesting 
property owner shall bear the costs to effect the transfer in the District records and prepare the 
required amendments to the Notice of Special Tax Lien and Attachment Nos. I and 2. Prior to the 
transfer, the City may require a deposit from the requesting property owner for such costs. If such a 
transfer is requested, the Administrator shall apply the following steps to redistribute the Maximum 
Special Tax among the Parcels: 

Step 1: 

Step 2: 

Step 3: 

Determine the Maximum Special Tax associated with the land uses that will 
be transferred by multiplying the number of residential units or non
residential acreage by the "Base Tax Rate" identified for the units or acreage 
in Attachment 2 (escalated to the then-current Fiscal Year). 

Subtract the amount determined in Step I from the Assigned Maximum 
Special Tax for the Large Lot from which the units or acreage will be 
transferred to determine the new Assigned Maximum Special Tax for the 
Large Lot. 

Add the amount determined in Step I to the Assigned Maximum Special Tax 
for the Large Lot to which the units or acreage is being transferred to 
determine the new Assigned Maximum Special Tax for the Large Lot. 

4. Conversion of a Parcel of Public Property to Private Use 

If, in any Fiscal Year, a Parcel of Public Property is converted to private use, such Parcel shall be 
subject to the levy of the Special Tax. The Maximum Special Tax for each such Parcel shall be 
determined based on the average Maximum Special Tax per unit or acre for Parcels with similar land 
use designations, as determined by the Finance Director. 
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E. METHOD OF LEVY OF THE SPECIAL TAX 

Commencing with Fiscal Year 2005-06 and for each following Fiscal Year, the Administrator shall 
determine the Special Tax Requirement for that Fiscal Year and levy the Special Tax on all Parcels 
of Taxable Property as follows: 

Step 1: 

Step 2: 

Step 3: 

Step 4: 

Step 5: 

Step 6: 

Step 7: 

Westpark CFD No. I 

The Special Tax shall be levied proportionately on each Parcel of Developed 
Property within the CFD upto 100% of the Maximum Special Tax for each 
Parcel for such Fiscal Year; 

If additional revenue is needed after Step I, the Special Tax shall be levied 
proportionately on each Assessor's Parcel of Small Lot Tentative Map 
Property within the CFD, up to I 00% of the Maximum Special Tax for each 
Parcel for such Fiscal Year; 

If additional revenue is needed after Step 2, the Special Tax shall be levied 
proportionately on each Assessor's Parcel of Large-Lot Subdivision Map 
Property within the CFD, up to I 00% of the Maximum Special Tax for each 
Parcel for such Fiscal Year; 

If additional revenue is needed after Step 3, the Special Tax shall be levied 
proportionately on each Assessor's Parcel of Undeveloped Property partially 
or wholly included within Phase 1 ofWestpark, as identified in Attachment 1 
hereto, up to 100% of the Maximum Special Tax for each Parcel for such 
Fiscal Year; 

If additional revenue is needed after Step 4, the Special Tax shall be levied 
proportionately on each Assessor's Parcel ofUndeveloped Property partially 
or wholly included within Phase 2 ofWestpark, as identified in Attachment I 
hereto, up to I 00% of the Maximum Special Tax for each Parcel for such 
Fiscal Year; 

If additional revenue is needed after Step 5, the Special Tax shall be levied 
proportionately on each Assessor's Parcel of Undeveloped Property partially 
or wholly included within Phase 3 ofWestpark, as identified in Attachment I 
hereto, up to 100% of the Maximum Special Tax for each Parcel for such 
Fiscal Year; 

If additional revenue is needed after Step 6, the Special Tax shall be levied 
proportionately on each Assessor's Parcel ofUndeveloped Property partially 
or wholly included within Phase 4 ofWestpark, as identified in Attachment I 
hereto, up to 100% of the Maximum Special Tax for each Parcel for such 
Fiscal Year; 
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Step 8: If additional revenue is needed after Step 7, the Special Tax shall be levied 
proportionately on each Assessor's Parcel of Taxable Public Property, up to 
100% of the Maximum Special Tax assigned to each Parcel. 

F. COLLECTION OF SPECIAL TAX 

The Special Tax shall be collected in the same manner and at the same time as ordinary ad valorem 
property taxes, provided, however, that prepayments are permitted as set forth in Section H below 
and provided further that the City may directly bill, collect at a different time or in a different 
manner, and/or collect delinquent Special Taxes through foreclosure or other available methods. 

The Special Tax shall be levied and collected until principal and interest on Bonds have been repaid, 
costs of constructing or acquiring authorized facilities from Special Tax proceeds have been paid, 
and all administrative expenses have been reimbursed. However, in no event shall a Special Tax be 
levied after Fiscal Year 2050-51. Under no circumstances may the Special Tax on one Parcel in the 
CFD be increased by more than ten percent (10%) as a consequence of delinquency or default in 
payment of the Special Tax levied on another Parcel or Parcels in the CFD. 

G. EXEMPTIONS 

Notwithstanding any other provision of this RMA, no Special Tax shall be levied on Public 
Property, except Taxable Public Property, as defined herein. In addition, no Special Tax shall be 
levied on Parcels that are not Public Property but are (i) designated as permanent open space or 
common space on which no structure is permitted to be built, (ii) owned by a public utility for use as 
an unmanned facility, or (iii) subject to an easement that precludes any other use on the Parcel. 
Notwithstanding the foregoing, if a Maximum Special Tax was assigned to a Parcel, and the entire 
Parcel ends up subject to one of the exemptions set forth above, the Parcel shall remain subject to the 
Special Tax levy until a prepayment is received that releases such Parcel from the Special Tax 
obligation. 

H. PREPAYMENT OF SPECIAL TAX 

The following definitions apply to this Section H: 

"Outstanding Bonds" means all Previously Issued Bonds which remain outstanding, with 
the following exception: if a Special Tax has been levied against, or already paid by, an 
Assessor's Parcel making a prepayment, and a portion of the Special Tax will be used to pay 
a portion of the next principal payment on the Bonds that remain outstanding (as determined 
by the Administrator), that next principal payment shall be subtracted from the total Bond 
principal that remains outstanding, and the difference shall be used as the amount of 
Outstanding Bonds for purposes of this prepayment formula. 
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"Previously Issued Bonds" means all Bonds that have been issued on behalf of the CFD 
prior to the date of prepayment. 

"Public Facilities Requirements" means either $60,000,000 in 2004 dollars, which shall 
increase on January 1, 2005, and on each January I thereafter by the percentage increase, if 
any, in the construction cost index for the San Francisco region for the prior twelve (12) 
month period as published in the Engineering News Record or other comparable source if 
the Engineering News Record is discontinued or otherwise not available, or such other 
number as shall be determined by the City to be an appropriate estimate of the net 
construction proceeds that will be generated from all Bonds that have been or are expected to 
be issued on behalf ofCFD No. I. The Public Facilities Requirements shown above may be 
adjusted or a separate Public Facilities Requiri~ments identified each time property annexes 
into CFD No. 1; at no time shall the added Public Facilities Requirement for that annexation 
area exceed the amount of public improvement costs that are expected to be supportable by 
the Maximum Special Tax revenues generated within that annexation area. 

"Remaining Facilities Costs" means the Public Facilities Requirements ( as defined above), 
minus public facility costs funded by Previously Issued Bonds ( as defined above), developer 
equity, and/or any other source of funding. 

1. Full Prepayment 

The Special Tax obligation applicable to an Assessor's Parcel in the CFD may be prepaid and the 
obligation of the Assessor's Parcel to pay the Special Tax permanently satisfied as described herein, 
provided that a prepayment may be made only ifthere are no delinquent Special Taxes with respect 
to such Assessor's Parcel at the time of prepayment. An owner of an Assessor's Parcel intending to 
prepay the Special Tax obligation shall provide the City with written notice of intent to prepay. 
Within 30 days of receipt of such written notice, the City or its designee shall notify such owner of 
the prepayment amount for such Assessor's Parcel. Prepayment must be made not Jess than 75 days 
prior to any redemption date for Bonds to be redeemed with the proceeds of such prepaid Special 
Taxes. The Prepayment Amount shall be calculated as follows: ( capitalized terms as defined 
below): 

Bond Redemption Amount 
plus 
plus 
plus 
plus 
Jess 
equals 

Remaining Facilities Amount 
Redemption Premium 
Defeasance Requirement 
Administrative Fees and Expenses 
Reserve Fund Credit 
Prepayment Amount 

As of the proposed date of prepayment, the Prepayment Amount shall be determined by application 
of the following steps: 
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Step 1. 

Step 2. 

Step 3. 

Step 4. 

Step 5. 

Step 6. 

Step 7. 

Step 8: 

Step 9: 

Step 10. 

Step 11. 

Westpark CFD No. 1 

Determine the Maximum Special Tax that could be collected from the 
Assessor's Parcel prepaying the Special Tax in the Fiscal Year in which 
prepayment would be received by the City. 

Divide the Maximum Special Tax from Step I by the CFO Maximum Special 
Tax Revenues for the Fiscal Year in which prepayment would be received by 
the City. 

Multiply the quotient computed pursuant to Step 2 by the Outstanding Bonds 
to compute the amount of Outstanding Bonds to be retired and prepaid (the 
"Bond Redemption Amount''). 

Compute the current Remaining Facilities Costs (if any). 

Multiply the quotient computed pursuant to Step 2 by the amount determined 
pursuant to Step 4 to compute the amount of Remaining Facilities Costs to be 
prepaid (the "Remaining Facilities Amount"). 

Multiply the Bond Redemption Amount computed pursuant to Step 3 by the 
applicable redemption premium, if any, on the Outstanding Bonds to be 
redeemed (the "Redemption Premium"). 

Compute the amount needed to pay interest on the Bond Redemption 
Amount starting with the first Bond interest payment date after which the 
prepayment has been received until the earliest redemption date for the 
Outstanding Bonds, which, depending on the Bond offering document, may 
be as early as the next interest payment date. 

Compute the amount of interest the City reasonably expects to derive from 
reinvestment of the Bond Redemption Amount plus the Redemption 
Premium from the first Bond interest payment date after which the 
prepayment has been received until the redemption date for the Outstanding 
Bonds. 

Take the amount computed pursuant to Step 7 and subtract the amount 
computed pursuant to Step 8 ( the "Defeasance Requirement"). 

Determine the costs of computing the prepayment amount, the costs of 
redeeming Bonds, and the costs of recording any notices to evidence the 
prepayment and the redemption (the "Administrative Fees and Expenses"). 

If and to the extent so provided in the indenture pursuant to which the 
Outstanding Bonds to be redeemed were issued, a reserve fund credit shall be 
calculated as a reduction in the applicable reserve fund for the Outstanding 
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Step 12. 

Bonds to be redeemed pursuant to the prepayment (the "Reserve Fund 
Credit"). 

The Special Tax prepayment is equal to the sum of the amounts computed 
pursuant to Steps 3, 5, 6, 9, and I 0, less the amount computed pursuant to 
Step 11 (the "Prepayment Amount"). 

2. Partial Prepayment 

A partial prepayment may be made in an amount equal to any percentage of full prepayment desired 
by the party making a partial prepayment, except that the full amount of administrative fees and 
expenses determined in Step IO shall be included in the partial prepayment. The Maximum Special 
Tax that can be levied on a Parcel after a partial prepayment is made is equal to the Maximum 
Special Tax that could have been levied prior to the prepayment, reduced by the percentage of the 
full prepayment that the partial prepayment represents, all as determined by or at the direction of the 
Administrator. 

I. INTERPRETATION OF SPECIAL TAX FORMULA 

The City reserves the right to make minor administrative and technical changes to this document that 
does not materially affect the rate and method of apportioning the Special Taxes. In addition, the 
interpretation and application of any section of this document shall be left to the City's discretion. 
Interpretations may be made by the City by ordinance or resolution for purposes of clarifying any 
vagueness or ambiguity in this RMA. 
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Large Lot 
[11 

W-1 

W-2 

W-3 
W-4 
W-5 
W-7 

W-8 
W-10 
W-11 
W-12 
W-21 
W-22 
W-24 
W-25 

W-26 
W-32 
W-33 

ATTACHMENT2 

CITY OF ROSEVILLE 

WESTPARK COMMUNITY FACILITIES DISTRICT NO. l 

(PUBLIC FACILITIES) 

EXPECTED LAND USES AND ASSIGNED MAXIMUM SPECIAL TAXES 

Base Tax Rate 
per Unit Assigned 

Expected Expected # of (Residential) Maximum 
Land Use Acreage or Residential and per Acre Special Tax 

[21 Lot Size Units (Non- [3] 
Residential) [31 

PHASE I 
LOR Lots> 

(Active Adult) 5,000 sqft 225 units $1,200 $270,000 

Lots<= 
5,000 sqft 173 units $900 $155,700 

LOR Lots> 
(Active Adult) 5,000 sqft 137 units $1,200 $164,400 

Lots<= 
5,000 sqft 169 units $900 $152,100 

LDR 38.1 198 units $1,300 $257,400 
LOR 31.4 147 units $1,300 $191, 100 
LOR 23.0 88 units $1,300 $114,400 
LOR 27.9 111 units $1,300 $144,300 

PHASE II 
LOR 42.3 180 units $1,300 $234,000 
LOR 54.1 261 units $1,300 $339,300 
LOR 32.3 148 units $1,300 $192,400 
LOR 18.9 61 units $1,300 $79,300 

VC-MOR 16.8 144 units $1,000 $144,000 
VC-MOR 16.8 144 units $1,000 $144,000 
VC-MDR 12.5 95 units $1,000 $95,000 
VC-HOR 12.4 96 units $500 $84,000 
VC-HOR 144 units $250 (combined) 

(affordable) 
VC-HOR 10.0 132 units $500 $66,000 
VC-CC 7.2 NIA $5,000 $36,000 
VC-CC 7.2 NIA $5,000 $36,000 

' 



Base Tax Rate 
per Unit 

Expected # of (Residential) 
Large Lot Land Use Expected Residential and per Acre 

111 121 Acreage Units (Non-
Residentiall 131 

PHASE Ill 
W-6 LDR 22.8 77 units $1,300 

W-13 LOR 17.0 60 units $1,300 
W-14 LOR 31.7 115units $1,300 
W-15 LOR 27.6 80 units $1,300 
W-16 MOR 20.6 160 units $1,000 
W-29 HOR 8.0 150 units $250 

(affordable) 
W-63 BP 10.5 NIA $5,000 

PHASE IV 
W-9 LDR 31.9 95 units $1,300 
W-17 LOR 46.0 210units $1,300 
W-18 LOR 71.2 280 units $1,300 
W-19 MOR 21.9 165 units $1,000 
W-28 HOR 9.0 128 units $500 

HOR 47 units $250 
(affordable) 

W-30 cc 4.0 NIA $5,000 
W-60 IND 34.3 NIA $3,000 
W-61 LI 35.9 NIA $3,000 
W-62 LI 38.3 NIA $3,000 

Total Assigned Maximum Special Tax Revenues 
(Fiscal Year 2004-05) 

Adjustment for Expected Affordable Units 
(85 Expected MOR Units) 

CFD Maximum Special Tax Revenues 
(Fiscal Year 2004-05) 

I. See Attachment I for the geographic area associated with ,each Large Lot. 

2. LDR = Low Density Residential 
MDR Medium Density Residential 
HDR = High Density Residential 
VC-MDR = Village Center Medium Density Residential 
VC-HDR = Village Center High Density Residential 
VC-CC = Village Center Community Commercial 
BP = Business Park 
CC = Community Commercial 
IND = Industrial 
LI Light Industrial 

Assigned 
Maximum 

Special Tax 
[31 

$100,100 
$78,000 
$149,500 
$104,000 
$160,000 
$37,500 

$52,500 

$123,500 
$273,000 
$364,000 
$165,000 
$75,750 

(combined) 

$20,000 
$102,900 
$107,700 
$114,900 

$4,927,750 

($42,500) 

$4,885.250 

3. Beginning July I, 2005 and each July I thereafter, the Maximum Special Taxes shown above shall be adjusted 
by applying the Annual Tax Escalation Factor. 

Source of Data: Morton & Pitalo, July 14, 2004 
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May 31, 2006 

Mr. Russell Branson 
Administrative Services D1rcctor 
City ofRoseville 
311 Vernon Street 
Roseville, California 95678 

RE: Properties within Wcstpark CFO No. 
Roseville, California 95747 

Dear Mr. Branson: 

Real Estate Appraisal & Consult;ition 

At your request and authorization, Seevers • Jordan • Ziegcnmeycr has analyzed market data for the 
purpose of estimating the hypothetical market value (fee simple estate) of the properties within the 
Wcstpark Community Facilities District (CFD) No. 1, under the assumptions and conditions 
contained in this report. 

The appraisal report has been condncted in accordance with appraisal standards and guidelines found 
in the Uniform Standards of Professional Appraisal Practice (USPAP) and the Appraisal Standards 
for Land Secured Financing, published by the California Debt and Investment Advisory 
Commission. This document is presented in a Self-Contained Appraisal Report format and is 
intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) ofUSPAP. 

The Westpark CFD No. I bond issuance is scheduled to fund certain portions of the public 
improvements required for the development of the following components: 3,566 single-family 
residential Jots (including 704 age-restricted and 85 affordable housing units), a multifamily 
residential component encompassing 694 dcvclopable units (including 341 affordable housing units), 
three commercial sites containing a combined 18.4 acres, a business professional site measuring 10.5 
acres, and three industrial sites totaling 108.5 acres. The project will be developed in four phases, 
and the financing provided through the bond issuance will be used for improvements to Fiddymcnt 
Road, Del Webb Boulevard, Pleasant Grove Boulevard, Village Green Drive, Bob Doyle Drive, 
Phillip Road, Upland Drive, West Side Drive, Market Street and other public roads. These 
improvements include but are not limited to -drainage, water, joint trench utilities, concrete curbs, 
gutters and sidewalks, maintenance holes, street lighting, landscaping, masonry walls, traffic signals, 
transportation, wastewater, solid waste, parks, open space, utilities, and other miscellaneous 
improvements. 

The subject property, which comprises the land areas situated within the boundaries of the proposed 
Wcstpark Community Facilities District No. 1, is located in the West Roseville Specific 
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Plan, within the city of Roseville, Placer County, California. Specifically, the subject property is 
situated west of Fiddyment Road, north of Pleasant Grove Boulevard and south of Blue Oaks 
Boulevard. The following tables detail the various land use components encompassing Westpark 
Community Facilities District No. 1. There arc also a number ofpublic/quasi·publie land areas (e.g., 
school sites, parks and open space) that arc within the District but will not be encumbered by special 
taxes. Thus, these sites are excluded from our analysis. 

Designation Proposed Land Use 
No. of No. or Typlul Lot Slic 

Acreage l.-b "nits ···-· 
Pha•e I 

W-1 LDR (Age-Restricted) 85.4 404 5,250 

W-2 LDR (Age-Restricted) 61.5 300 5,250 

W-3 LDR 38.l 198 5,250 

W-4 LDR ll 4 147 6,300 

W-5 LOR 23.0 88 7,000 

W-6 LDR 22.8 77 7,875 

W-7 LDR 27.9 111 6,300 

Ta/al- Plrnxe I 291J.l I 325 0 

Phase II 
w., LOR 42.3 H,S 6,900 

W-10 LDR 54.1 245 6,800 

W-11 LDR 32.3 130 6,000 

W-12 LDR 18.9 79 6,050 

W-21 VC-MDR 10.9 ,0 3,850 

VC-HDR 59 48 

W-22 VC-MOR 12.4 102 3,850 

VC-IIDR 4.4 36 

W-24 VC-MDR 8.0 74 3,850 

VC-HDR 4.5 " W-25 VC-HDR 3.1 63 

VC-HDR (Affordable) 8.7 150 

W-26 VC-HDR 10.0 165 

W-32 VC·Cornmereial 7.2 

W-B VC-Commercial 7.2 

Total - Phase II 2J0.5 888 51JJ 

p1, .... 111 

W-13 LDR 17.0 74 5,77':! 

W-!4 LDR 31.7 158 6,300 

W-15 LDR 12.4 54 5,775 

HOR (Affordable) 15.2 '" W-16 LDR 20.6 98 4,725 

W-29 MOR 8.0 '' 3,850 

MDR (Affordable) " 3,850 

W-63 Busine.s~ Pmfc,sional 10.5 

Total· Phusc III 115 . .f 487 191 
Note: LDR - Low Dtnsity Rc,;i,kn!tal, MOR Medium Density Re,idennal, llllR - High Densi1y Residential. 
VC · Villoge Cenler 
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Designation 

W-9 

W-17 

W-!8 

W-19 

W-28 

W-30 

W-60 

W-61 

W-62 

Total - Phase IV 

Tutal 

Proposed Land Ui;c 

LDR 

LDR 
LDR 
MDR 
LOR 

Commercial 

Industrial 

Industrial 

Industrial 

Acreage 

Phue IV 

31.9 

46.0 
71.2 

21.9 

9.0 

4.0 

34.3 

35.9 

38.3 

292.5 
918.S 

No.or No.of Typical Lot Sh: 
l,oh Units fSFI 

193 - 6,300 

261 5,475 

236 5,775 

118 3,375 

58 4,500 

866 0 

3566 694 

Not~. LOR - Low Density Residt"rttial, MDR - Medium Denoliy Re.sidential. HDR • High Density Re~identia!, 

VC - Village Center 

We have been requested to provide an estimate of hypothetical market value of the subject property as 
of our date of inspection (May 12, 2006). The value estimate assumes a transfer would reflect a cash 
transaction or terms considered to be equivalent to cash. The estimate is also premised on an 
assumed sale after reasonable exposure in a competitive market under all conditions requisite to a 
fair sale, with buyer and seller each acting prudently, knowledgeably, for their own sclf~intcrcst, and 
assuming neither is under duress. 

In light of the fact that the improvements to be financed by the district bonds were not in place as of 
our date of inspection, the value estimate is subject to a hypothetical condition, defined as "that 
which is contrary to what exists but is supposed for the purposes of ana\ysis."1 Specifically, the 
hypothetical market value estimate assumes the completion of the public facilities to be linanccd by 
the Wcstpark Community Facilities District No. I bond issuance (Series 2005 and 2006 bonds). The 
estimate of value also accounts for the impact of the Special Tax securing the bonds. As a result of 
our analysis, it is our opinion the hypothetical market value of the subject property, in accordance 
with the definitions, certifications, assumptions and significant factors set forth in the attached 
document (please refer to pages 9 through 11), as of May 12, 2006, is .. 

Hypothetical Market Value: $472,000,000 

This letter must remain attached to the report, which contains 205 pages, plus related exhibits and 
Addenda, in order for the value opinion(s) contained herein to be considered valid. 

'The l'nifonn Standards of Professional Appraisal Practice, 2005 ed. (Appraisal Standards Board), 3 
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We hereby certify the property has been inspected and we have impartially considered all data 
collected in the investigation. Further, we have no past, present or anticipated future interest in the 
property. 

Thank you for the opportunity to work with your office on this assignment. 

Sincerely, 

;; ~ I t, /,,1{..w 

P. Richard Seevers, MAI 
State Certification No.: AGOOl 723 
Expires: August 12, 2008 

Nelson M. Wong, Appraiser 
State Certification No. AG-034862 
Expiration Date: August 12, 2008 

/smh 

06-170 

Kevin K. Ziegenmcycr, Appraiser 
St.ate Certification No. AGOI3567 
Expiration Date: June 4, 2007 

TABLE QF CONTENTS 

Transmittal Letter 

Table of Contents 

I. Summary of Important Facts and Conclusions 

II. Introduction 

Property Description and History 
Type and Definition ofValue 
Client, Intended User and Intended Use of the Appraisal 
Property Rights Appraised 
Type of Appraisal and Report Fonnat 
Dates of Inspection, Value and Report 
Scope of the Appraisal 
Extraordinary Assumptions and Significant Factors 
General Assumptions and Limiting Conditions 
Ccrtifieation(s) of Value 

Ill. Market Area 

Sacramento Metropolitan Arca Regional Overview 
South Placer County Overview 
Neighborhood Overview 
Sacramento Metropolitan Area Housing Market Overview 
Retail Market Overview 
Office Market Overview 
Industrial Market Overview 
Apartment Market Overview 

IV. Subject Property 

Property Identification and Legal Data 
Site Description 
Facilities to be Financed By the District 
Subject Photographs 
Highest and Best Use Analysis 

V. Valuation Analysis 

Approaches to Value 
Appraisal Methodology 
Hypothetical Market Valuation 
Final Opinion of Hypothetical Market Value 

3 
5 
5 
6 
6 
6 
6 
9 

10 
12 

15 
28 
38 
46 
56 
62 
69 
74 

79 
86 
93 
94 
99 

109 
112 
113 
205 



Addenda 

Hearing Report 
Sources and Uses of Funds 
Developer's Budget 
Glossary ofTcrms 
Qualifications of Appraiscr(s) 

SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

Property: 

Location: 

Land Use: 

Assessor's Parcel Number(s): 

Owner(s) of Record: 

Zoning: 

Flood Zone: 

Earthquake Zone: 

Developable Land Area (Excludes Tax 
Exempt Areas): 

Single-family residential component 
Multifamily residential component 
Commercial (retail) component 
Business professional ( office) component 
Industrial component 

Total 

The appraised property comprises the land situated 
within the proposed boundaries ofWcstpark 
Community Facilities District No. L 

West ofFiddymcnt Road, north of Pleasant Grove 
Boulevard and south of Blue Oaks Boulevard, within 
the city of Roseville, Placer County, California 

The properties within the District arc comprised of 
the following components: 3,566 single-family 
residential lots (including 704 age-restricted and 85 
affordable housing units), a multifamily housing 
component encompassing 694 dcvclopable units 
(including 341 affordable housing units), three 
commercial sites containing a combine<l 18.4 acres, a 
business professional site measuring 10.5 acres, and 
three industrial sites totaling 108.5 acres. 

The subject property is situated within the confines of 
several a.<,scssor's parcels identified as 017-100-021, -
046 through--048 and 017-150-041 through-068. 

PL Roseville, LLC 

The various land components representing the subject 
property arc designated for single-family residential, 
multifamily residential, retail, office and industrial 
uses. For a complete description of the underlying 
zoning ordinances, please refer to the Property 
Identification and Legal Data section of this report. 

flood Zone X Areas outside of the 100 and 500-year 
floodplains. flood insurance is not required. 

Zone 3- Moderate seisn1ic activity (not located in a 
Fault-Rupture Hazard Zone) 

738.7± acres 
52.4± acres 
J 8.4± al.'TCS 

10.5± acres 
1 08.5± acres 
928.5± acres 

------ Seevers • Jordan • Ziegenmeyer ------



Highest and Best Use: 

Date of Inspection: 

Effeetive Date of Value: 

Date ofReport: 

Property Rights Appraised: 

Development as single-family residential 
subdivisions, with complimentary multifamily. retail. 
office and industrial land areas. 

May 12, 2006 

May 12, 2006 

May 31,2006 

Fee simple estate 

Conclusion of Hypothetical Market Value: $472,000,000 

The hypothetical market value conclusion is subject 
to the General and Extraordinary Assumptions, 
Limiting Conditions and Significant Factors 
referenced on pages 9 through 11 of this report. 

------ Seever.<r • Jordan • Ziegenmeyer ------ 2 

INTRODUCTION 

Property Description and History 

The subject property represents the land areas within Westpark Community Facilities District (CFD) 
No. I, which, at completion of development, will consist of 3,566 single-family residences 

(including 704 age-restricted and 85 affordable housing units), multifamily housing encompassing 
694 units (including 341 affordable hou.'iing units), a commeri,;:ial component comprising three sites 

totaling 18.4 acres, a business professional site containing l 0.5 acres and three indu.-;trial sites with a 
combined 108.5 acres of land area. There are also a number of public/quasi-public land areas (e.g., 
school sites, parks and open space) that are within the District but will not be encumbered by special 

taxes. Thus, these sites are excluded from our analysis. The fo11owing tables detail the various land 
use components comprising the subject property. 

De,ignation Proposed Land t:se Acreage 
No.of No.or Typical Lot 
'ok Units Size l~F\ 

Phase I 
W-1 LOR (Age-Restricted) 85.4 4-04 5,250 
\V-2 LDR (Ag,c.-R;;~trict;;J) "'·-' JOO 5,250 
W-3 LDR 38.l 198 5,250 
W-4 LOR 31.4 147 6,300 

W-5 LDR 23.0 88 7,000 

W-6 LOR 22.8 77 7,875 
W-7 LDR 27.9 111 6,300 

Tutal • Ph~e I 290.l 1325 0 

Phase II 
W-8 LDR 42.3 168 6,900 

W-10 LDR 54J 245 6,800 
W-11 LDR 32.3 130 6,000 
W-12 LDR 18.9 79 6,050 

W-21 VC-MDR 10.9 90 3,850 

VC-HDR 5.9 48 
W-22 VC-MDR 12.4 !02 3,850 

VC-HDR 4.4 36 -
W-24 VC-MDR 8.0 74 3,850 

VC-HDR 4.5 41 
W-25 VC-HDR 3.7 63 

VC-HDR (Affordable) 8.7 150 
W-26 VC-HDR 10.0 165 
W-32 VC-Commercinl 7.2 
W-33 VC-Commercial 7.2 -

Tutal • Phase 11 230.5 RBS 503 

Note: LOR- Low Density Residen1iill, ~DR • Medium 1.knsrty Residential, HDR. High Dern.ity Resideotial 

VC - Village Center 

------ Seevers • Jordan • Ziegenmeyer ------ 3 



Designation Proposed Land Use Acreage 
No.of ~o. of Typical Lot 
Lot, Units SizetSF) 

Phase III 

W-13 LOR 17.0 74 5,775 

W-14 LOR 31.7 158 6,300 

W·l5 LDR 12.4 " 5,775 

HOR (Affordable) 15.2 191 

W-16 LDR 20.6 98 4,725 

W-29 MDR 8.0 18 3,850 

MDR (Affordable) 85 3,850 

W-63 BuSlllcss Prufe$Sional 10.5 

Total- Ph,"JSe Ill I 15.4 487 191 

Pha~ .. 1v 

W-9 LDR 31.9 193 6,300 

W-17 LDR 46.0 261 5,475 

W-18 LOR 71.2 236 5,775 

W-19 MOR 21.9 118 3,375 

W-28 LOR 9.0 " 4,500 
W-30 Commercial 4.0 
W-60 Industrial 34.3 

W-61 Industrial 35.9 

W-62 Industrial 38.3 

Total- Phase JV 292.5 866 0 

T .. tal 112"'" "" .. , 
J,;ote: LOR· Low Density Residential, MDR - Medium Density Residential, UDR - High Density Residential 

VC • Village Center 

In total, the Westpark master planned community encompasses approximately 1,484 acres of land 

area, with the dcvclopable areas comprising 928.5± acres. The appraised property is situated west of 

Fiddyment Road, north of Pleasant Grove Boulevard and south of Blue Oaks Boulevard, within the 

West Roseville Specific Plan, in the city of Roseville, Placer County, California. Land uses in the 

subject's immediate area arc devoted primarily to residential uses and supporting commercial 

development, both ofwhich have experienced steady acceptance by the market. With the 

development of Westpark and neighboring Fiddyrncnt Ranch master planned communities, there arc 

a variety of land uses, including single and mullifamily residential, commercial and recreational uses 

that will be incorporated into the area in the near-term. 

According to public records, the entire Westpark development transferred in bulk from Westpark 

Associates to PL Roseville, LLC for $410 million on March 21, 2005. The property was originally 

placed wider contract in August 2004. This was an ann's length transaction with no unusual 

contingencies. Due to the improvement in market conditions since the property was placed 1.mder 

contract, the previous purchase price is not deemed representative of current market value. As part of 

the agreement, the seller carried back a short-tcnn note for $242 million at an So/o interest rate. It is 
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noted the appraised property excludes tax.-cxcmpl land areas (e.g., school sites) that were part of the 

purchase agreement. Thus, our valuation docs not account for the additional revenue (or value) that 

would be generated by the sales of these sites. 

Type and Definition of Value 

The purpose of this appraisal is to estimate the hypothetical market value of the subject property (fee 

simple estate), assuming the completion of the primary infrastructure and facilities to be financed by 

the Wcstpark Comm1.mity .Facilities District No. 1 bond issuance (Series 2005 and 2006 bonds). 

Market value is defined as follows: 

Market Value: The most probable price that a property should bring in a competitive and open 
market under all conditions requisite to a fair sale, the buyer and seller, each 
acting prudently, knowledgeably and assuming the pri'-"e is not affected by undue 
stimulus. I1nplicit in this definition is the consununation of a sale as of a 
specified date and the passing oflitle from seller 1.o buyer under conditions 
whereby: 

• Buyer and seller arc typical1y motivated; 

Both parties :ue well informed or well advised, and acting in what they 
consider their own best interest; 

• A reasonable time is allowed for exposure in the open market; 

• Payment is made in terms of cash in U. S. Dollars or in terms. of financial 
arrangements comparable thereto; and 

• The price represents the nonnal consideration for the property sold 
unaffected by special or creative financing or sales concessions granted by 
anyone associated with the salc.1 

In hght of the fact that the improvements to be financed by the district bonds were not in place as of 

our date of inspection, the value estimate is subject to a hypothetical condition, defined as "that 

which is contrary to what exists but is supposed for the purposes of analysis."' 

Client, Intended User and Intended Use of the Appraisal 

The client and intended user of this appraisal report is the City of Roseville. The apprai&al report is 

intended for use in bond underwriting. 

'Federal Rerisll'I vol. 55, oo. 163, Augus1 22, l\l'KI, 3422!! aod 34229. 
'The Uniform Standards of Professional A1mraisa\ Prac1ice. 20()5 ed, (Apprau;a\ Standard5 Hoa.rd), 3. 
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Property Rights Appraised 

The value estimate derived herein is for the fee simple estate, defined as follows: 

Fee Simple Estate: absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental 
powers of taxation, eminent domain, police power, and escheat.4 

The rights appraised arc subject to the General and Exlraordinary Assumptions. Limiting Conditions 

and Sig11ificant Factors contained in this report and to any exceptions, encroachments, casements 

and rights-of~way recorded. Primary among the assrunptions in this analysis is the premise that the 

value estimate reflects the completion of the public facilities to be financed by the Series 2005 and 

2006 bonds, and it accounts for the impact of the Special Tax securing the bonds. 

Type of Appraisal and Report Format 

This report documents a Complete Appraisal of the subject property, It is presented in a Self~ 

Contained Appraisal Report format, which is intended to comply with the reporting requirements set 

forth wider Standards Rule 2~2(a) of the Uniform Standards of Professional Appraisal Practice 

(USP AP). The appraisal report has also been condut.ied in accordance with the Appraisal Standards 

for Land Secured Financing, published by the California Debt and Investment Advisory 

Commission. 

Dates of Inspection, Value and Report 

An inspection of the subject property was completed on May 12, 2006, which represents the 

effective date of hypothetical market value. This appraisal report was completed and assembled on 

May 31, 2006. 

Scope of the Appraisal 

The appraisal report has been prepared in accordance with the Uniform Standards of Professional 

Appraisal Practice (USPAP). This analysis is intended to be an "appraisal assignment," as defined by 

USP AP; the intention is the appraisal service be performed in such a manner that the result of the 

analysis, opinions or conclw;ions be that ofa disinterested third party. 

We researched and docwncntcd several legal and physical aspects of the subject property. A 

physical inspection of the property was completed and serves as the basis for the site description 

contained in this report. Interviews were conducted with Mr. Greg Ackennan, Vice President of 

Finance at Pulte/Del Webb, regarding the property history and development information. The sales 

4 The Dk!fonarv nfRea1 Efilatc AQPrnisal 4"' ed. (Chicago: Appraisal ln,,titute, 2002). I 13 
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history was verified by consulting public records. Various docruncnts were provided for the 

appraisal, including a developer's budget, site maps and development timeline. We contacted the 

City ofRoseville Planning Departmenl regarding zoning and entitlements. The earthquake zone, 

flood zone and utilities were verified with applicable public agencies. Property tax information for 

the current tax year was obtained from the Placer County Treasurer-Tax Collector's Office. 

We analyzed and documented data relating to the subject's neighborhood and surrounding market 

areas. This information was obtained through personal inspections of portions of the neighborhood 

and market areas, newspaper articles, real estate conferences and interviews with various market 

participants, including property owners, property managers, brokers, developers and local 

government agencies. 

In this appraisal, we determined the highest and best use oftbc subject property as though vacant, 

based on the four standard tests (legal permissibility, physical possibility, financial feasibility and 

maximum productivity). In addition, we estimated a reasonable exposure time associated with the 

hypothetical market value estimate. 

We have been requested to provide an estimate of hypothetical market value of the subject property 

as of our date of inspection (May 12, 2006). The subdivision development method to value 

(discounted cash flow analysis) was relied upon in the analysis of the subject property. As a 

component ofthe subdivision development method, the sales comparison approach and extraction 

technique were employed to estimate value for a typical village (5,250 square foot lot size) within 

the Westpark community. Then, we utilized the data set and other market indicators to establish the 

in.,Temcntal value difference between each of the lot groupings that are either smaller or larger than 

the subject's 5,250 square foot lots. The sak'S comparison approach was also employed to estimate 

revenue for the retail, office and industrial components. With respect to the multifamily component, 

two sites are encumbered by an affordable housing requirement. Due to the lack of recent sales 

relating to affordable hol.l,;;ing multifamily developments (or sites), the extraction technique was 

exclu..;,ively relied upon to develop an opinion ofhypothetical market value for these parcels. In the 

application of the extraction technique, the income capitaliiation approach was utilized to establish 

value for hypothetical multifamily housing developments, after which estimated costs of 

construction were deducted, resulting in estimates of value for the underlying sites. finally, the sales 

comparison approach was employed once again to estimate the hypothetical market values of the 

multifamily sites that do not have an affordable housing requirement. 

The resultant value (revenue) indicaLors were incorporated into a discounted cash flow analysis to 

estimate the hypothetical market value of the subject property (in bulk), assuming the completion of 

the improvements to be financed by the Wcstpark CFD No. l bond issuance (Series 2005 and 2006 

bonds). 
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The individuals involved in the preparation of this appraisa1 include Mr. P. Richard Seevers, MAI, 

Mr. Kevin Ziegenmeycr and Mr. Nelson Wong, Appraisers. Mr. Ziegenmeyer and Mr. Wong 

inspected the subject property; collected and confinned data related to the subject, compardbles and 

the neighborhood/market area; analyzed market data; and prepared a draft report with a preliminary 

estimate of value. Mr. Seevers inspected the property, offered professional guidance and instruction. 

reviewed the draft report and made necessary revisions. 

This appraisal report has been conducted in accordance with appraisal standards and guidelines 

found in the Unifonn Standards of Professional Appraisal Practice (USPAP) and the Appraisal 

Standards for Land Secured Financing, published by the California Debt and Investment Advisory 

Commission. 
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EXTRAORDINARY ASSUMPTIONS, SIGNIFICA;IIT FACTORS 

AND HYPOTHETICAL CONDITIONS 

Extraordinary Assumptions and Significant l<'actors 

l. The values derived in this report are directly tied to the subdivision maps provided by the master 
developer. Any si1,,rnificant change in the number or size of the new parcels could affect the value 
of the subject property. 1t is asswned the subject will be subdivided as represented by the 
developer for this analysis. If, at some future date, alternate mapping or phasing of the subject 
property is implemented, there will necessarily be a direct impact on value, and the appraisers 
reserve the right to amend the opinion(s) of value stated herein. 

2. We have been provided site developmL'Ilt cost projections for the subject property. ln comparing 
these costs with the in-tract costs for other residential developments in the Sacramento region, it 
appears the budgeted costs arc reasonable. Any significant variations from the cost projections 
used in this analysis could have an impact on the values concluded in this report, If, at some 
future date, the actual improvement costs arc reported to be different from the projected costs 
utilized in our analysis, the appraiser reserves the right to amend the value opinion(s) contained 
herein. 

3. According to the City of Roseville Planning Department. the tentative subdivision maps for 
Phase I of the subject development have been approved. Although the balance of the Wcstpark 
development does not have tentative subdivision map approval, a Development Agreement is in 
place between the City of Roseville and the developer that grants the right to develop the 
property as planned, so long as the density, intensity, rate and timing of the development remains 
consistent with the West Roseville Specific Plan and the Development Agreement. In light of the 
fact the submitted maps are consistent with the West Roseville Specific Plan, the City of 
Roseville Planning Department docs not anticipate any impediments in the approval process. The 
approvals should represent a routine ftmction for the Planning Department. Thus, no discount 
will be applied for the subject's land areas that lack tentative subdivision map approval. If for 
any reason the approval process is delayed indefinitely, the appraisers reserve the right to amend 
the opinion(s) of value sL'lted herein. 

4. The subject property represents several contiguous assessor's parcels identified as 017-100-021, 
-046 through -048 and 017-150-041 through--068. lt is assumed lot line adjustments will be 
made in order to enable the transfer of the subject's land components ( e.g., villages) as separate, 
legal parcels. 

Hypothetical Conditions 

5. The estimate of hypothetical market value assumes the completion of the public infrastructure 
improvements to be financed by the Wcstpark Community facilities District No. I bond issuance 
(Series 2005 and 2006 bonds). The funds wlll be used for improvements to Fiddyment Road, Del 
Webb Boulevard, Pleasant Grove Boulevard, Village Green Drive, Bob Doyle Drive, Phillip 
Road, Upland Drive, West Side Drive, Market Street and other public roads. These 
improvements includL'--but arc not limited to-----drainage, water, joint trench utilities, concrete 
curbs, gutters and sidewalks, maintenance holes, street lighting, landscaping, masonry walls, 
traffic signals, transportation, wastewater, solid waste, parks, open space, utilities, and other 
miscellaneous improvements. 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

I. No responsibility is assumed for the legal description provided or for matters pertaining to legal 
or title considerations. Title to the property is assumed to be good and marketable unless 
otherwise stated. 

2. No responsibility is assumed for matters of law or legal interpretation. 

3. The property is appraised free and clear of any or all liens or encumbrances unless otherwise 
stated, 

4. The information and data furnished by others in preparation of this report is believed to be 
reliable, but no warranty is given tbr its accuracy. 

5. It is assumed there arc no hidden or llllapparent conditions of the property, subsoil, or structures 
that render it more or less valuable. No responsibility is assumed for such conditions or for 
obtaining the engineering studies lhat may be required to discover them. 

6. lt is assumed the property is in full compliance with all applicable federal, state, and local 
environmental regulations and laws lllllcss the lack of compliance is stated, described, and 
considered in the appraisal report. 

7. It is assumed the property conforms to all applicable zoning and use regulations and restrictions 
unless a nonconformity has been identified, described and considered in the appraisal report. 

8. It is assumed all required licenses, certificates of occupancy, consents, and other legislative or 
administrative authority from any local, state, or national govemn1cnt or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate 
contained in this report is based. 

9. It is assumed the use of the land and improvements is confined within the boundaries or property 
lines of the property described and there is no encroachment or trespass unless noted in the 
report. 

10. Unless otherwise stated in this report, the existence of hazardous materials, which may or may 
not be present on the property. was not observed by the appraiser. The appraiser has no 
knowledge of the existence of such materials on or in the property. The appraiser, however, is 
not qualified to detect such substances. The presence of substances such as asbestos, urea· 
formaldehyde foam insulation, and other potcntiaIIy hazardous materials may affect the value of 
the property. The value estimated is predicated on the asswnption there is no such material on or 
in the property that would cause a loss in value. No responsibility is assumed for such conditions 
or for any expertise or engineering knowledge required to discover them. The intended user of 
this report is urged to retain an expert in this field, if desired. 

11. The Americans with Disabilities Act (ADA) became effective January 26, 1992. I (we) have not 
made a specific survey or analysis of this property to detcnninc whether the physical aspects of 
the improvements meet the ADA accessibility guidelines. Since compliance matches each 
owner's financial ability with the cost-to cure the property's potential physical characteristics, 
the real estate appraiser cannot comment on compliance with ADA. A brief summary of the 
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subject's physical aspects is included in this report. It in no way suggests ADA compliance by 
the cwrcnt owner. Given that compliance can change with each owner's financial ability to cure 
non~acccssibility, the value of the subject docs not consider possib1e non-compliance. Specific 
study of both the owner's financial ability and the cost~to~curc any deficiencies would be needed 
for the Department of Justice to determine compliance. 

12, The appraisal is to be considered in its entirety and use of only a portion thereof will render the 
appraisal invalid. 

13. Possession of this report or a copy thereof, does not carry with it the right of publication nor may 
it be used for any purpose by anyone other than the client without the previous written consent of 
Seevers• Jordan• Ziegenmeyer. 

14. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraiser, or the fim1 with which the appraiser is connected) shall be disseminated 
to the public through advertising, public relations, news, sales, or any other media without the 
prior written consent and approval ofScevers •Jordan• Ziegcnmeyer. 

! 5. The liability of Seevers• Jordan • Ziegenmcyer and its employccs!suhcontractors for errors/ 
omissions, if any, in this work is limited to the amount of its compensation for the work 
performed in this assignment. 

16. Acceptance and/or use of the appraisal report constitutes acceptance of all assumptions and 
limiting conditions stated in this report. 

17. An inspection of the subject property revealed no apparent adverse easements, encroachments or 
other conditions, which currently impact the subject. However, the exact locations of typical 
roadway and utility easements, or any additional casements, which would be referenced in a 
preliminary title report, were not provided to the appraiser. The appraiser is not a surveyor nor 
qualified to determine the exad location of easements. It is assumed typical casements do not 
have an impact on the opinion (s) of value as provided in this report. If, at some future date, these 
casements are dctcnnincd to have a detrimental impact on value, the appraiser reserves the right 
to amend the opinion (s) of value. 

18. This appraisal report is prepared for the exclusive use of the appraiser's client. No third parties 
are authoriz,ed to rely upon this report without the express consent of the appraiser. 

19. The appraiser is not qualified to determine the existence of mold, the cause of mold, the type of 
mold or whether mold might pose any risk to the property or its inhabitants. Additional 
inspection by a qualified professional is recommended. 
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CERTIFICATION QF VALUE 

I certify that, to the best of my knowledge and belief: 

• The statements of fact contained in this report are true and correct; 

• The reported analyses, opinions and conclusions arc limited only by the reported assumptions 
and limiting conditions, and arc my personal, impartial and unbiased professional analyses, 
opinions, and conclusions; 

• I have no present or prospective interest in the property that is the subject of this report, and no 
personal interest with respect to the parties involved; 

• 1 have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment; 

• My engagement in this assignment was not contingent upon developing or reporting 
predetermined results; 

• My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal; 

• I have 1nade an inspection of the properties that arc the subject of this report; 

• Kevin Ziegenmeyer and Nelson Wong, Appraisers, also inspected the subject properties and 
provided significant professional appraisal assistance in the preparation of this report. This 
assistance included the collection and confinnation of data, and the analysis necessary to prepare 
a draft report with a preliminary estimate of value 

• The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity wlth the requirements of the Code of Professional Ethics and the 
Standards of Professional Practice of the Apprnisal Institute, which include the Uniform 
Standards of Professional Appraisal Practice; 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives; 

• I certify that my State of California general real estate apprniscr ccrti licate has never been 
revoked, suspended, cancelled or restrictt.'d; 

• I have the knowledge and experience to complete this appraisal assignment and have appraised 
similar properties in the past. Please see the Qualifications of Appraiser portion of the Addenda 
to this report for additional infonnation; 

As of the date oflhis report, I, P. Richard Seevers, MAI, have completed the requirements under 
the continuing education progra1n of the Appraisal Institute. 

/, 

P. RICHARD SEEVERS, MAI 
State Certification No.: AG001723 (Expires August 12, 2008) 

------ Seevers • Jordan • Ziegenmeyer ------ 12 

CERTIFICATION OF VALUE 

I certify, to the best ofmy knowledge and belief: 

• The statements of fact contained in this report arc true and correct; 

• The reported analyses, opinions and conclusions arc litnited only by the reported assumptions 
and limiting conditions, and arc my personal, impartial and unbiased professional analyses, 
opinions, and conclusions; 

• I have no present or prospective interest in the property that is the subject of this report, and no 
personal interest with respect 1.o the parties involved; 

• I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment; 

• My engagement in this assi&'llmcnt was not contingent upon developing or reporting 
predetermined results; 

• My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, ihc attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal; 

• I have made an inspection of the properties that arc the subject of this report; 

• Nelson Wong, Appraiser, also inspected the subject properties and provided significant 
professional appraisal assistance in the pn.11aration of this report. This assistance included the 
collection and confinnation of data, and the analysis necessary to prepare a draft report with a 
preliminary estimate(s) of value; 

• The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in confonnity with the requirements of the Code of Professional Ethics and the 
Standards of Professional Practice of the Appraisal Institute, which include the Uniform 
Standards of Professional Appraisal Practice; 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives; 

• I cert if)' my State of California general real es late appraiser certificale has never been revoked, 
suspended, cancelled, or restricted; and 

• I have the knowledge and experience to complete this appraisal assignment and have appraised 
similar properties in the past. Please see the Qualifications of Appraiser portion of the Addenda 
to this report for additional information. 

1.:t• 

KEVIN K. ZIEGENMEYER, APPRAISER 
State Certification No.: AGO 13567 (Expires: June 4, 2007) 
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CERTIFICATIO~ OF VALUE 

I certify that, to the best of my knowledge and belief: 

The statements of fact contained in this report are true and correct; 

• The reported analyses, opinions and conclusions arc limited only by the reported assumptions 
and limiting conditions, and are my personal, impartial and unbiased professional analyses, 
opinions and conclusions; 

• I have no present or prospective interest in the property that is the subject of this report, and no 
personal interest with respect to the parties involved; 

• l have no bias with respect to lhc property that is the subject of this report or to the parties 
involved with this assignment; 

• My engagement in this assignment was not contingent upon developing or reporting 
prcdctcnnincd results; 

My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetcnnined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result or the occurrence of a 
subsequent event directly related to the intended use ofthis appraisal; 

• I have made an inspection of the properties that are the subject of this report; 

• The reported analyses, opinions and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and the 
Standards of Professional Practice of the Appraisal Institute, which include the Uniform 
Standards of Professional Appraisal Practice; 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives; 

• I certify that my State of California general real estate appraiser certificate has never been 
revoked, suspended, cancelled or restricted; 

• I have the knowledge and experience to complete this appraisal assignment and have appraised 
similar properties in the past. Please sec the Qualifications of Appraiser portion of the Addenda 
to this report for additional information. 

NELSON M. WONG, APPRAISER 
State Certification No.: AG-034862 (Expires; August 12, 2008) 
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SACRAMENTO METROPOLITAN AREA REGIONAL OVERVIEW 
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Introduction 

-
( ... ~ 

The Sacramento Area is comprised of Sacramento, Placer, El Dorado, Yolo, Yuba and Sutter 

Counties. Located in the north-central part of the state of California, the Sacramento Area has 
proven to be one of the fastest growing 1narkets among major metropolitan areas in the United 

States. In order to provide a closer look at the region's progressive growth and its outlook for the 
next few years, we will present information on geographical, social, demographic, economic and 

environmental influences within the region. In the final section, we will summarize the impaLi these 
forces have on the overall desirability of the region and local property values. 

The six-county region encompasses approximately 6,56 l square miles, from the Sacramento River 
Delta in the west to the Sierra Nevada mountain range in the cast. At the center of this region is 

Sacramento County, which encompasses approximately 996 square miles near the middle of the 

Central Valley. The county's largest city, Sacramento, is the scat of government for the County, as 

wcU as the State Capital of California. Surrounding Sacramento arc a number of smaller towns and 
communities, including coUcgc towns, tourist destinations, suburban communities and agricultural 

centers. The city of Sacramento is located approximately 385 miles north of Los Angeles, 500 miles 
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south of the Oregon border, 85 miles northeast of San Francisco, 105 miles west of South Lake 

Tahoe, and 135 miles southwest of Reno, Nevada. 

Geography & Climate 

The geography, climate and seismic conditions in the region play an important role in the quality of 

life. The topography of the region ranges from relatively flat land along the valley floor, to steep 

mountain terrain in the eastern portion of the area. Elevations range from 15 feet below sea level 

near the Sacramento-San Joaquin River Delta, to 10,000 feet above sea level at the summit of the 

Sierra Nevada Mountains. The American and Sacramento Rivers are the two major waterways in the 

region. The American River flows from the cast and travels west along the southern part of the 

Sacramento Arca, joining the Sacramento Rivet just northwest of Sacramento's Central Business 

District The Sacramento River flows from the north and traverses south along the western side of 

the city of Sacramento. 

The region's climate is fairly mild, with moderate rainfall in winter, virtually none in summer, and a 

relatively comfortable temperature range year-round. However, temperatures can reach above 100° 

in the summer on the valley floor, and heavy rain and snowfall can occur during winter months in 

the northeastern part of the region in the mountainous areas of Placer and El Dorado counties. The 

climate of Sacramento is wann and dry in the summer with an average daytime high temperature of 

93°F, and a cool 57'" at night During Sacramento's winter, daytime high temperatures are typically 

between 43" and 58°. During Sacramento's rainy season, November through April, an accumulation 

of about 12 to 18 inches of rain is normal. 

Besides the relatively mild climate, the region is also known for its stable seismic conditions, 

especially compared to the San Francisco Bay Area and Southern California. Sacramento and 

adjoining cities rank among the lowest in the state for the probability of a major earthquake. 

Most of the region is not located within an Alquist-Priolo Earthquake Fault Zone. Yolo County is the 

only county with land located in an Earthquake Fault Zone, in a small portion of the northwest part 

of the county known as Jericho Valley. The Dunnigan Hills fault, located 19 miles northwest of the 

city of Sacramento, is the closest known m;tive fault mapped by the California Division of Mines 

and Geology. The closest branches of the seismically active San Andreas fault system arc the 

Antioch fault (42 miles southwest) and the Green Valley/Concord fault (45 miles southwest). 

Recreation & Culture 

The Sacramento Area appeals to a diverse range of interests, offering innumerable recreational and 

cultural opportunities. The American River Parkway otTcrs 5,000 acres of recreation area along both 

sides of the river for 30 miles. Some of the destinations along the parkway are Discovery Park, 
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Goethe Park, Nimbus Fish Hatchery, CSUS Aquatic Center, and Folsom Lake State Recreation 

Area. The parkway includes walking, biking and horseback riding trails, as well as picnic and beach 

areas. The Sacramento-San Joaquin Delta has over 1,000 miles of waterways. The rivers and lakes 

within the Sacramento Area offer boating, kayaking, sailing, rafting and water skiing opportunities. 

In addition, numerous parks and golf courses arc located throughout the region. 

Other recreational opportunities are available within a few hours drive of the Sacramento Area. To 

the west are the San Francisco Bay Area, the Napa Valk.-y wine country, the coastal redwood forests, 

and the beaches of the Pacific Ocean. To the east are Lake Tahoe and the Sierra Nevada Mountains, 

which arc home to more than a dozen snow-skiing resorts. Legalized casino gambling is available in 

Nevada, as well as several Indian casinos in the Sacramento region. 

Cultural attractions in the region include the Old Sacramento Historic District, Calitbmia State 

Railroad Museum, Towe Auto Museum, Crocker Art Museum, Historic Governor's Mansion, 

Sutter's Fort State Historic Park and Sacramento Zoo. Sacramento is home to the Sacramento Opera 

Association, Sacramento Ball el, Sacramento Theatre Company, Sacramento Philharmonic Orchestra 

and Sacramento Traditional Jazz Society. A recent addition to the cultural landscape is the Robert 

and Margrit Monda vi Center for the Performing Arts on the campus of the University of California 

Davis. Annual events in Sacramento include the California State Fair, the Music Circus and the 

Sacramento Jazz Jubilee. 

In teilllS of sports entertainment, the region is home to three professional athletic teams and 

numerous college teams. Sacramento acquired a National Basketball Association (NBA) franchise, 

the Kings, in 1985. The Kings play their home games in the 17,300-seat ARCO Arena. In 1996, 

Sacramento was granted a franchise of the Women's National Basketball Association (WNBA), The 

Sacramento Monarchs began thcit season in l 997 and also play their homes games at ARCO Arena. 

The region is also home to the Sactamento River Cats, a triple-A minor league baseball team. The 

Sacramento Arca often host'> regional, national and even international sporting events. For example, 

Sacramento hosted the track and field qualifying lrials for the 2000 and 2004 Summer Olympics. 

Also, several professional golftoumamcnLS have been hosted at area courses. 

Population 

The Sacramento Arca is among the fastest growing metropolitan areas in the United States. The 

population grew by 20% between 1990 and 2000, and by another 14o/o between 2000 and 2005. This 

strong growth is attributed primarily to the in-migration of residents from other California and U.S. 

urban areas. The following table shows historical population growth in the six-county region. 
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POPULATION TRENDS 

Avg.Annual 
Countv 2001 2002 2003 , ... 280!11 Growth 

Sacmmento 1,252,652 1,287,426 1,317,973 1,346,205 l,369,855 2.3% 
Placer 258,892 271,224 284,039 296,579 305,675 4.5% 
El Dorado 160,495 164,079 167,252 170,456 173,407 2.0%, 
Yolo 172,677 177,572 181,328 184,660 [87,743 2.2% 
Yuba 61,049 62,385 63,747 65,130 66,734 2.3% 
Sutter = SJ.9Jl "4.166 - """"' 1.124 

Total l 985 974 2 044 599 2 098 sos 2 149 634 2 192.359 2.6o/ .. 
Source: California Department of Finance 

The previous table indicates the region has experienced an average annual growth rate of2.6o/o since 
2001. Placer County has led the region with average growth of 4.5o/o per year. Most of this growth 
bas occurred in the cities of Roseville, Rocklin and Lincoln. 

The population in the region is expected to continue growing. According to the California 
Department of Finance, the population in the Sacramento Area is projected to increase to about 2.4 

million by 2010 a.'!d :ibcut 3 mi11icn by 2020. The reg.ion's grav.-1:h is expected to outpace t..1.c grow .... ';. 
of nearly all other n1etropolitan areas in California, as well as the state as a whole. 
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Employment 

According to the California Employment Development Department (EDD), the Sacramento 

metropolitan area represents one of the strongest employment centers in California, despite some 
slowing in the employment growth rate in recent years. Many an.,as in the state and nation 
experienced economic slowing and even recessions beginning in the year 2000; however, 

employment growth in the Sacramento region has been positive each year for at least the last decade. 
The following table exhibits employmcnl growth in the region over the past 10 years. 

EMPWYMENT GROWTH 
SlX..COL'NTY REGION 

~,.ooo 1-·-··-·-·---···-··-- ------------, 

40.000 +-----------, 
35.000 +-----------, 
30.000 +-------r"'"r-, 
H.000 l 21.500 15:1::H;: 

!S.000 

!0.000 

,oo, tf:} H ,}t-, 

,~. ,~, ,_ ,_ - WOJ ,oo, :woJ '"" 
,oo, 

SourcC:-The Greg"O{)' Group 

During the past several years, the local economy bas transitioned from a government and a1Jricultural 
center to a more diverse economy where the business services and trade sectors comprise nearly half 
of regional employment. Growing industries in the region include technology, life sciences and 

healthcare. The region has become a western bub for data processing, customer ca11 centers and 
other corporate back office support activities. The government sector's proportion of total 
employment is declining as the region grows and diversifies, 

The following chart compares the region's employment by industry in 1999 and 2004. During this 

five-year period, the Construction sector experienced the largest percentage increase in jobs ( +46o/o), 

followed by Educational & Health Services (+26o/o), Agriculture ( t 20%} and Leisure & Hospitality 

( +200/o). Employment in the construction industry has OOen climbing steadily since 1993, and 
doubled between 1996 and 2004. The only sectors to experience notable negative job growth in the 

past five years were Natural Resources & Mining (-18%,) and Manufacturing ( -9%). Overall, the 
region is continuing to shift from a goods-producing economy to a service-providing economy. 
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Although government employment is becoming a smaller share oftbe total, this industry remains 

significant in the Sacramento region. In fact, government entities, including universities and school 

districts, account for about 26% of total employment in the region (down from about 300/o in 1990). 

The largest government employers are the State of California and Sacramento County. The 

decreasing share of total employment is not a result of a reduction in government jobs; in fact, since 

1990 the number of government jobs in tbc region has increased by 38,700 jobs, or 20%. The 

region's largest non-government employers arc listed in the following table. 

TOP 10 PRIVATE EMPLOYERS 

Year Est No.or 

Comeani lndust~ in Area EmeJorees 

Kaiser Permanente Healthcare 1965 7,283 

Raley's Inc, Retail grocery 1935 7,134 

Imel Corp. S1.'1lli'1omluctors 1984 6,500 

UC Davis Health System Healthcare 1973 6,449 

CHW/Mercy Heallhcare Healthcare 1896 6,303 
Sacramento 

Setter Health Sacramento Sierra Healthcare 1923 6,227 

SBC T decommunications 1881 5,010 

Hetvlctt-Paclrnrd Co. Computer hardware 1979 4,000 

Target Corp. Retail N/Av 3,212 

Wells Fargo Financial services 1852 3.!.083 

Source: Sw::ramento Busine~ Journal, Top 25 Book ufLi~ts 2005 
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The following table details historical trends in labor force, cmploymenl and unemployment rates for 

the six individual counties and the Sacramento region as a whole. 

LABOR FORCE AND EMPLOYMENT TRENDS 

Sacramento Countv 1990 1995 2000 Oct. 2004 (kt, 2005 

Labor Force 533,600 538,900 602,900 668,700 685,100 

Employment 509,700 502,IOO 577,400 634,600 652,100 

!Jncmoloymcnt Rate 4.5% 6.8% 4.2% 5.1% 4.8% 

El Dorado Countv 

Labor Force 65,200 72,700 77,300 89,100 91,700 

Employment 62,400 67,700 74,100 85,200 87,600 

Unemployment Rate 4.4% 6.9o/e 4.1% 4.4% 44% 

Placer County 

Labor Force 91,500 102,900 125,600 155,600 159,900 

Employment 87,700 96,500 121,60() 149,200 153,300 

Unemolovment Rate 4.1% 6.2% 3.[% 4.1% 4.1% 

\'oloCountv 

Labor Force 76,100 87,300 93,100 93,700 95,900 

Employment 71,000 81,300 89,100 88,900 91,400 

Unemplo'""'ent Rate 6.7% 6.9% 4.3% 5.1% 4.8% 

YubaCounh 

Labor Force 22,900 2!,200 21,200 25,300 26,600 

Employment 20,500 18,000 18,700 23,300 24,400 

Unemployment Rate l0.3% 15.0% 11.8% !Ul"A, 8.5% 

Sutter Countv 

Labor Force 34,200 34,600 36,700 40,000 41,200 

Employment 29,500 28,600 31,900 36,300 38,000 

Unemployment Rate JJ.7% 17.2% n.1% 9.1% 7.6% 

TOT At REGION 

Labor Force R23,500 fi57,600 956,800 l,072,400 1,I00,400 

Employment 780,800 794,200 912,800 1,017,500 1,046,800 

Unemployment Rate 5.2% 7.4% 4.6% 5.1% 4.9% 

Source: California Employment Development Department 

According to EDD, the unemployment rate in the Sacramento region was 4.9% as of October 2005, 

which marks a decrease from 5. l'Yo a year ago. This compares to 5.0% for the state of California, and 

4.6o/o for the nation. Most areas within the state and nation, including Sacramento, saw rising 

unemployment rates in 2001 and 2002, stabilization in 2003, and declines in 2004 and 2005. Several 

local forecasting organizations expect hiring to continue to pick up speed in 2006. It is noted Sutter 

and Yuba Counties have relatively high unemployment rates, due in large part to a greater 

dependence on agricultural employment. Overall, unemployment in the Sacramento region has been 

steadier than most other metropolitan areas in California. This is an indication of the stability of the 

regional economy. 
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For the past four years, job growth in the region bas been within the range of about I% to 2% per 
year. Most local experts and forecasting organizations exped employment growth in the Sacramento 

Arca to improve in 2006, to a growth rate of 2% to 3%,. The consulting firm Economy.com expects 
the region's job growth to outpace the national average through 2009. According to EDD, 

employment in Sacramento County is projected to grow 19% bctv,recn 2001 and 2008. The 
projections for the other counties in the region are as follows: 26o/o for El Dorado, 37% for Placer, 
15o/o for Yolo, and l3o/o for Yuba and Sutter. In tenns of employment industries, the largest gains arc 

expected to occm in services, trade and government 

Personal Income 

The following chart shows per capita personal income trends by county for the six counties within 

the Sacramento region, as well as the state of California. 

PER CAP IT A PERSONAL INCOME 
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1-6-C'aii~i:.=.=~~~;;,;-=--l'iacer-0-FJDon,,d,; _._Yolo -+-Yu~~ 

SOuri:C: (IS: Th.,:,iiiimciii.OfCommcn:e, Bureau of Economic Analysis (REA) 

As indicated in the chart above, Placer and El Dorado Counties exhibit the highest personal income 
levels in the region. This is attributed in part to the large degree ofhigh-tech employment in those 

areas, and a significant amount of in-migration of high-income households from the Bay Arca. 
Personal incomes in these COWlties trail those in only four other counties in the state: Marin, San 

Mateo, Contra Costa and Santa Clara. Sutter and Yuba CoW1ties have the lowest incomes in the 
Sacramento region, due in large part to significant agricultural employment in these areas. 
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Education & Healthcare 

The educational institutions in the region produce a well-educated community and stable work force. 
The Sacramento region offers a number of alternatives in terms of higher education. Two large 

universities, the University of California Davis and Sacramento State University, are located in the 
region and are recognized throughout the nation. Seven commW1ity colleges arc located within the 

greater Sacramento region, including Sierra C-01legc, American River, Cosumnes River, Sacramento 
City, Woodland Community College and Yuba College. Several private colleges are located in the 
area, as well as local campuses of colleges headquartered elsewhere. The region also eontruns 

numerous vocational schools, such as Heald College, ITT Technical Institute and MTT College. At 
least two additional private universities are planning to open in the Sacrnmento area in the future. 

The Sacramento region has become a hub for general and specialized healthcare in Northern 
California and the Central Valley. There are currently 28 major medical centers within the six~ 
county region, operated by providers such as Kaiser Permanente, UC Davis Health System, Shriners, 

Mercy/Catholic Healthcare West and Sutter Health System. Several of the larger medical 
organi71Hions arc expanding their facilities or have plans to do so. Kaiser is constructing a new 
women and chiidren 's heaith center in Roseviiie. Sutter is aiso compieting a iarge expansion at its 

Roseville facility. The UC Davis Medical Center in Sacramento is building a $40 million education 
building for its first- and second-year medical students. 

Transportation 

A significant strategic advantage of the Sacramento region is its proximity to large markets and its 
transportation accessibility to these markelS provided by extensive highway, rail, water and air 

transportation systems. 

The Sacramento region has over 800 miles of maintained state highways. The hub of freeways in the 

region makes the Sacramento Area a good center for freight distribution. U.S. Highway 50, Interstate 
80, and the Capital City Freeway are the principal routes for commuters living in the densely 
populated eastern suburbs. Commuters from the north and south ofSaeramento travel on Interstate 5 

and State Highway 99. State Highways 65 and 70 link Yuba and Sutter CoW1ties with the rest of the 
Sacramento Area. Interstate 5 provides a direct route to Redding, Oregon and Washington to the 

north and Los Angeles to the south. Interstate 80 permits travel to Nevada and Utah to the east and 

the San Francisco Bay Area to the west. Lake Tahoe and Nevada are reachable within a couple hours 

on U.S. Highway 50, which originates in Sacramento. State Highway 99 and Interstate 5 provide 
access to the San Joaquin and upper Sacramento Valleys. 
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Traffic congestion has intensified throughout the region in recent years along with population 

growth and the development of new suburban communities. Funding has been a challenge on both 

the State and Federal levels; however, several projects are proposed in the coming years. One major 

projc!.'1. completed in 2005 involved improving and reconfiguring the Douglas Boulevard/Sunrise 

Avenue interchange on Interstate 80 in Roseville. Another project in the planning pipeline is the 15~ 

mile Placer Parkway, which would provide a new cast~wcst route between State Highway 99/70 in 

Sutter County and State Highway 65 in Roseville. A bypass of State Highway 65 around the city of 

Lincoln is also planned, as well as a project widening of Interstate 80 at Douglas Boulevard. 

TI1e major public transit system in the Sacramento Area is operated by Sacramento Regional Transit 

(RT), with additional service provided by other local public and private transit operators. Regional 

Transit covers a 4 l8*square mile service area that is serviced by 258 buses and 76 light rail vehicles, 

transporting over 27 million passengers annually. Light Rail began operation in 1987 along a two

pronged route linking Downtown Sacramento with populous suburbs to the east and north. In 2003 

and 2004, RT completed extensions to the Meadowview area in South Sacramento and Sunrise 

Boulevard in Rancho Cordova to the east. In 2005, an extension to the city of Folsom was 

completed. This route added seven new light rail stations and four park-and-ride lots, providing a 

viable transportation alternative for commuters on the Highway 50 corridor. During the next 20 

years, RT plans to extend even further, adding new tracks toward Elk Grove to the south, 

Sacramento fntcmational Airport to the north, Roseville to the cast and Davis to the west. 

The Sacramento region has access to a number of railroads. The north-south and cast-west main 

lines of the Union Pacific Railroad intersect in Sacramento and, as a result of the merger of Union 

Pacific and Southern Pacific in 1996, Sacramento has access to the Burlington Northern Santa Fe 

Railway. Union Pacific's major freight classification facility for Northern California, Nevada and 

Oregon is located in Roseville. A $140 million upgrade to handle additional traffic volume was 

completed over the past few years. Amtrak provides daily passenger service in all directions from 

Sacramento. The Capital Conidor system provides high~spccd commuter rail service from Roseville 

to San Jose. 

Water transport is also available in the region. The Port of Sacramento is a deep-water port located 

79 miles northeast of San Francisco in the city of West Sacramento, serving ocean-going vessels 

handling a variety of cargo types. The 30-foot depth of the channel, along with extensive rail and 

truck cargo handling facilities, make the Port highly productive for long distance shipping. The Port 

is equipped for handling bulk cargo and a number of agricultural and forest products. The Port has 

been losing money for several years, and the Sacramento-Yolo Port District Commission is now 

looking into alternative measures to improve its financial performance. 
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Finally, the region benefits from several air transport facilities. Most notably, Sacramento 

International Airport is served by 14 carriers Alaska, Aloha, America West, American, 

Continental, Delta, Frontier, Hawaiian, Horizon, JetBlue, Mexicana, Northwest, Southwest and 

UnitccVUnited Express. In 2004, Sacramento International opened a multi-story, 5,300-stall parking 

garage. Over 9 million passengers traveled through Sacramento International Airport during fiscal 

year 2004/2005. Besides the International Airport, the region is also served by several smaller 

facilities, including Sacramento Exeeulivc Airport, Lincoln Regional Airport, Yuba County Airport, 

Sutter County Airport, and Mather Airport (formerly Mather Air Force Base). In addition to 

passengers, Sacramento International and Mather Airport process over 250 million pounds of air 

freight per year. 

Environment 

As development in the region expands, various environmental issues, such as water supply and 

quality, air quality, flood control, endangered habitat!species, and open space preservation, are 

becoming significant issues. Numerous environmental groups and organizations arc constantly 

addressing these issues as they pertain to the Sacran1ento region. 

The Sacramento Arca benefits from abundant water resources. Purveyors draw swfacc water from 

the American, Sacramento and Feather Rivers, and pump groundwater from underground sources in 

the Sacramento Valley. The Sierra Nevada snowfields, about 70 miles cast of Sacramento, normally 

provide a plentiful water supply during the dry sum1ner months. According to the California 

Department of Water Resource's California Water Plan, approximately 30% ofthe Sacramento 

River Region is irrigated with groundwater. Water supply and quality issues arc among the most 

important environmental concerns in the area. The significant rate of growth that has occturcd over 

the !ast decade has notably increased the demand for water, and the delivery of water to southern 

portions of the state continues to be a hot political and environmental issue. The future impact on all 

u~ers depends on the natural replenishment of the water sources by geological factors, as no new 

dams arc anticipated in the near future. 

Air quality continues to be a concern in the Sacramento Valley. This area is designated a severe 

ozone "non-attainment area" by the U.S. Environmental Protection Agency (EPA). This non

attainment area includes all ofSacrnmento County and parts of El Dorado, Placer, Solano, Sutter and 

Yolo counties. During the summer, the region fails to meet both the State and Federal health 

standards for ozone on a number of days. Because the Sacramento Valley is shaped like a bowl, 

smog presents a critical problem in the summer, when an inversion layer traps pollutants close to the 

ground, causing unhealthy air quality levels. However, in the past decade, air quality has improved 

in the Sacramento region. Sonic of the things that have helped air quality include cleaner cars, smog 

check requirements, vapor recovery nozzles on gas dispensers, reformed gas, state-wide regulation 
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on the amount of solvents in conswncr products, and Federal regulations on solvents contained in 

painting products. ln addition, policymakers have taken steps tn improve and expand public 

transportation sy&tems in the region. 

Another environmental concern in the area is flooding, in light of Sacramento's location along two 

major rivers and several tributaries. Major floods occurred in multiple areas in 1986 and 1997. Most 

flood~pronc areas are concentrated in weslem Sacramento Coooty and eastern Yolo County, where 

the American and Sacramento rivers converge. The Sacramento Arca Flood Control Agency 

(SAFCA) was established in 1989 to coordinate a regional effort to finance, implement, and 

maintain facilities necessary to provide flood protcclion. Many proposed improvements were 

approved and funded by the SAFCA Assessment District, established in Jwtc 1996. A large portion 

of these improvements was completed in 1998, which n.-sultcd in a new flood designation outside the 

lOO~year flood zone for most areas in northern Sacramento Coooty. As a result of significant 

improvements to river and creek levees, in early 2005 the Federal Emergency Management Agency 

(FEMA) revised flood maps to designate the American River floodplain outside the 100-year flood 

zone. This area includes most of eastern and central Sacramento County. As a result. property 

owners in these areas arc no longer required to maintain flood insurance. In 2006, another new map 

is lixp1.'a.:ied tu Jedarc neighborhoods in the southe1u pv1 tiuu uf t!m ,.;uw1ly uui. uf i.hc: l 00-ycar 

floodplain as well. Ongoing and future flood control projects include raising Folsom Dam by seven 
feet; installing new gates on Folsom Dam; constructing a new bridge over the American River just 

below Folsom Dam; and completing major levee-strengthening work already under way. The 

remaining work involving Folsom Dam will likely take more than a decade to complete, but will 

result in SAFCA 's goal of 200-year flood protection for the entire region. 

With rapid increases in development in the past few years, there has been growing concern regarding 

the protection of endangered habitals and species and the conservation of open space. Most 

development projects in the region, particularly in south Placer County, face opposition from various 

special interest groups. With regard to endangered habitats and species, development in the region is 

subject to Federal and State laws concerning this issue. The region contains an ex.tensive list of 

endangered species and a significant amount of cnviromncntally sensitive land, including vernal 

pools, wetland,;, woodlands and grasslands. In 2002, the U.S. Fish and Wildlife Service proposed 

designating 154,000 acres in Sacramento and Placer counties as critical habitat for endangered 

species living in vernal pools. However, in August 2005, the Busb administration issued a revised 

rule exempting large portions of both counties where developers intend to build. As a result. only 

37 ,098 acres in Sacramento County were designated as critical habitat. Most of this acreage is in the 

county's rural, southcru.tern comer, which is not currently planned for development. Placer County. 

meanwhile, was, largely removed from the critical habitat category, with only 2,580 acres affected. 
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Summary 

The Sacramento region is an integral part of California and the U.S. in terms of population, 

employment, government and economic productivity. The region has established itself as one of the 

strongest economies in California, and recent data show this trend is continuing. The region offers 

several geographical, social and economic advantages that have induced businesses and families to 

relocate to the Sacramento region from other California and U.S. urban areas. In 2003, the Milken 

lnstltutc, a highly regarded economic research organization, ranked Sacramento 15th out of296 U.S. 

metropolitan area,; for "best-performing" cities in the nation, based on criteria such as wage and 

salary growth, job growth and high-tech output growth. In 2004, the business publication Business 

2.0 ranked the Sacramento region l llh out of 61 metropolitan areas most likely to become "boom 

towns" during the nex.t four years. With the growing recognition of Sacramento's many advantages, 

investor confidence in the Sacramento Arca has grown. 

In 2002 and 2003, the Sacramento Area, along with most of the state and nation, experienced some 

slowing in the economy. The weakening economy was attributed to several factors, including the 

energy crisis, the rapid slowdown in the technology sector, the events of September l l, 200 I, 

naiionai and inrernarionai recessions, and the State bud&ret crisis. During 2004 and 2005, the iocai 

economy showed signs of improvement. with large gains in the housing market and moderate job 

growth. Continued improvements in the local economy, particularly in tcnns of job growth, arc 

anticipated in 2006. 

The long-term outlook for the region is very good. Characterized by a mild climate, seismic stability, 

an adequate water supply, ample recreational and cultural opportunities and good transportation 

systems, Sacramento has secured a locational advantage over similar sized markets. FW'ther, the 

region remains relatively affordable compared to the Bay Area and Southern California. The 

combination of these resources and advantages provides a productive environment for current and 

prospective businesses, and a satisfying living environment for residents. These factors will continue 

to drive the demand for residential and commercial real estate, with stable to rising property values 

exp<.--ctcd for most areas for the foreseeable future. 
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SOUTH PLACER COUNTY OVERVIEW 

Introduction 

South Placer County is the southernmost component of Placer County, commonly referred to as the 

Valley. The remainder of Placer County is divided into the Gold Country, where parts of Auburn and 

Colfax arc located, and the High Country, which encompasses Tahoe City and Kings Beach along 

Lake Tahoe. South Placer is comprised of the incorporated cities of Auburn, Colfax, Lincoln, 

Rocklin, and Roseville; the incorporated town of Loomis; as well as a number of unincorporated 
communities, such as Granite Bay, Foresthill, Penryn and NewcasUe, 

South Placer County encompasses approximately 260 square miles, from the Placer County line 

bordering Sacramento, Sutter and Yuba Counties to the city of Auburn. It lies in the north~ccntral 

part of California, approximately 420 miles north of Los Angeles, 250 miles south of the Oregon 

border, 100 miles northeast of San Francisco, 80 miles west of Lake Tahoe, and 100 miles southwest 

of Reno. In the southern portion of the region is Roseville, the county's largest city, which 

encompasses approximately 31.6 square miles. 

History 

The various cities within South Placer County paint a colorful history. Roseville is known for its 
prominent role in railroad transportation, one that continues to this day. Roeklin's quarries brought 

economic growth to lhc city, especially when it provided rock for the reconstruction of damage left 

by the early 20tt. century earthquake in San Francisco. Loomis and Newcastle were, and continue to 

be, major fruit-producing areas. Lincoln's greatest resource was its clay deposits, which led to the 

establishment of the Gladding McBean clay plant, one of South Placer's oldest enlerprises and a 

major manufacturer of clay sewer pipes, fire brick, roof tile, terra cotta, piazza lloor tile, chimney 

tops and garden pottery. The city of Auburn represents the heart of historical heritage in South 

Placer, as it played a great role in the California Gold Rush; its historic Old Town district continues 

to be a tourist attraction. 

Geography & Climate 

Placer County marks the beginning ofthe Sierra Nevada Foothills; the terrain is characterized 

predominantly by rolling hills in the west and steep mountainous terrain in the cast Elevations range 

from 165 feet above sea level in Roseville to l 0,000 feet above sea level at the summit of the Sierra 

Nevada Mountains. The American River and the Bear River arc the two major waterways in the 

region. The American River flows from the cast and travels west where it meets with Folsom Lake, 

------Seevers • Jordan • Ziegenmeyer ------ 28 

before continuing on to merge with the Sacramento River in the city of Sacramento. The Bear River 

flows along the northern boundary of Placer County, dividing it from Nevada County. 

South Placer is developed with a mix of urban and rural uses. The larger cities, namely Roseville and 

Rocklin, arc mostly urban, while the smaller communities, such as Loomis and Newcastle, have 

remained mostly rural residential. Auburn and Lincoln both exhibit a combination of urban and rural 

settings. However, in recent years the city ofLineoln has experienced dramatic growth and 

development, and has become one of the fastest growing cities in California. 

The climate of South Placer is wann and dry in the summer months, with an average daytime high 

temperature of 95 degrees (Fahrenheit), and a cool 58 degrees at nighl During South Placer's 

winters, average temperatures range fron1 37 to 53 degrees. Due to the snowfall in the Sierra Nevada 

Mountains, South Placer generally has adequate water during the summer. During the rainy season, 

November through April, an accumulation of approximately one to two feet of rain is the norm. 

Besides South Placer's relatively mild climate, it is also known for its stable seismic conditions. 

Unlike the Bay Arca and Los Angeles, South Placer and its component cities rank among the lowest 

in the state for the probability of a major earthquake. 

Population 

South Placer County has experienced strong growth in the last decade. The primary points of origin 

for in-migration to the region arc the Bay Arca, other parts of the Sacramento region, and Southern 

California. The state's population data indicate a strong pattern of movement by resident,; from high

cost, high-density Bay Area counties to inland areas in Northern California. 

Following is a table depicting the population change in South Placer County and its component cities 

over the past five years. 

POPULATION TRENDS - PLACER COUNTY 

Avg.Annual 
'""" , ..... """ '""' ,mu '""' Growth 

Auburn 12,562 12,593 12,610 12,827 12,849 0.6% 
Colfax t,576 1,713 1,790 1,806 1,822 3.9% 
Lincoln 13,628 16,835 19,977 23,413 27,356 25.2%, 
Loomis 6,310 6,306 6,353 6,322 6,274 -0.1% 

Rocklin 39,570 43,147 46,083 49,672 50,494 6.9% 
Roseville 83,237 87,667 93,534 98,407 102,191 5.7% 
Unincorporated 102,JlJl!l J.ll2,96l lJll,691 1"'l.ll2 - (U% 

Total 258 892 271 224 284 039 296 579 305 675 4.5"/o 
Source: California Department of Finance 
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As indicated in the previous table, Placer County has experienced a strong average rate of annual 

growth of 4.5% since 200L The city of Lincoln, with an average annual growth rate of25.2%, is by 

far the fastest growing part of the region, followed by Rocklin and Roseville. Auburn, Loomis, and 

the unincorporated communities have had relatively stab1e populations. 

The following table compares population trends in Placer County and the other counties that make 

up the Sacramento Region. 

POPULATION TRENDS - SACRAMENTO REGION 

Avg.Annual 
rountv •••• .... .... , ... 2005 Growth 

Sacramento 1,252,652 1,287,426 J,317,973 1,346,205 l.369,855 2.3% 
Placer 258,892 271,224 284,039 296,579 305,675 4.5% 
El Dorado 160,495 164,079 167,252 170,456 173,407 2.0% 
Yolo 172,677 177,572 181,328 184,660 187,743 2.2% 
Yuba 61,049 62,385 63,747 65,130 66,734 2.3% 
Sutter Sll,lllOl = 84.l.66 ..,..,. """"' u;:. 

Total I 985 974 ? 044 599 2 098 .c:05 2 149 634 2 192 359 2.6% 
Soun:e: California Department of Finance 

Over the past five years, Placer County has been the fastest-growing county within the six-county 

Sacramento Region. It is projected this trend will continue for the near future, with the cities of 

Lincoln, Rocklin and Roseville leading the way. 

Employment 

The following table shows the largest employers in South Placer County. 

TOP ID EMPLOYERS- SOUTH PLACER COUNTY 

No.of Type of 

Employer Employees Business 

Hewlett-Packard Co. 4,000 Computer hardware 

Placer County 3,000 Government 

Kaiser Permanente 1,847 Healthcare 

Sutter Health 1,319 Healthcare 

Raley's Inc. 1,135 Retail grocery 

City of Roseville 1,132 Government 

Union Pacific Railroad Co. Inc. 1,062 Freight railroad 

PRIDE Industries Inc. l,060 Business services 

Rocklin Unified School Dist 848 School district 

Roseville Joint Union High School Dist. 842 School district 
Source: Sacramento Business Journal, Top 25 Book of Lists 2005 
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Transportation 

A significant advantage of the South Placer area is its central location with respect to transportation 

systems. Interstate 80, State Highway 65 and State Highway 193 arc the major routes traversing the 

region. Major urban arterials include Douglas Boulevard, Sierra College Boulevard, Roseville 

Parkway, Pleasant Grove Boulevard, Sunrise Avenue, Auburn-Folsom Road and Foothills 

Boulevard. In 2005, a major public improvement project was completed at the Douglas 

Boulevard/Sunrise Avenue/Interstate 80 intersection. The projecl added new lanes, new on/off ramps 

and a tunnel that arc expected to greatly improve traffic flow in the area. 

In addition to roadways within the county limits, South Placer enjoys proximity to many of the 

Sacramento region's freeways that provide access to the San Francisco Bay Area to the west, Central 

and Southern California to the south, Northern California and Oregon to the north, and Nevada to the 

east. South Placer is proximate to Sacramento International Airport, which is situated about l O miles 

west of the county border. A s1naller private airport, Lincoln Regional Airport, is located in the city 

of Lincoln. The region has good railroad service, including the transcontinental Union Pacific 

Railroad and Amtrak. The Capital Corridor system provides high~spced commuter rail service from 

Roseviiie 10 San jose. Other modes of transportalion in and out ofSuulh Pfauur ,iuclude Greyhound 

bus lines and numerous trucking lines. 

Recent growth in South Placer has fueled demand for a new Lransportation artery in the region, Plans 

are in tbe works for a four to six~!ane expressway, referred to as Placer Parkway, that would extend 

from Highway 99 in the west to Highway 65 in the cast, north of Roseville and south of Lincoln. 

This roadway is years away from being built, but is expected to eventually ease congestion on 

Interstate 80. 

Education 

South Placer County has a growing base of higher-education institutions within the county limits, as 

we11 as neighboring counties. Sierra College in Rocklin is a two-year community college offering a 

wide range of day and evening classes serving over 25,000 students. Heald College, a business and 

technology vocational school, is located in Roseville, as is an extension campus for Sierra College, 

located at the old Sutter Hospital on Sunrise Avenue. In 2004, William Jessup University, a private 

Christian college, moved from San Jose to a new facility in Rocklin. Two additional universities are 

planned for the South Placer region, including a private four-year university and a satellite campus 

for California State University Sacramento (CSUS). The main campus of CSUS is located in 

Sacramento County, as well as numerous community colleges and vocational schools. 

Approximately 30 miles west of Plaeer Counly is the University of California at Davis, 
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The public education systc1n in South Placer ranks high in standardized testing among California 

schools, Roseville students consistently rank in the 70-90th percentiles compared to other schools in 

the state. Elementary, middle and high schools continue to be built and to grow throughout the 

region, especially in Roseville, Rocklin and Lincoln, as the population increases. A private college 

preparatory high school, Aristos Academy, is proposed on Technology Way in Rocklin. 

Health Care 

South Placer County has good access to a network of local and regional hospitals, as well as a 

number of health maintenance organizations. In 1997, the Sutter Roseville Medical Center opened a 

full service medical faciliLy in Roseville. The Roseville llealth and Surgery center is located nearby, 

providing emergency services and various oulpatient services. Kaiser Permanente, also located in 

Roseville, provides emergency, hospital and outpatient services to plan members. The city of 

Auburn contains a concentration of health care facilities, including Sutter Auburn Faith Hospital, 

Sutter Medical Center~Auburn, UC Davis Medical Center, Foundation Medical Clinic and Heritage 

Medical Center Complex. The city of Lincoln contains two medical office buildings that make up 

Sutter Medical Plaza - Lincoln. ln addition to these health care facilities, South Placer is home to a 

large number of private physicians, dentists, clinics and other medical specialists. There arc a 

growing number of assisted-living facilities that provide senior care for the aging baby-boom 

population. Eskaton has proposed an assisted-living facility for seniors on Blue Oaks Boulevard in 

Roseville. 

In response lo booming population growth in recent years, many new health care facilities are in the 

planning stages in the South Placer County area. Kaiser is currently working on a 750,000-square 

foot expansion at its Roseville site that will house a new women's and children's center, expanded 

emergency department, parking garages and other medical buildings. further, Kaiser has proposed a 

cancer center near the Galleria Mall in Roseville, and a medical office building in Lincoln. Sutter 

plans to more than double the size of its Roseville hospital by 20 I 0. UC Davis, Kaiser, Sutter and 

Catholic Healthcare West arc all planning or considering medical facilities in Lincoln. 

Recreation & Culture 

South Placer County offers a number of recreational facilities ranging from arts and culture to 

shopping and dining. Within the county Hes a portion of the Folsom Lake State Recreation Area. a 

boating, fishing, and swin1ming retreat; within a two-hour drive, Lake Tahoe and its recreational 

amenities are easily accessible. 

Because of the county's historical heritage, most of the cities in South Placer have museums, where 

historical remnants can be viewed. Auburn and Roseville both have preserved historic buildings in 
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their Old Town districts. There arc a number of events and festivals, such as the Eggplant Festival in 

Loomis, the Mandarin Festival in Newcastle and the Clayfcst in Lincoln, which occur annually in 

the county. In addition, arts and theater performances arc prominent throughout the cities. Events 

such as the Auburn Art Walk, or Music in Lhc Park, an outdoor music event held throughout the 

swnmcr, arc common recreational activities. 

Outdoor parks and golf courses are abundant, as the naturul landscaping and climate of South Placer 

lend themselves well to outdoor recreation. The cities of Roseville and Rocklin in particular have 

created large parks and athletic facilities. In Roseville, Maidu Park and Mahany Park are most 

notable, as well as the Roseville Aquatics Center and Sports Complex. Twin Oaks Park and Johnson 

Springview Park arc located in Rocklin. Popular public golf courses in the region include 

Woodcreek Oaks and Diamond Oaks in Roseville; Turkey Creek and Lincoln Hills in Lincoln; 

\Vhitney Oaks in Rocklin; and The Ridge in Auburn. Private golf clubs include Catta Verd.era 

Country Club (formerly Twelve Bridges) in Lincoln, Granite Bay Golf Club in Granite Bay, and 

Winchester Country Club in Meadow Vista. 

The city of Roseville is the South Placer region's hub for fine dining and entertainment Rosevi11e 

contains two multi-plcx movie theatres on Eureka Road, and a third is proposed at Blue Oaks 

Boulevard and Highway 65. Several upscale restaurants are situated along Eureka Road, Roseville 

Parkway and Galleria Boulevard, including Fat's Asia Bistro, PF Changs, 11 Fomaio, Tahoe Joe's 

and Carvers Steak House. For shopping enthusiasts, shopping centers arc widespread, the largest of 

which is the Galleria at Roseville, a 1 I million square foot regional shopping mall that opened in 

2000. 

Focus: City of Roseville 

With a population over 102,000, Roseville represents the largest city in South Placer. This city has 

seen average annual population growth of 5.7o/o over the pasL five years, and has experienced 

tremendous growth in all segments of real estate. Roseville is one of the "hot spots" for new 

development in the greater Sacramento region. Within the last decade, new residential subdivisions 

have been developed in the communities of Woodcreek Oaks, Diamond Creek, Del Webb Sun City, 

Highland Reserve and Crocker Ranch in west Roseville; and Stoneridge in east Roseville, 

The city of Roseville is increasingly becoming a hub for office development in the region. Most new 

office development is concentrated along the Douglas Boulevard/Eureka Road and Highway 65 

corridors. The Stone Point Corporate Center will add 400,000 square feet of office space in six 

buildings at Eureka Road and Rocky Ridge Drive; three of these buildings will become Rosevillc's 

tallest office buildings with five stories. Just west of the Galleria Mall, Shea Properties is 

constructing 11 office buildings along Highway 65; the Shea Center will C()ntain 575,000 square feet 
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of office space at completion, Tenants in the Shea Center include Old Republic Title Company, Shea 

Homes and the University of Phoenix. Mourier Land Investment Corp. is constructing four office 

buildings in Highland Pointe at Highway 65 Plea,;ant Grove Boulevard. When completed in 2008 or 

2009, the complex will add 368,000 square feet to the area's office inventory, and three of the 

buildings wilt be four stories in height 

In terms of retail development, the owner of the l. l million square foot Galleria Mall plans to build 

additional stores, rcst.aurnnts and parking. Across Galleria Boulevard from the mall, the Creekside 

Town Center has added thousands of square feet in retail space, including several big-box and in-line 

stores as well as restaurants. Also across from the mall, The Fountains is a proposed "lifestyle 

center" on 52 acres. This center will include 350,000 square feet of retail space, and already has 

commitn1cnts from Whole Foods Market, 2 Galleric and Anthropologie. Construction should start in 

the spring or surmncr of 2006, with completion in the spring of 2007. 

Another area of significant new retail development is the Fairway Drive area. just cast of State 

Highway 65 between Stanford Ranch Road and Blue Oaks Boulevard. This corridor has been 

developed over the last couple years with big-box stores such as Lowe's, The Home Depot, Kohl's, 

Sport ChalcL, Yl''inCo Foo<ls, T argcl Grcalland, Coslco, Stapics, Toys R Us, Cost Pius, Ross and 

Linens 'n Things. At the southeast comer of Pleasant Grove Boulevard and Fairway Drive, Nugget 

Market will anchor a proposed 140,000 square foot shopping center known as Highland Plaza, which 
should begin construc..-tion in 2006. 

In August 2004, the city of Roseville annexed 3,162 acres west of the city limits, creating room for 

another 8,430 homes and apartment Wlits, as well as industrial projects and vast areas of open space. 

Site work on this project, referred to as the West Roseville Specific Plan Area, commenced in mid-

2005, and development will take place over the next several years. The area is expected to add 

thousands of new homes that will accommodate about 21,000 residents. About 35% of the specific 

plan area will be open space and parks. One of the most prominent planned projects for the area is a 

600-acrc development to house a private university near Baseline Road. The City also plans to annex 

2,365 acres further to the west and north of the West Roseville Specific Plan Arca. The annexation 

was approved by the City Council in June 2005. 

Also in west Roseville, in early 2005 Hewlett-Packard sold 276 acres of land along Blue Oaks 

Boulevard between Foothills and Woodcreek Oaks Boulevards to JMC Homes. JMC plans to build 

1,700 to l ,900 homes, including a combination of attached and detached, and rental and for-sale, 

products. 

Another planned devclopmcnt within Roseville is the South Placer Justice Center and Courthouse. 

This project will be constructed on 55 acres in north Roseville, just west of Highway 65 between 
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Sunset and Blue Oaks Boulevards. The project's first phase will feature a courthouse with nine 

courtrooms and an office building that will be privately nwned, but will provide lca,;ed space for 

Placer County. Other justice center buildings will be constructed over the next 20 years as they are 
needed and funding becomes available. When completed, the center will house most of the County's 

criminal justice operations in South Placer. It will include a Sht-riff's Department substation, an adult 

detention facility, a public safety office building for the District Attorney and Probation departments 

and a building for ancillary uses. 

Plans have also been annoWlced for a 35,000 square foot conference center, an Embassy Suites 

Hotel and another hotel yet to be named in a public/private partnership deal between the City of 

Roseville and Kobra Properties Inc. The project is located just north of the Galleria at Roseville 

mall. The conference center would be the second largest in the region, after the Sacramento 

Convention Center. 

Focus: City of Rocklin 

Like the neighboring city of Roseville, Rocklin ha,; seen tremendous residential and commercial 

growth during the past decade. Tnc city's popniation has grown by an avernge of 6.frl/Q over the past 

five years, and is now over 50,000 people. Stanford Ranch was one of the city's first and largest 
master-planned communities, and contains much of the city's residential development. Stanford 

Ranch is also home to Twin Oaks Park, Rocklin High School and several neighborhood retail 

centers. At the intersection of Park Drive and Stanford Ranch Road arc two neighborhood shopping 

centers. One is Stanford Ranch Plaza, anchored by an Albertson's grocery store, and the other is The 

Shops at Stanford Ranch, anchored by Longs Drugs. Rock Creek Plaza, a Safeway anchored center, 

and a California Family Fitness anchored center, were completed in 2002-2003 at the intersection of 

Park Drive and Sunset Boulevard. 

Another area seeing new development in Rocklin is the Granite Drive corridor, adjacent to Interstate 

80. Granite Creek Business Park on Granite Drive near Sierra College Boulevard is a 22.5-acre 

center that began development in late 200 I and will contain 200,000 square feet of concrete tilt-up 

office/tech buildings at build*out. A retail strip center was completed in 2004 at the northeast comer 

of Granite Drive and Sierra Meadows Drive. At the northwest comer of Granite Drive and Rocklin 

Road, a two-story office/medical/retail building was erected in 2004-2005, A Nicllo Porsche auto 

dealership was constructed in 2005. Rocklin Crossings. a 534,500 square foot center, is proposed by 

Donahue Schriber on 59 acres hounded by Interstate 80, Sierra College Boulevard and Granite 

Drive. Just north of this development, another retail center is planned that would include 361,200 

square feet. 
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One ofRocklin's main industriaVbusiness park areas is the Atherton Center, located near Highway 

65 and Sunset Boulevard. The Rocklin Corporate Center is being developed on 125 acres adjacent lo 

the Atherton Center. 

In May 2003, the city of Rocklin anncx.cd the 1,871-acre North West Rocklin General Development 

Plan, which extends to the border of Lincoln to the north. This move cleared the way for developers 

to go forward with a 1,296-acre planned residential community (formerly called Sunset Ranchos, 

now referred to as Whitney Ranch), as well as about 260 acres of undeveloped commercial land 

planned for retail and office space in the area. The first phases of homes were offered in 2005. The 

new community will add about 4,000 homes and apartment units, plus a new high school. Also 

within the annexed land area is a 156-acre parcel that was fonnerly improved with a Hennan Miller 

Corp. plant, which has since been converted to a private Christian college, William Jessup 

University, Just west of that, at Sunset Boulevard and Highway 65, developers have proposed a 

regional factory outlet malt Whitney Ranch wil1 be one ofRocklin's last master-planned 

communities as the city nears build-out. 

Construction began in mid-2005 on the Blue Oaks Town Center along Highway 65 to the north of 

Blue Oaks Boulevard. This 600,000 square foot center wiU be anchored by R,C. Willey, a home 

furnishings and electronics store. This will be R.C. Willey's first California store. Other tenants will 
include Sportsman's Warehouse, Office Depot and Lucille's Smokehouse Barbecue. A Staybridgc 

Suites hotel is planned adjacent to the shopping center. 

Other Growth Areas 

In the southwestern corner of Placer County is the Placer Vineyards Specific Plan Arca. This area is 

bow1ded by the Sutter County Linc on the west, Baseline Road on north, the Sacramento County 

Linc on the south, and Walcrga Road on the cast. This area encompasses 5,158 acres of land area 

that will be developed with a mix. of residential, commercial and com111unity uses, a<i well as open 

space. More than 14,000 homes are proposed for the area, with construction estimated to begin by 

2008. The project also includes plans for a 100-acre town center with public services and retail 

facilities, plus an additional 88 acres for retail development and 257 acres for office and industrial 

development, 

The Bickford Ranch project, situated between Penryn and Lincoln, is finally moving ahead after 

several years of litigation with environmental groups. The project is expected to add nearly 5,000 

residents and will include 1,890 homes, a private golf course, public parks, a commercial center and 

720 acres of open space. Sun Cal plans to develop 648 single~family homes, 66 townhouses, a 106-

unit site for affordable housing, 150 custom home sites and a community center. Lcnnar's U.S. 

I [omes will develop a 920-lot crnnmunity for active seniors that includes an 18-holc golf course, The 

first homes are expected to come onlinc in 2006. 
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Summary 

South Placer County is a diverse area, with rapidly growing cities, small towns and rural areas, and 

an abW1dancc of open space. The cities of Roseville, Rocklin and Lincoln arc experiencing rapid 

growth in population and residential and conm1crcial development. With an infrastructure well 

planned for growth, this emerging market continues to attract the attention of new businesses and 

rcsidcnL<i. Placer County is one of the most affluent in the greater Sacramento Region in terms of 

household income levels. The area has a number of positive attributes, including seismic stability, a 

well-educated and growing work force, good transportation systems, relative affordability and 

availability of housing relative to the Bay Arca, and an excellent level of community services. 
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NEIGHBQRHOOD OVERVIEW 
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Introduction 

This section of the report provides an analysis of the observable data that indicate patterns of growth, 

structure and/or change that may enhance or detract from property values. For the purpose of this 

analysis, a neighborhood is defined as "a group of complementary land uses; a congruous grouping 

of inhabitants, buildings, or business enterprises." 5 

Neighborhood Boundaries 

The boundaries of a neighborliood identify the physical area that influences the value of the subject 

property. These boundaries may coincide with observable changes in prevailing land use or occupant 

characteristics. Physical features such as the type of development, street patterns, terrain, vegetation 

and parcel size tend to identify neighborhoods. Roadways, waterways and changing elevations can 

also create neighborhood boundaries. 

The subject property is located in the southwest portion of Placer County, in the city of Roseville, 

approximately 15 miles northeast of the Central Business District of Sacramento. The subject's 

5 T11c 01<~honary ofRea\ Fshde Appraisal, 4"' ed. (Chfoago: Appraisal lnstilule, 2002), 160 
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neighborhood is generally bound by the Roseville city limits to the north, Baseline Road to the 

south, Foothills Boulevard to the cast, and Watt Avenue to the west The majority of the subject 

neighborhood lies within the West Roseville Specific Plan Area, 

Demographics 

The subject neighborhood includes extensive single-family residential development, with some 

multifamily projcel's and limited supporting commercial development. The population in the 95747 

zip code is approximately 25,316 persons. TI1e population of the entire City of Roseville is about 

85,000 persons. The median age of neighborhood residents is about 33 years. Approximately half of 

the neighborhood's households are comprised of married couples. and two-thirds of the households 

contain children. l11e median income within the neighborhood, which includes all areas in the 95747 

zip code, is just over $63,300, which is above the national median income of about $39,700. 

Roseville has one of the highest median household incomes in the Sacramento Metropolitan area. In 

the past, the proximity of Roseville to Sacramento and convenient highway transportation routes 

made this area a popular bedroom community. However, recent expansion by ele'-'tronic and other 

manufacturing firms along State Highway 65 has created a more localized economic base for the 

Roseville community. 

Transportation 

There are several major thoroughfares in the subject's neighborhood, making it a central location 

with convenient access to many neighboring communities. The primary north~south traffic corridors 

within the immediate vicinity of the subject arc Foothills Boulevard/Roseville Road, Woodcreek 

Oaks Boulevard and Washington Boulevard. The primary cast-west connectors are Vineyard Road, 

Cirby Way, Baseline Road/Main Street, Junction Boulevard, Pleasant Grove Boulevard and Blue 

Oaks Boulevard. The road systems provide adequate access to all areas within west Roseville, as 

well as other nearby neighborhoods and freeways. 

Access to the subject neighborhood from the primary highway system serving the Sacramento 

Metropolitan Area is adequate. The subject property and adjoining residential and commercial 

facilities are accessible to Interstate 80 via Riverside Avenue, Douglas Boulevard, Atlantic Street 

and Watt Avenue This freeway is one of two major cast-west routes through Sacramento, providing 

access to the San Francisco Bay Arca to the west and various Sierra Nevada mountain communities 

to the cast. The subject also has convenient access to State Highway 65 via Interstate 80, Pleasant 

Grove Boulevard and Blue Oaks Boulevard. State Highway 65 is a north~south route linking 

Roseville to Rocklin, Lincoln, Marysville and Yuba City to the north. 

The subject neighborhood also benefits from good access to rail transportation systems, The Union 

Pacific Railroad runs through Roseville in a generally east-west direction parallel to Interstate 80. In 

addition, a north-south track runs parallel to \Vashington Boulevard east of the subject property. 
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Land Uses 

Land uses within the subject's neighborhood arc predominantly residential, with some light 

industrial, office and retail development located along the main arterials. Adjacent to the subject 

property is Sun City Roseville, a Del Webb age-restricted master planned golf course community 

consisting of over 1,600 single-family homes for buyers agc<l 55 and older. Additionally, the 

Crocker Ranch residential development is located at Blue Oaks Boulevard and Fiddyment Road. 

Several light industrial and office/tech buildings are located near the intersection of foothills 

Boulevard/Roseville Road and Cirby Way. Further south, industrial buildings arc found along 

Roseville Road in the Antelope area. About three miles north of the subject, on Foothills Boulevard 

approaching Blue Oaks Boulevard, there are several larger office projects, including regional 

headquarters for NEC and Hewlett-Packard, and other business parks. Other office and light 

industrial projects are concentrated in portions of cast Roseville and Rocklm. 

Retail development in the subject's neighborhood consist-; of several neighborhood shopping centers 

positioned along Foothills Boulevard at Baseline Road/Main Street, Junction Boulevard and Pleasant 

Grove Boulevard. At Footbills and Ba,;clinc is The Brickyard shopping center, anchored by Bel Air 

and Rite Aid. At Foothills and Junction is the Foothill Junction shopping center, anchored by 

Albertson's and Longs Drugs, and another shopping center anchored by Ralph's grocery store. 

Further north, at Foothills and Pleasant Grove, is the Woodcreek Plaza center, which has two strip 

retail buildings and two office buildings. Woodcreek Village, an 80,000·square foot shopping center 

anchored by Ralph's, is located at the intersection of Woodcreek Oaks Boulevard and Pleasant 

Grove Boulevard. 

Development of commercial projects in Roseville has intensified as new homes have been built and 

since the opening of the Galleria at Roseville regional mall, the first regional n1all built in the 

Sacramento area in the last 25 years. Additional, large-scale retail projects have been developed or 

are in the process of being developed adjacent to the Galleria, including the Creekside Town Center, 

Tuscany Village, Fountains and The Ridge shopping centers. This area is approximately three to four 

miles east of the subject. 

Residential areas within the neighborhood should continue the growth patterns that have been 

established over the past few years. New homes have been developed in master planned 

neighborhoods in Woodcreek Oaks, Silverado Oaks, Highland Reser,te and Crocker Ranch. 
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Community Uses 

The subject neighborhood is served by several community uses typical of a suburban residential 

area, including schools, parks, churches, libraries, hospitals and open space. Neighborhood parks 

include Weber, Wanish, Silvcrado Oaks and Buljan Parks. Mahany Park, a regional park at the 

southwest quadrant of Woodcreek Oaks Boulevard and Pleasant Grove Boulevard, offers a softball 

complex and the neighboring Roseville Aquatics Con1plex and Roseville Sports Center. There arc 

several golf courses in the neighborhood, including the public Woodcreek Oaks Golf Club and 

Diamond Oaks Mllilicipal Golf Course, as well as the private Sierra View Country Club and 27 

holes in the SWl City Roseville development 

A fire station is located on the north line of Junction Boulcvard,just west of Foothills Boulevard. 

Woodcreek High School is located on the west line of Woodcreek Oaks Boulevard, south of Pleasant 

Grove Boulevard. The Placer County Fairgrounds is located at the intersection of Junction 

Boulevard and Washington Boulevard. There are two main hospitals in Roseville, both of which are 

located just south of Interstate 80 Kaiser Permanente, located at the northeast comer of Rocky 

Ridge Drive and Douglas Boulevard, and Sutter RoscviUc Medical Center on Roseville Parkway. 

West Roseville Specific Plan 

The subject property is situated within the recently adopted West Roseville Specific Plan, projected 

for the development of 3, 162± acres located west of Fiddyment Road. The West Roseville Specific 

Plan is devoted primarily to residential uses, with a supporting mix of commercial, public and 

recreational uses similar to that fowtd in adjacent portions of Roseville. At the time of approval, the 

West Roseville Specific Plan was primarily undeveloped, with previous uses consisting primarily of 

agriculture enterprises. However, the area will be transitioned into residential, commercial and 

industrial area as approved under the guidelines of the Specific Plan. 

After the projects were approved, the master developers (\Vestpark Associates and Signature 

Properties) and the City of Roseville were quickly sued by The Sierra Club, Sierra Foothills 

Audubon Society and the town of Loomis, who argued the development of the properties within the 

West Roseville Specific Plan would have adverse impacts on the environment, air quality, water 

supply, and traffic in the region. They further claimed the environmental analysis executed. in the 

preliminary stages of the dcvclopmcnL plan did not properly take into account the environmental 

impact of the proposed communities. To avoid a court battle and possible delay in overall 

development, Westpark Associates and Signature Properties, along with the City of Roseville, 

negotiated a settlement agreement with The Sierra Club, Sierra Foothills Audubon Society and the 

town of Loomis. The settlement agreement calls for a one-half percent conveyance fee to be 
collected over a 20-ycar period on all resale homes. This conveyance fee will be used to purchase 
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conservation casements in Placer ColUlty, and the land areas are to remain undeveloped and set aside 

as open space. The 1nastcr developers agreed to loon $8 million to Placer Land Trust, the non-profit 

organization responsible for purchasing the mitigation properties, so land preservation can begin 

prior to co11ection of the conveyance fee. In a separate issue, Loomis town officials claimed the 

development of the project<, would cause too much additional traffic on regional roadways. Thus, 

lUldcr the settlement agreement, Loomis will receive $75 per dwelling unit, which is expected to 

finance the widening and installation of traffic signals along Sierra College Boulevard. Other 

stipulations of the settlement agreement require the city to operate a 15-passenger bus from West 

Roseville to the Watt Avenue/Interstate 80 light rail station after 3,000 building permits have been 

issued. Additionally, another dwelling wiit fee will be implemented to raise $1 million for the Placer 

County Air Pollution Control District. 

After the first settlcnlcnt agreement was reached, the city of Roseville and the master developers 

were sued once again, this time by Defenders of Wildlife and the Butte Environmental Council, who 

claimed the Fish and \Vildlife Service failed to secure proper mitigation that would preserve the 

recovery of vernal pool grasslands, habitats and species. A second settlement agreement was agreed 

upon. requiring 65o/o of the land to be conserved under the first settlement agreement be vernal pool 

critical habitat. Additionally, two acres of vernal pool habitat 1s required to be purchased for every 

acre developt.-d. All of the issues relating to the environmental and traffic issues have been resolved 

through the implementation of the settlement agreements. As such, these issues arc not considered to 

adversely impacl the marketability or development of the properties. 

The two developments comprising the West Roseville Specific Plan Area consist ofWestpark and 

Fiddyment Ranch. A n1ap of the West Roseville Specific Plan is located on the following page, 

followed by a discussion ofthc We11tpark and Fiddyment Ranch developments. 
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Westpark Master Planned Commwiity 

Owned by PL Roseville, LLC, the Westpark master planned community will include the 

development of the following components: 3,566 single.family residential lots (including 704 agc

restricted and 85 affordable housing units), a multifiu.nily residential component encompassing 694 

dcvelopablc units (including 341 affordable housing units), three commercial sites containing a 

combined 18.4 acres, a business professional site measuring 10.5 acres, three industrial sites totaling 
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108.5 acres, three schools (elementary, middle and high school), a church and numerous 

neighborhood parks, as well as open space. The centerpiece ofthc Westpark master planned 

comnnmity is the Village Center, which is planned to accommodate a broad mix and configuration 

of uses that tbrm the commercial, service, social and activity focus for the West Roseville Specific 

Plan. There arc various land uses incorporated into the Village Center area, including medium and 

high-density residential, community commercial, parks and recreation and public/quasi-public uses. 

An artist rendering of the Village Center is presented below: 

Fiddymi..'Tlt Ranch 

The Fiddyment Ranch master planned community is owned by Signature Properties. The 

development encompasses 1,678± acres of land and, at completion, will include 3, 149 single-family 

resi<lcnccs, 1,005 multifamily units, 30.1 acres of retail development, an office site containing 9.1 

acres of land area, two schools, a fire station and several parks and open space areas. The project 

will be developed in three phases. Several of the villages within Phase I arc currently under contract 

to various merchant builders, including Shea Homes, KB Homes, Meritage Homes and 

Christopherson Homes. Two regional parks arc located within the Fiddymcnt Ranch dcvelopmL'Ilt 

and are identified as Fiddyment Park and Regional Sports Park Fiddyment Park (Parcel F-54) 

encompasses 91± acres of land area located west of Fiddyment Road and south of Blue Oaks 
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Boulevard. As proposed, this park will include bike and pedestrian paths, activity greens, a t'risbcc 

(disc) golf course, and a multi-purpose center. The Regional Sports Park (Parcels F~55 and F-56) is a 

proposed 75.6 acre city-wide park that is proposed as a regional facility for tournaments and local 

league events. Proposed improvements include lighted soccer fields, swimming pool, tennis courts, 

softball diamonds, picnic areas, and pathways. 

Conclusion 

In conclusion, the subject is located in a growing suburban area that should continue to experience 

good demand for all types of properties. Most commercial properties arc operating at stabilized 

occupancy and are receiving economically viable rents. Given the continued improving market 

conditions in the residential sector of Sacramento, the subject property seems poised to benefit from 

the demand of new homcbuyers seeking attractive communities located proximate to local 

employment centers, as well as the Sacramento Central Business District. In general, it appears that 

the subject property is currently in a good competitive position for the years ahead. 
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SACRAME~TO METROPOLITAN AREA HOUSING MARKET OVERVIEW 

The regional area housing information is an important part of the appraisal report because it provides 
a macro observation of the community and fonns the basis upon which judgments arc made. The 

characteristics of the region's residential real estate market influence the economic viability of the 
area, including the subject property. In order to familiarize the reader with the specifics of the 

Sacramento area new home market, some general information regarding supply and demand and 
current trends in the overall market will be discussed. Unless otherwise noted, within this section of 
the report the Sacrmnento Region refers to the six counties of Sacramento, El Dorado, Placer, Yolo, 

Yuba and Sutter. 

Employment & Economy 

During the late 1980s, the Sacramento Region was crealing almost 28,000 new jobs per year, which 

stimulated the boon1 in housing demand during that period. Following the onset of the recession in 
1990, employment growth turned negative in 1992, with corresponding declines in new home and 

resale home values. The region began a slow climb back to producing positive employment gains in 
i993, whid:1 gu.:ally 1,;vni.ributOO to the increase in housing dcrr,and during the late 1990s. The 

following chart illustrates total non-farm employmi.."Ilt growth in the Sacramento Region over the 

past decade. 

EMPLOYMENT GROWTH (NON-FARM), SIX-COUNTY REGION 
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Since peaking in 1999, job growth in the region gradually decreased each year through 2004, then 

showed marked improvement in 2005. Some local analysts, economists and industry experts cited 
concerns about the slowdown in job growth in the early 2000s and its ultimate impact on the housing 
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market. However, job growth has remained positive and the housing market has continued to show 

solid growth over the past few years. 

Based on infonnation provided by The Gregory Group, a local enterprise tracking the regional 
housing market, and the California Employment Development Department (EDD), the total number 
of non-farm jobs in the Sacramento Region increased by 28,100 jobs, or by 3.2%, in the year 2005. 

Currently the region's non-farm employment is 913,900. The Construction industry recorded an 
increase of 2,800 jobs(+ 3.80/o); Manufacturing grew by 3,100 jobs (+6.4o/o); Government grew by 
2,600 jobs, or 1.1 %; and the Services industry grew by 17,900 jobs ( t 3.6%). The unemployment rate 

in the Sacramento MSA averaged 4.4o/o in 2005, which was down from 5.1% in 2004. 

For the coming year, most experts predict moderate job growth in the range of 1-3% for the 
Sacramento Region. Beyond that, the long·tenn outlook for employment in the region is good. 
According to EDD, employment in Sacramento County is projected to grow 19% between 2001 and 
2008. The projections for the other counties in the region are as follows: 26% for El Dorado, 37% 

for Placer, 150/o for Yolo, and 13°/o for Yuba and Sutter. In tcnns of employment industries, the 

largest gains are expected to occur in Services, Trade and Government. 

Historical Trends 

The following chart exhibits home sales in the Sacramento Region, both resale and new. 

HOME SALES, SIX~COUNTY REGION 
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The chart indicates sales of new and resale homes declined in the year 2005 compared to the year 

2004. Further declines arc expected for 2006. However, the figures for 2005 and 2006 arc strong 

compared to historical figures. 
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The following chart cx.hibit'> average new and resale home prices in the Sacramento Region. 

AVERAGE HOME SALE PRICE, SIX-COUNTY REGION 
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As shown above, prices for both new and resale homes have climbed over the past several years. 

Prices arc expected to be stable to slightly rising in 2006. The rate of appreciation, if any, is cx.pected 

to be much slower than was seen between 2002 and 2005. 

Housing Permits 

An operative measure of the condition of the region's housing market is the number of housing 

pcnnits issued over time. New residential permit activity has steadily increased in the Sacramento 

Region since 1996. For the year 2002, a total of23,177 single- and multifamily permits were issued, 

which represented a gain of22.8o/o over 2001. lo 2003, 24,419 permits were issued during the year, 

reflecting an increase of 5.4% over 2002. In 2004, a slight increase was seen when 24,840 permits 

were issued during the year. A total of2l,477 pcnnits were issued during 2005, a decrease of 13.So/o 

from 2004. The reduction in building pennits is largely attributable to diminishing inventories of 

dcvclopablc land in the Sacramento Region. 
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The following table reflects new pcnnit activity for the Sacramento Region for the past decade. 

BUILDl;IIG PERMITS, SIX-COUNTY REGION 
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E/P Ratio Trends 

Another viable measure of the new housing market strength is the E/P ratio. This ratio is a statistic 

that measures the new employment growth (non-farm) versus the new residential pennits issu<.-d in 

the corresponding year. The benchmark balance recognized by the industry is that for every 1 .2 new 

jobs created, there is nonnally a need or demand for one new housing unit (whether single-family or 

multifamily). Concerning the single-family side of the fonnula, whenever the E/P ratio for this type 

of unit alone is 1.5 or higher, then the marketplace is considered to be in a very favorable and strong 

demand condition. 
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The following table illustrates E/P ratio trends in the Sacramento Region since 1994. 

EIP RATIO, SIX-COUNTY REGION 

Employment Total EIP Single,.family EIP 

Ym Gains (Non-farm} Permits Ratio Permits Ratio 

1994 18,200 9,233 L97 9,233 1.97 

1995 19,300 9,954 1.94 7,951 2.43 

1996 19,200 8,538 2.25 8,470 2.27 

1997 21,500 9,351 2.30 8,898 2 42 

1998 30,200 11,535 2.62 11,035 2.74 

1999 40,400 14,694 2.75 1 l,212 3.60 

2000 28,100 14,876 1.89 13.744 2.04 

2001 22,800 18,871 l.21 15,256 1.49 

2002 13,500 23,177 0.58 18,665 0.72 

2003 11,000 24,419 0.45 19,631 0.56 

2004 4,400 24,840 0.18 21,339 0.21 

2005 28,100 21,477 l.31 18,479 l.52 

"'ourcc: ..,."1: rr ,.,o.; nrou" 

The table above illustrates that job growth was particularly strong relative to building permits 

between 1994 and 2001. The EJP ratio declined steadily between 200 I and 2004, and increased in 

2005. Market evidence suggests there is still sii,,rnificant pent-up demand for housing from the high 

job growth in previous years. Despite increases in the number of building pennits issued in recent 

years, construction has not been keeping up with the growing demand for residential units created 

from employment growth in the Sacramento Metropolitan area. It appears the market has been 

attempting lO n1eet the demand for new housing in the region. 

Population Trends 

Another significant factor with direct influence on the region's housing market is population. Since 

the mid-1980s, the Sacramento Region has been significantly impacted by migration from the San 

Francisco Bay Area and Southern California urban centers, as well as areas outside the state of 

California. In contrnst to the Los Angeles and San Francisco regions, most new Sacramento area 

resident~ come from within California seeking job opportunities, lower costs of housing and a less 

congested living cnvironmL'llt. 

The following table illustrates the total population of the Sacramento Region from 1994 through 

2020 (projected), with corresponding growth for the periods noted. 
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POPULATION TRENDS 

El Dorado Placer Sacramento Yolo Sacrnmento- Population 

Year County County County County YoloCMSA Growth 

1996 145,900 215,000 1,127,700 155,700 1,644,300 L3% 

1997 148,400 222,300 1,141,900 158,300 1,670,900 l.6o/o 

1998 150,900 229,700 1,157,400 160,700 1,698,700 L7o/o 

1999 153.200 238,300 1,185,100 163,500 1,740,100 2.4o/o 

200() 156,299 248,399 1,223,499 168,660 1,796,897 3.3% 

2001 159,600 260,300 1,249)00 172,500 1,841,600 2.5% 

2002 162,800 272,100 1,282,600 177,300 l,894,800 2.9% 

2003 165,900 283,500 1,311,700 181,100 1,942,200 2.5o/o 

2004 168,100 292.100 l,335,400 184,500 1,980,100 2.~/o 

2005 173,400 305,700 1,369,900 187,700 2,036,700 2.9"/o 

2010• 212,000 339,300 1,486,500 205,000 2,242,800 10.1%, 

2015* 232,900 373,400 1,591,100 219,500 2,416,900 7.8o/u 

2020• 252,900 406,900 1,707,600 236,400 2,603,800 7.7o/o 

*Projected Source: California Dt:partmcnl of Finance 

During the 1994 to 2004 decade, the population in Placer County grew by 40o/0, Yolo by 23%,, 

Sacramento by 200/o, and El Dorado by 19o/o. The four-county region experienced a 23% increase in 

population over this period. 

New Home Sales 

A total of 2,404 new homes were sold during First Quarter 2006 in the six-county Sacramento 

Region. This represents a 3% decrease compared to a year ago, when 2,483 units sold during First 

Quarter 2005; and a 2.6% increase from last quarter. Pricing has increased from an average sale 

price of$486,264 in First Quarter 2005 to $4%,305 in First Quarter 2006, an increase of2.1%. The 

average new home price rose slightly from $489,329 in Fourth Quarter 2005 (+ 1.4%), New home 

sales activity for 2004 and 2005 for the six counties arc detailed in the following table. 

NEW HOME SALES 

County 2004 2005 0/o Change 

Sacramento 9,385 7,718 -18J)'% 

El Dorado 1,055 580 -45.0'% 

Placer 3,309 2,609 -2!.2'Yo 

Yolo 1,391 1,136 -18Jo/o 

Yuba l,391 1,249 -10.2%, 

Sutter 624 802 +285% 

6-County Region 17,155 14,094 -17,8''!«, 

Sourct:: The Gregory Group 
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The table above indicates the number of new home sales fell sharply in 2005 in almost all areas of 

the Sacramento Region. The only co\Ulty to sec an increase in sales volume was Sutter County. El 

Dorado County experienced the sharpest decline, with a 45o/o reduction in new home sales. 

The tbllowing table compares average new homes prices for the current quarter compared to a year 

ago for the six counties. 

AVERAGE ~EW HOME PRICE 

o/o Change o/o Change 

County 1• Qtr. 2006 Last Year LastQtr. 

Sacramento $466,442 0.4% 1.5% 

El Dorado $729,943 6_6% 12.0% 

Pl"'°' $543,442 -2,1% -5.8% 

Yolo $541,257 -0.6% 3.0% 

Yuba $380,957 0.00/o 14.2% 

Sutter $337,384 -2.5% 0.9% 

6-County Region $496,305 l,4o/o 2.1% 
Source: The Gregory Group 

The table above indicates new home sale prices were fairly flat overall in the region compared to a 

year ago, with El Dorado County showing a moderate increase, Placer and Sutter Counties showing 

slight decreases, and most other areas showing little change. The market did show slight 

improvement compared to Fourth Quarter 2005, with the exception of Placer County. According to 

the Gregory Group, "The housing market has entered a transition period, moving from an 

unsustainable rate of price increases and sales to more normal, and sustainable, market conditions." 

Most market participants view the market as stabilizing, rather than falling. Sales velocity and 

pricing arc slowing, but demand remains strong, 

Based on statistics compiled by The Gregory Group, new home trend<; over the past several quarters 

are presented in the following table. 
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NEW HOME TRENDS, SIX-COUNTY REGION 

3n1 Qtr. 4u,Qtr. l.i:Qtr. z...i Qtr. 3rd Qtr. 4•h Qtr. lo1Qtr. 

Category 2004 2004 2005 2005 2005 2005 200. 
Avg. Price $460,734 $471,987 $486,264 $492,498 $492,985 $489,329 $496,305 

Median Price $444,990 $459,990 $455,945 $459,990 $457,950 $456,619 $465,726 c---
Avg. Home Size 2,541 2,506 2,483 2,427 2,360 2,.343 2,404 
Avg. Price/SF -:,.J/A $193.37 $200.55 S208.67 $215.72 $215.97 $213.02 

'--------- ---

Number of Sales 3,455 3,621 4,812 4,143 3,590 1,549 2,063 

Weekly Sales Rate 1.20 1.28 1.50 1.26 l.08 0.45 0.59 

Unsold Inventoty 1,221 1,460 982 1,687 2,404 3,299 3,780 

Weeks oflnvcntory 3 4 l 4 6 JO 12 
Source: TI1e Gregory Group 

The table above shows rapid increases in unsold inventory over the past four quarters. Unsold 

inventory in the region increased 126% in the year 2005. Most homebuilders arc now offering 

significant incentives to prospective buyers. These incentives include items such as cash 

contributions toward down payments and closing costs, payoff of Mcllo~Roos taxes, swimming 

pools, home upgrades, cars and vacations. Many builders are offering incentives to avoid lowering 

their base home prices in the face of falling demand. 

Developer '.\1arket Share 

Based on year 2005 home sales, the live most active homebuilders in the Sacraincnto region were 

Beazer Homes {1,025 sales in 2005), KB Homes (942), D.R. Horton Inc. (940), Centex Hornes (640) 

and US Home (550). The top five builders combined for about 29% of the local market share in 

2005. 

The Sacramento region, along with much of the rest of the country, is experiencing a trend in which 

fewer builders arc capturing more and more of the market. As the market consolidates into fewer 

hands, the larger companies can command lower costs from suppliers and <::an afford to pay more for 

land. They can also more easily bear legal costs associated with securing entitlements or fighting 

opposition to development. According to a November 2005 article in The Wall Street Journal, five 

years ago the top five homebuilders controlled about 10% of the U.S. market; that share rose to 

about 25o/o in 2005 and is expected to top 50% within a decade. 
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Attached Housing Market 

As prices for new and resale single-family homes in the Sacramento Region have escalated, the cost 

of ownership has increa<;cd. According to information presented at Grubb & Ellis' 2005 Real Estate 

Forecast, only 12% of Sacramento area households can afford the area's median-priced new home 

(and only about 25o/o can afford an existing home}. As a result, demand has increased for more 

affordable alternatives such as condominiums, half-plexes and homes on very small lots. 

Developers have quickly responded to this trend, constructing new condos and high-density housing, 

or converting apartments to condominiums. In 2003, Esplanade in Folsom was the first new condo 

project in the region in several years. In the past two years, many more condos have been 

constructed or converted, and even more are in the planning pipeline. According to a mid-2005 

article in TI1e Sacramento Bee, there arc about 12,500 attached for-sale ho1nes in the planning 

process in the six-county region, including both new construction and apartment conversions. 

According to The Gregory Group, there were 842 sales of attached homes in 2004 and 2, 187 sales in 

2005, marking an increase of 16Ql'/o. Further, attached homes represented 5.0% of all new home sales 

in 2004, but 15.5% in 2005. As of First Quarter 2006, there were 41 active developments offering 

a«a,.h .. d ,..,;..,, ;., J;,. S..,., ...... ,.,uv R,.15;vu. lu ad;i;tiuu, ""v,.,a,l _µ,uj,.,...,, .,,,. _µ1upu""'d fu, the '-U"';"C 
years. In Downtown Sacramento, Saca Development is developing two 53-story towers at Capitol 

Mall and 3rd Street The Towers will include over 700 condos, plus a gym, spa, boutique hotel, 

parking, retail and restaurants. Regis Homes is building the Capitol Lofts, which will include 123 

lofts, 65 single-family homes and 16 rental units in the Triangle area of West Sacramento. 

Conclusion 

The demand for new housing in the Sacramento Region, as evidenced by sales activity, generally 

improved each year from 1995 through 2004, with the exception of2001 when a slight decrease was 

seen due to a slowing national economy. The Fourth Quarter 2001 marked the beginning of renewed 

growth. The years 2002, 2003 and 2004 represented record years for the Sacramento housing 

market. Local experts attribute gains in sales activity and home prices to historically low interest 

rates, coupled with pent-up demand for housing created by robust job growth around the tum of the 

century. Further, buyers have been drnwn from other parts of the state and nation to the Sacramento 

Region for its established infrastructure, stable employment base, variety of housing products, 

healthy local economy and good climate. 

The incrca<;e in new home prices in recent years has made single-family homes unaffordable to 

many entry-level homcbuycrs, with the affordability index. decreasing over the past couple years. 

This trend hru; made home ownership 1norc elusive to first-time homcbuyers, resulting in an 

increased demand for alternative locations, such as Sutter and Yuba Counties, and for alternatives 

such as small lots and attached product 
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The year 2005 marked a turning point in the local housing market For the first time in several years, 

the number of new home sales dropped significantly compared to the previous year. Fourth Quarter 

2005 showed particularly striking results, with a 57% decline in the number of new homes sold 

compared to Fourth Quarter 2004, The market appears to be in a stage of transition, with supply and 

demand more in balance. However, First Quarter 2006 provided better than expected results, with 

increases in both the number of sales and the average sale price compared to Fourth Quarter 2005. 

The general consensus a1nong local housing experts is that the Sacramento housing market will 

continue to see healthy sales activity and level to moderate price increases in 2006. Greg Paquin of 

The Gregory Group expect<; a "soft landing" for the ntarket, with fairly steady sales in 2006 of about 

14,000 tu1its. The days of double-digit annual price increases appear to be over for the lime being in 

most areas of the region. Overall, the market is expected to stabilize to more sustainable rates of 

growth. 
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RETAIL MARKET OVERVIEW 

Introduction 

First Quarter 2006 represented another solid quarter for the retail market in the Sacramento region. 
The overall vacancy rate was 4.5%, compared to 4.7% in Fourth Quarter 2005 and 4.5o/o in Third 

Quarter 2005. Lease rates were stable to rising in most submarkcts, with asking lease rates for in-line 
space in high-growth areas averaging $2,65 to $3.25 per square foot per month, triple net. Net 
absorption was positive for the l l 1h consecutive quarter, with over 400,000 square feet of retail space 

absorbed during the first quarter. Absorption was strongest in the commumtics of West Sacramento 
and Folsom.IE! Dorado Hills. The submarkets seeing most of the region's new construction activity 
are Roseville/Rocklin, Natomas and Laguna/Elk Grove. These areas have seen significant residential 

growth in recent years, which has triggered demand for supporting retail uses. 

The past year has been very strong for the Sacramento retail market. The region continues to attract 

local, regional and national retailers. IKEA opened its West Sacramento store in March, and R.C. 
Willey should open its home furnishings store in Rocklin in the sumn1Cr. In addition, several 

retailers cstablish<.-d in the area arc expanding, including Beck's Furniture and California Family 
Fitness. In contrast. in the first quarter Ralphs closed all eight of its Sacramento area grocery stores 
because they have not been profitable. These closures have k'<i to aboul 375,000 square feet of 

vacant anchor space coming on the market for sale or lease. Overall, the Sacramento retail market is 
expected to experience steady growth for the near term, particularly in South Placer County, Elk 

Grove/Laguna, Naton'Uls and Folsom/El Dorado Hills. 

Lease Rates 

Lease rates were stable to slightly rising for most product types during the First Quarter of 2006. 
Asking lease rates for in-line space in high-growth areas is averaging $2.65 to $3.25 psf/n1onth 

(triple net) during the quarter. The high-growth areas arc Roseville, Elk Grove, Folsom and North 
Natomas. In some new shopping centers in these areas, in-line space is now garnering up to $3.50 

psfi'month. It is anticipated retail lease rates will continue to rise in 2006. 

Vacancy 

The overall retail market vacancy rate in the Sacramento Region as of First Quarter 2006 was 4.5%, 

compared to 4.7% in Fourth Quarter 2005 and 4.5'% in Third Quarter 2005. The market vacancy rate 
has been below 5% since First Quarter 2004, and rcacht-d a low of 4. 1% in Second Quarter 2005. 

The Laguna/Elk Grove sub market has the lowest vacancy rate in the region at 0.5%. Eleven of the 
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region's 15 submarkets posted vacancy rates under 5% for the quartec Developers have responded 

to these low vacancy rates, with new construction planned or under way in most of these areas. 

The recent quarterly vacancy rates for the Sacramento area submarkcts are presented in the 

following table, in ascending order. 

Submarket 3Q 2005 Vacancy 4Q 2005 Vacancy 1 Q 2006 Vacancy 

LagW1a!Elk Grove 0.5% 0.5% 0.5o/c 

Aubum'Loomis 1.8% l.8o/o 0.7% 

West Sacramento/Davis 1.7% 2.0'% 0.9% 

South Natomas 1.9% l.2% l.2% 

:'lorthgatc/Natomas I. 7o/o l.7% 1.7% 

Arden/Watl.lHowe 2.7% 2.6% 2.7% 

Folsom/El Dorado Hills 1.1'% 1.9% 2.8'% 

Grccnhaven/Pocket 3.2% 3.2% 3.2% 

Roseville/Rocklin 3. lo/o 3.2% 3.6o/o 

South Sacramento 4.0'% 4.1% 3.9o/o 

Carmichael 4.2o/o 6.1% 5.6o/o 

Citrus Heights/Fair Oaks 8.!Y'/o 8.6% 7.6°/o 

North Highlands 8.1% 8.6% 8.2°/o 

Hwy 50/Rancho Cordova 15. 7'% 15.0"/o l5.3o/o 

Downtown/Midtown/East Sac 17.00/o I 6.6o/o NIA 

Market Total 4,5o/o 4.7o/o 4.5%, 

Source: CB Richard Ellis 

This recent survey demonstrates most submarkets arc performing very well, with over two-thirds of 
the submarkets exhibiting vacancy rates below 5o/o. It should be noted the above rates include retail 

properties over 50,000 square feet and exclude regional malls. 

The follow mg table summarizes average vacancy rates by type of retail property. 

Property Type 3Q 2005 Vacancy 4Q 2005 Vacancy lQ 20!}6 Vacancy 

Power Centers 1.8% l.8o/o 1.6% 

Community Centers 2.8% 3.0% 2.8% 

Specialty Centers 3.3% 33% 3.1% 

Freestanding Buildings 6.3°/o 7.0% 6.5% 

Neighborhood Centers 6.8% 7.0% 7.1% 

Strip Centers 13.5% 13.3% 3.7% 

Market Total 4.5°!. 4.7°/o 4.5% 

Source: CB Richard Ellis 
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Absorption 

Net absorption for the retail market in the Sacran1ento area was positive 400,336 during First Quarter 

2006, compared to positive 208,303 square feet during the previous quarter. This represents the 1 t m 
consecutive quarter of positive absorption in the region. Total absorption for the year 2005 was 

713,559 square f1."<:t, which represents a marked decrease from 2004's figure of2.I million square 

feet. 

The following table shows net absorption totals by submarket for the most recent quarter and year. 

Year 2005 Net 1Q2006 Net 

Sub market Absorption (Sl<1 Absorption (SF) 

Laguna/Elk Grove 440,420 (291) 

Roseville!Rocklin 200,074 (20,! 71) 

Aubum'Loomis 104,393 13,261 

\Vc~t Sacramento/Davis 76,491 273,826 

Citrus Heights/Fair Oaks 47,007 30,026 

Nonhgale/l'!mornas 30,185 0 

South Natonus 25,292 0 

South Sacramento (744) 10,658 

Ardcn!W alt/Howe (2,202) (2,888) 

Grocnhaven/Pocket (2,567) 0 

Folsom/El Dorado Hills (30,156) 91,893 

Hwy 50/Rancho Cordova/Rosemont (30,525) (9,397) 

Carmichael (33,480) 5,567 

North Highlands (47,085) 7,852 

Downtown/Midtown/East Sac (63,544) NIA 

Market Total 713,559 400.,336 
Source: CB Richard Ellis 

The table above shows that 2005 was a mixed year. Seven submarkcts had positive absorption, while 

eight had negative. The data also show that Rosevi1le/Rocklin, Lincoln (included in the 

Auburn/Loomis submarket) and Lagwia/Elk Grove carried the market, with net absorption of 

744,887 SF in these submarkcts. 

In the first quarter of this year, the submarkets achieving the strongest absorption were West 

Sacramento and Folsom/El Dorado Hills. This was due mainly to the completion of the IKEA home 

furnishings store in West Sacrainento, and a 122,997 square foot Raley's-anchored neighborhood 

center in Folsom. 

------ Seevers • Jordon • Ziegenmeyer ------ 58 

New Construction 

Projects completed during First Quarter 2006 include: JKEA 's 265,000 square foot store in West 

Sacramento, and a 122,997 square foot Ralcy's-anchorcd neighborhood center in Folsom. The retail 

projects currently under construction in the region total over 2.8 million square feet of space. 

Roseville/ Rocklin has the largest share of this figure, with 1.3 million square feet under way. 

Following Roseville/Rocklin are Northgate/Natomas (733,000 SF), Laguna/Elk Grove (595,000 SF) 

and AubunvLoomis, which includes the city of Lincoln (186,000 SF). 

The folJowing is a summary of the region's largest retail projects wider construction and planned. 

Proied Retail SF Descrintlon Status 
The Promenade al Sacrnmento 663,000 Anchored byTa;get, Sam's Under construction (some 
Gateway, Natomas Club, Barnes & Noble, Old stores already open) 

Navv, Best Buv 
Rivcrpointc Center 700,000 Anchored by IKEA. Home Under construction (IKEA 
West Sacramento IX=••. oustiiblv Wal~Mart alrea•t.,,_,,,, 

Blue Oaks Town Center 600,000 Anchored by R.C. Willey, Under construction 
Rocklin Orchard Supply Hardware, Delivery mid-2006 

Mcrvyn'l<, Petco 
Lincoln Crossing Marketplace ----368,6~ Target, Staples, Pets!•iar( - Under construction (Horne 
Lim:nln Hampton Irm, Old Navy, Depot already open) 

Ross TJ Maxx 
The Fountains 350,000 Lifestyle cent<.'!'; anchored Approved 
Roseville by Whole Foods Market, Z Delivery spring 2007 

Gallerie, Anthronc]o<>ie 
Roseville Crossing 176,000 Anchored by La-Z-Boy, Under construction 
Roseville Ethan Allen DeliV""'' late 2006 
Palladio al Broadstone 930,000 Lifestyle cClltcr; retail, Approved 
Folsom offices, 16-screen theater 
Woodland Gateway Center 525,000 Anchored by Costco, Target Near approval 
Woodland Construction late 2006 
The Landing at Bradshaw 400,000 Big box stores, theaters, Near approval 
Rancho Cordova restaurant<; shons Deliv=' late 2007 
Galleria Mall Expansion 450,000 Stores, restaurants and Planning 
Roseville I =~king 
Rocklin Crossings 534,500 Regional center on Interstate Planning 
Rocklin 80 corridor 
Capital Village Tovm Center 270,000 Anchored by Lowe's Planning 
Rancho Cordova 
Elk Grove Promenade l.3 million t Regional open-air town Planning 
Elk Grove 2 million satellite center; fourdcpartment 

stores, 16 to 18 movie 
screens entertainment 

Power ct.'lller 1 million 3,500 acres in planned Early planning 
Folsom anne:rntion urea south of 

Hirrhwav 50 
Union Pacific Railyards 1.37 million Major redevelopment Early planning 
Sacramento project with retail, office 

and residential uses 
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Historical Trends 

A table exhibiting historical retail n1arket statistics in the Sacramento region is presented below. 

Vacancy SF!li:et Average Lease 

Year Rate Absorption Rates (/SF/Mo.) 

1996 11.7'% NIA $0.80 - $2.35 

1997 10. lo/o 509,545 $0.90- S2.l5 

1998 7.1% 532,171 $1.00-$1.76 

1999 6.5% 944,840 $L00-$2.13 

2000 6.0% 1.1 million $1.00 - $2.28 

2001 5.8% 1.4 million $1.00-$2.50 

2002 6.9% 402,374 $1.40- $2.60 

200] 5.6% 522,534 $1.40 - $2.60 

2004 4.5% 2.1 million $1.40-$2.60 

2005 4.4'% 713,559 $1.40 - $2.60 

Source: CB Richard Ellis and Grubb & Ellis 

For~ast 

The Sacramento area retail market is expected to remain strong over the next couple years. The 

growth areas of Roseville/Rocklin, Folsom, North Natomas and Elk Grove are expected to continue 

to lead the market in terms of new construction and absorption. Future growth areas arc expected to 

be Lincoln, southcn1 Rancho Cordova, southern Sutter County, West Roseville, the Interstate 80 

corridor between Rocklin and Loomis, and the Highway 50 corridor cast of El Dorado Hills. 

Vacancy rates arc expected to remain healthy, but could increase slightly due to new construction 

projects coming online in 2006. Demand for retail development should remain high as the area's 

housing market continues to expand. Retail lease rates and sale prices arc expected to rise in the 

coming year. 

National retailers are expected to continue to enter the Sacramento market. In early 2006, IKEA 

beea111e the first tenant in the Riverpointe Marketplace in West Sacramento, a 700,000-squarc foot 

development that will reportedly also include Wal~Mart and The Home Depot. The Promenade at 

Sacramento Gateway in Natomas, with 663,000 square feet., will become the area's largest non-mall 

retail development. 

One challenge in the near term will be caused by Ralphs' recent closure of all eight of its 

Sacramento area stores. The stores arc listed for sale and lease, totaling about 375,000 square feet 

Market participants speculate that the stores could be used by other grocery stores, most likely 
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smaller specialty stores like Nugget, Trader Joe's or Whole Foods; or could be converted for other 

uses like gyms, furniture stores or discount stores. Until the Ralphs stores have new tenant", the 

smaller tenants in those shopping centers will likely be adversely affcclcd due lo reduced traffic. 

In the coming years, market participants expect to sec more "lifestyle centers" built or proposed in 

the Sacramento region. These open, pedestrian-oriented centers focus on outdoor gathering places. 

Two such projects are already proposed, including The fountains in Roseville and Palladio at 

Broadstone in Folsom. 
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OFFICE MARKET OVERVIEW 

Introduction 

During First Quarter 2006, the office market in the Sacramento region was not as strong as in the 
previous quarter, but remained healthy overall. The average market vacancy rate rose to I 3.35o/o 

from 12.6% in Fourth Quarter 2005. Net absorption was positive at 30,014 square feet, with most 
new absorption taking place in the submarkets of Roseville/Rocklin, Folsom and Elk Grove. 
Although net absorption was lower than what has been seen in recent quarters, it was still positive 

and has been positive for eight consecutive quarters. 

Net absorption of office space in the year 2005 was the highest since the year 2000. However, the 

increaS<;d absorption has not had a significant effect on vacancy figures due to the large amount of 
new product that continues to come online. CB Richard Ellis reported increases in both the nwnbcr 
and size of office transactions in 2005 compared to the year 2004. Overall, investors see a strong 

Jong-term outlook for the Sacramento office market, particularly in the growth area of Roseville. 

Lease Rates 

Lease rates in the region were generally stable in First Quarter 2006. The average asking lease rate in 

the region has i.lowly inched upward over the past several quarters, and now stands at $1.73 per 
square foot per month (full service). Class-A product is averaging $2.39 psfi'month. The submarkets 
achieving the highest rents arc Downtown ($2.25 overall and $2.85 Class-A), Roseville/Rocklin 

($2. 10 overall and $2.40 Class~A) and Elk Grove ($2.10 overall and $2.40 Class--A). The submarkets 
of South Natomas and North gate/Natomas realized slight increases in Class-A rates during First 

Quarter 2006. Rents are expected to be stable to rising in the next 12 months. 

Vacancy 

Office vacancy rates in the Sacnunento Area reached a low in the year 2000, and steadily increased 
through the year 2004. Fourth Quarter 2004 represented the first decline in vacancy in recent years. 

This decline continued in each quancr of 2005, starting in the first quarter at 13.7% and ending the 
year at 12.6% in the fourth quarter. The vacancy rate increased slightly in First Quarter 2006 to 

13.35%. 

The recent quarterly vacancy rates for the Sacramento area submarkets are presented in the 

following table. 
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Submarket 3Q 2005 Vacancy 4Q 2005 Vacancy lQ 2006 Vacancy 

Carmichael/Fair Oaks 4.8% SJ'% 4.1% 

Campus Commons 7.6'% 6.4o/o 7.4% 

Watt Avenue 7.0"A, 7.8o/o 7.5% 

Citrus Heights/Orangevale 8.5% 8.So/o 8.6% 
Midtown 14.4% 10.4% 10.4'% 

Point West 6.8% 9.5'% 11.8o/o 
Roseville/Rocklin 11.0% 12.7% 12.Jo/o 

Folsom 13.5% 13.5% 12.4o/o 

Downtown 13.1% 12.9% 13.3o/o 

South Sacramento 13.0% 13.5% 13.4o/o 

Howe/Fulton 10.1% 13.7% 13.5'% 

Highway 50 Corridor 128% 110"/o 14.1% 

North gate/Natomas 26.0% II.\% 16.So/o 

South Natomas 14.4% 16.2o/o 16.6% 

West Sacramento 22.3% 17.3% 17.8% 

Elk Grove 17.0% 18.3% 25.5% 
. Ea,;;t Sacramento 6.R% 34.3% .34.0"/o . 

I Market Total 12,8o/o 12,6o/. 13.35% I 
Source: CB Richard Ellis 

Most submarkcts saw flat to rising vacancy in First Quarter 2006 compared to Fourth Quarter 2005. 

A couple of areas showed improvement, including Carmichael/Fair Oaks and Folsom. The 
submarkets experiencing the lowest vacancy rates are the relatively established suburban areas of 
CannichaeVFair Oaks, Campus Commons, Watt Avenue and Citrus Heights/Orangevale. West 

Sacramento, Elk Grove and Natomas continue to post so1ne of the highest vacancy rates in the 
market, due to significant new construction coming online in recent months.His noted East 
Sacramento has the highest vacancy rate in the region; however, it is also the smallest submarket in 

the region in terms of office inventory, and the vacancy rate can be heavily skewed by just one 

building. 

It should be noted the above rates include single- and multi-tenant office buildings, as well as office 

space for buildings located within industrial parks. Government-owned and medical buildings arc 
not included in the survey. Additionally, the above statistics do not include office buildings with 

fewer than I 0,000 square feet. In general, smaller properties 'With good quality improvements 

typically experience vacancy rates under 10'%. 
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The following table summarizes vacancy rates in the Sacramento region by class of office product. 

Absorption 

Office Product 

Class A 

Class B 

ClassC 
Source: Colliers International 

IQ 2006 Vacancy 

16.lo/,, 

!3.8% 

10.91'/o 

Net absorption for the office building market in the Sacramento Area was 30,014 square feet during 

First Quarter 2006, down from 231,024 square feet during Fourth Quarter 2005. This represents the 
eighth consecutive quarter of positive net absorption in the region. 

For the year 2005, net absorption in the region was 1,372,310 square feet, which was the highest 
level seen since the year 2000. In 2004, the region's net absorption was ju.st 291,027 square feet. 

The following table shows net absorption totals by submarket for the previous quarter and year. 

Year 2005 Net 1Q 2006Net 

Submarket Absorption (SF) Absorption (Sl<) 

Rosevil!e!Rocklin 471,398 108,639 

Northgate!Natomas 248,461 (88,813) 

Highway 50 Corridor 202,771 8,075 

West Sacramento 196,792 (5,833) 

Midtown 109,900 (3,405) 

Folsom 84,545 99,161 

Elk Grove 58,467 48,510 

South Natomas 55,762 (9,4%) 

\Vatt Avenue 31,251 (3,341) 

Campus Commons 18,140 (15,164) 

Point West 16,925 (51,483) 

Carmichael/Fair Oaks 9,170 (9,054) 

South Sacra1nento 6,916 1,584 

Citrus Heights/Orangcvale (13,498) (995) 

Downto\\n (10,292) (51,794) 

Howe/Fulton (34,398) 2,660 

East Sacramento (80,000) 763 

Market Total 1.372,.310 30,014 
SolID.':c: CB Richard Ellis 
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In First Quarter 2006, only three submarkcts showed sit,rnificant positive absorption - Roseville/ 
Rocklin, Folsom and Elk Grove. For the year 2005, Roseville/Rocklin led the region with 471,398 

square feet of net absorption. 111c Roseville/Rocklin submarket is increasingly becoming a hub for 

office development in the region. In 2005, the Roseville/Rocklin submarket represented only about 
I 0% of the region's office inventory, but accounted for about 35% of office absorption during the 
year. The Roscv1llc/Rocklin area leased almost twice the amount of office space in 2005 than the 

next-strongest subn1arket in the region. 

New Construction 

During First Quarter 2006, 16 new office buildings were completed, adding 548,790 square feet to 
the region's inventory. Notable completions included a 200,000 SF building for Golden One Credit 

Union on Cal Center Drive in the Highway 50 Corridor; and four buildings totaling 104,000 Sf in 
Elk Grove. 

There arc currently 35 office projects under construction in the region, totaling nearly 1.4 million 
square feet of space. Most of this construction activity is occurring in Roseville/Rocklin (764,000 

SF), Downtown (342,000 SF), and Folsom ( 155,000 SF). Some buildings arc also under construction 

in Elk Grove, Campus Commons, Northgate!Natomas, and Highway 50 Corridor. 

As discussed above, the Roseville/Rocklin submarket represents the most active segment of the 
Sacramento office market. Over half of the office space currently under construction in the region is 
located in Roseville/Rocklin. Many experts attribute this activity to executives wanting to locate 

their companies near their homes in South Placer County. Market parlicipants envision Roseville 

becoming a suburban hub for offices much like Walnul Creek in the Bay Arca. Currently, Mourier 
Land Investment Corp. is constructing four office buildings in Highland Pointe at Pleasant Grove 
l3oulcvard and Highway 65. When completed in 2008 or 2009, the complex will add 368,000 square 

feet to the area's office inventory, and three of the buildings will be four stories in height. The Stone 
Point Corporate Center will include 400,000 square feel of office space in six buildings at Eureka 

Road and Rocky Ridge Drive; lhree of these buildings will become Roseville's t.allest office 
buildings with five stories. Just west of the Galleria Mall, Shea Properties is constructiog 11 office 

buildings along Highway 65; when complete, the Shea Center will contain 575,000 square feet of 
space. In Rocklin, the Rocklin Corporate Center is being developed on 125 acres adjacent to the 

Atherton Center. 

Elk Grove is another hot spot for new office buildings. Construction has begun on Lagooa Pointe, 
which will eventually include 200,000 square feet of office space and a Hilton Garden Inn hotel 

along Highway 99. Three office buildings totaling 100,000 square feet are being built on West Taron 
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Drive near Interstate 5 and Elk Grove Boulevard. Phase two ofLagW1a Springs Corporate Center 
along Highway 99 will add three more office buildings to the two existing ones in the center. 

The North Natomas area is also continuing to see new office development. Developer Abe Alizadeh 
plans a 300,000 square foot office park that is expected to be one of Natomas' more upscale office 
developments. Developer Sammy Cemo proposes a 50,000 square foot office project cast of Arco 

Arena, A small-building office park is proposed west of Arco Arena. The Interstate 5 conidor in 
North Natomas could see significant new construction of offices in the coming years. In the near 
future, The Offices at Duckhorn is planned, which will include IO buildings with over 100,000 

square feet of space. Catholic Healthcare West will be an anchor tenant at the project, located along 
the west side of Interstate 5 between Arena Boulevard and Del Paso Road. 

Sales Activity 

The following table summarizes office sale data in the Sacramento region for the past several years. 

Average Average Average 

Year Sale Price Price per SI<' Cap Rate 

2000 $2, 198,905 $109.95 9.46% 

2001 $2,550,653 $117.24 9.40"1(> 

2002 $2,368,664 $122.41 9.17% 

2003 $4,224,815 $150.36 8.50% 

2004 $3,671,751 $155.65 7.66% 

l"half05 $4,933,588 $173.09 7.21% 

Source: Colliers International 

The statistics above show a clear upward trend in sale prices per square foot and a downward trend 
in overall capitalization rates. Many brokers in the area report a large pool of potential buyers for the 
f{.'W quality office investments that become available, which continues to drive up prices. 

Employment Conditions 

Employment conditions in the Sacramento Area remained strong during First Quarter 2006. The 
overall unemployment rale in the region was 4.8o/o in February 2006, down from 5.4% a year ago 

and slightly up from 4.7o/o in the previous quarter. The region still has lower unemployment 

compared to the state, which had an unemployment rate of 5.4o/o during the first quarter. Owing the 
past ycar,job growth in the Sacramento area was about 3.2%, with about 27,700 net jobs added to 

the region. Most new jobs have been added in construction, profe&sional and business services, and 

retail trade. 
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Historical Trends 

A table exhibiting historical office statistics for the Sacramento MSA is presented below. 

Vacancy Absorption Total Inventory 

Year Rate 

1990 13.3o/o 3,000,000 30,000,000 

1991 13 O"/o l,800,000 $1.00 - $2.50 32,000,000 

1992 16.3% 1,600,000 $0.75 - $2.65 33,500,000 

1993 16.0% 750,000 $0.85 - $2.40 33,448,000 

1994 12.5% 739,132 $0.85 -$2.40 33,178,000 

1995 12.3% 1,053,918 $0.90 - $2.40 33,636,714 

1996 9.8o/a 531,914 $0.85 - $2.40 33,949,837 

1997 9.5o/o 540,458 $0.85 - $2.60 34,359,435 

1998 8.3% 805,951 $1.00 - $2.60 33,493,847 

1999 7.9'% 2,589,228 $1.18 ~ $2.05 36,170,683 

2000 5.9o/o 2,650,077 $1.35 - $2.25 38,241,913 

2001 7.5'% 131,263 $1.'l.: _ ~"\lfl Ml ! AQ AQO 
"''''"''"~ 

2002 10.1% 474,137 $1.35 ~ $2.30 41,539,830 

2003 \2.7DI(> 277,007 $1.35 - $2.25 43,021,484 

2004 13.9% 291,027 $1.35 $2.25 44,074,260 

2005 13.0"/o 1,372,310 $1.35 - $2.25 46,566,866 

Source: CB Richard Elli$ and Grubb & Elli$ 

Forecast- Next 12 months 

Over the course of the next year, it is expected the Roseville/Rocklin submarket will continue to lead 
the Sacramento office market in terms of new construction and absorption of space. Other areas that 

will sec completion of new office buildings include Dov.rntown, Folsom, Campus Commons, Elk 
Grove, Highway 50 Corridor and Natomas. 

Market participants expect continued strength in the Sacramento office market in the coming months 
as private employment sectors shift into growth mode, led by gains in professional and business 

services. Health care companies are also expected to expand this year, particularly in the growing 

suburban areas. Significant job cuts in State government have ceased at least for the time being. 

However, some government agencies may still be consolidating locations, which could impact office 
vacancy in the market in the short tcm1. 

------Seevers• Jordan• Ziegenmeyer ------ 67 



Investment activity is forccastcd to remain strong, and sale prices should continue to increase in 

2006. Lease rates are expected to be stable to rising in most sub1narkcts. Net absorption should 

continue to be positive. No significant changes are forccastcd in the overall market vacancy rate 

during the next year, although vacancy rates could inch upward in those submarkcts with significant 

new construction. 
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INDUSTRIAL MARKET OVERVIEW 

Introduction 

The Sacramento industrial market showed continued growth in First Quarter 2006. Leasing activity 

continued to be strong, as the overall region experienced positive net absorption of over 1.1 million 

square feet during the quarter. This marks the I fh consecutive quarter of positive absorption in the 

region. Vacancy rates in the region have been falling since mid-2005, after remaining relatively 

steady for the previous five years. The overall region's vacancy rate was 9.0% during the first 

quarter, down from the fourth quarter average of9.5%. Excluding 3.3 million square feet of vacant 

space in McClellan Park and the outlying area of Auburn/Newcastle, the immediate Sacramento area 

experienced a vacancy rate of7.4".1. in the first quarter. 

Lease Rates 

The average asking lease rate in the region is approximately $0.33 per square ibot per month (triple 

net) for distribution buildings larger than 50,000 square feet. This is up slightly from $0.32 in lhe 

fourth quarter. For flex/R&D properties, the average is about $0.74 psf/month; and for multi-tenant 

warehouse space, the average is about $0.48 psf/month. Overall, lease rates were fairly steady 

throughout most of 2004. and increased during the year 2005. 

Vacancy 

The overall vacancy rate in the Sacramento market area, including Auburru'Ncwcastlc and McClellan 

Park, was 9.0°/o in First Quarter 2006, down from 9.5% in Fourth Quarter 2005. The immediate 

Sacramento area ( excluding McClellan Park and Auburn/Newcastle) experienced a vacancy rate of 

7.4o/o. compared to 7 .9'% last quarter. McClellan Park has 3+ million square feet of vacant space 

(5 t~/,., vacancy). Vacancy in the Sacramento region has steadily declined since mid-2005, after 

remaining fairly flat for the prior five years. 

The recent quarterly vacancy rates for the Sacramento area submarkcts arc presented in the 

following table. 
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Submarket 3Q 2005 Vacancy 4Q 2005 Vacancy 1 Q 2006 Vacancy 

South Sacramento 0.7% 0.8'% 0.5o/o 
Dov.ntown/Midtown/E. Sac 0.6% 0.8'% 1.6% 
Folsom/El Dorado Hills 5.00/n 3.4'% 2.6"/o 
Northeast Sacr.tmento 5.lo/o 4.8% 4.1% 
I-SO/Roseville Road 6.lo/o 4.5% 4.2% 
Richards Aoulevard 3.2% 4.0%, 4.3% 
Rancho (\)rdova!Hwy 50 6.7% 6.6% 5.3% 
West Sacramento 8.20/,, 7.2% 6.3% 
Power Inn 11.0% 10.1% 8.8% 
Roseville/Rocklin/Lincoln 9.0"/e 10.5% 10.1% 
Northgate/~atomas 9.9%, 10.3% 10.2o/o 
W1.Xxiland!T)avis 13.1% 11.1% 11.4% 

Elk Grove/1.agwmlGa!t 11.8% 12.3% 12.4% 
Greater Sacramento 8.3o/o 7.9"!. 7.4% 

McClellan Park 51.9% 50.9% 506% 

Auburn:':-.Jewcagtle 4.8% 4.9'% 8.9"/o 
Outlying Areas 37.4% 36.7% 37.8% 

~ 

MARKET TOTAL 9.9% 9.5% 9.0o/ .. 
Source: CB Richard Ellis 

Many subrnarkets indicate very tight supply, with vacancy rates below 5%. These areas include 
South Sacramento, Do\.\<ntown!Midtown/East Sacramento, Folsom/El Dorado Hills, Northeast 

Sacramento, I-80/Roscville Road, and Richards Boulevard. Besides McClellan, the areas with the 
highest vacancy arc Elk Grove, Woodland, Northgatc/Natomas, and Roseville/Rocklin. 

It is important to note the average market vacancy rates arc skewed upward by some very large 
vacant buildings. According to information reported by brokers with CB Richard Ellis and Grubb & 

Ellis, the Sacramento region's average industrial vacancy rate for small buildings (under 50,000 SF) 
is about 3-6°/o; and for medium sized buildings (under 100,000 SF), it is about 6-10%. 

Absorption 

The Sacramento region posted a robust I .I million square feet of positive net absorption in First 
Quarter 2006, compan."<i to 1.35 million SF in Fourth Quarter 2005, 1.9 million SF in Third Quarter 

2005, 201,000 SF in Second Quarter 2005, and 1.7 million SF in First Quarter 2005. Annual net 

absorption for the year 2005 was 5.2 miltion square feet, which was more than double the absorption 
seen in the year 2004. Most of the sub markets in the rc&rion experienced positive net absorption in 
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2005. The Sacramento market area has exhibited 15 consecutive quarters of positive net absorption 
of industrial space. 

The following table shows net absorption totals by submarket for the most recent quarter and year. 

Year 2005 Net IQ2006 Net 

Sub market Absorption (SF) Absorption (SF) 

Rosev1llc/Rock1in!Lincoln 1,819,514 131,347 
Power Inn 1,058,911 397,615 
Woodland/0-avis 620,107 (29,813) 
Wei,1 Sacramento 444,791 140,MI 

Northgate!Natomas 357,488 176,279 
Rancho Cordova/Hwy 50 215,309 220,692 

Elk Grove/Laguna/Galt 227,302 76,393 
I-SO/Roseville Road 160,928 17,845 

Downtown/MidtownlE. Sac 29,647 (58,618) 

FolsomlEI Dorado Hills 18,631 3,933 
o;,..1,,,.,,..,;,.n,,,,1,..,~"..t /'l'lnn-,, (14,824} ,._.,,,,_,' I 

South Sacramento (31,210) 9,660 

Northeast Sacramento (80,653) 51,781 
Greater Sacramento 4,817,668 1,122.,.331 

McClellan Park 439,914 110,625 

Auburn/Newcastle (58, 100) (108,916) 

Outlying Areas 381,814 1,709 

MARKET TOTAL 5,199,4$2 1,124,040 
Source: CB Richard Elhs 

The submarkets with the highest net absorption during First Quarter 2006 were Power Inn, Rancho 

Cordova/Highway 50, Northgate/Natomas, West Sacramento, Roseville/Rocklin/ Lim.:oln, and 
McClellan Park. For the entire year of 2005, Roseville/Rocklin/Lincoln and Power Jon led the 
market. 

Leasing activity was very strong in First Quarter 2006, outperforming owner/user bllllding sales, 
which until recently had been the strongest segment of the market. According to CB Richard Ellis, 

among buildings in the 4,000 to 50,000 square foot range, leasing activity accounted for more than 
three times that of owner/user sales in the first quarter, in terms of total square feet Leases over 

50,000 SF added over 675,000 net square feet of absorption, and leases under 50,000 SF amounted 
to 1.2 million SF of absorption. 

------ Seevers• Jordan • Ziegenmeyer ------ 71 



Significant transactions during First Quarter 2006 include: Contractor's Warehouse leased 124,000 

SF on Mills Station Road in Rancho Cordova; UC Davis leased 121,000 SF on 14th Avenue in the 

Power Inn area; and the U.S. Post Office leased 78,000 SF on Striker A venue in North Natomas. 

;'{ew Construction 

During First Quarter 2006, 30 buildings larger lhan 4,000 square feet were completed in the 

Sacramento region, totaling over 400,000 square feet. Fwther, there were 84 buildings totaling 

nearly 1.3 million square feet of industrial space under construction in the region. The submarkcts 

with the most space under constmction arc Roseville/Rocklin/ Lincoln (366,000 SF), Northgate/ 

Natomas (287,000 SF), and Rancho Cordova/Highway 50 (207,000 SF). Other areas seeing some 

new constmction include Folsom/El Dorado Hills, West Sacramento, T-80/Roscville Road, and Elk 

Grove/Lagunw'Galt. 

A large concern facing the industrial market is the limited supply of developable industrial land. The 

population and housing boom in the Sacramento region has led to a significant amount of industrial 

land being rezoned for residential use in recent years. There arc relatively few sites in the region that 

could support development of large distribution facilities. According to the Sacramento Arca 

Commerce and Trade Organization (SACTO), manufacturers and large warehouse users are 

c\UTcntly looking for about 14 million square feel of space in the region, and about half them are 

looking for land to build new facilities. But large industrial~zoncd parcels (over about 20 acres) arc 

very scarce in the region. The supply will improve as the l,886-acre Metro Air Park is developed 

adjacent to Sacramento International Airport. This park is zoned for 2 l million square feet of 

industrial, office, commercial and hotel space, as well as a golf course. Infrastructure is currently 

being installed, and the first buildings could begin construction in late 2006 or early 2007. Other 

areas of future development include 300 acres of industrial land in the mixed-use Rio Del Oro 

development in Rancho Cordova; a proposed 824~acrc industrial and office park in Woodland; and 

the Sunset Industrial area in Placer County, which is probably several years away from approvals. 

Employment Conditions 

Employment conditions in the Sacramento Arca remained strong during First Quarter 2006. The 

overall unemployment rate in the region was 4.8<% in February 2006, down from 5.4% a year ago 

and slightly up from 4. 7o/o in the previous quarter. The region still has lower unemployment 

c01nparcd to the state, which had an wicmploymcnt rate of 5.4o/o during the first quarter. During the 

past year, job growth in the Sacramento area was about 3.2%1, with aboul 27,700 net jobs added to 

the region. Most new jobs have been added in construction, professional and business services, and 

retail trade. 
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Historical Trends 

The following table exhibits historical industrial market statistics for the Sacrarru,'tlto region. The table 

indicates a peak in vacancy in the year 2002, since which time vacancy has declined. 

Year 1998 1999 2000 2001 2002 2003 2004 2005 

Vacancy Rate 4.5% 5.7% 6.8% 9.5'% 11.5% I0.90/o 10.7'% 10.2%, 

Net Absorption (million SF) 2.5 3A 7.1 6.6 0.5 2.0 1.8 5.2 

Avg. Warehouse Lease Rate $0.31 $0.32 $0.32 $0.33 $0.32 $0.32 $0.26 $0.32 

Total Inventory {million SF) 149 155 165 168 154 155 158 162 
Source. CB Richanl Ellis (Note: Data prior to 2002 include Vacaville and Fairfield submarkets) 

Forecast- Next 12 Months 

Over the course of the next year, most market participants expect to sec continuing strength in the 

local industrial market. Since mid~2005, vacancy rates have been falling after showing little change 

for the previous five years, and it is expected vacancy will continue to decline. Lease rates and sale 

prices arc expected to be stable to rising. Demand for smaller, owner-user buildings will continue to 

be strong; as a result, most new construction and sales activity in the region will likely be focused on 

buildings under 50,000 square feet. With over 3 million vac,mt square feet, McClellan Park will 
continue to be a priority and a challenge for the Sacramento industrial market. Over the next couple 

years, Metro Air Park is expected to become one of the largest concentrations of industrial 

development in the region, with about 900 acres zoned for industrial use. 
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APARTMENT MARKET OVERVIEW 

Introduction 

Generally speaking, the Sacramento apartment market is stable and sale prices have been increasing 

for the past few years. Rental rates have be<:n stable to slightly rising in most submarkets. The 

market was very strong in the late 1990s and early part of this decade due to rising population and 

income levels in the region. In response to rising demand, there has been significant construction of 

new apartment projects in recent years, most notably in the growth areas of Roseville, Rocklin, 

Folsom and Elk Grove. Many ofthese new projects represent Class-A properties with relatively high 

rental rates. As a result of the new construction, some of these areas saw climbing vacancy rates in 

2003 and 2004, and there was some softening in the apartment market during this time frame. 

According to market surveys, the average apartment vacancy rate in the Sacramento region reached 

a low of2.Q'llo in the year 2000, and climbed steadily through the year 2004 to a peak of7.7%. 

Vacancy rates fell through the first three quarters of 2005, and have risen slightly since then. As of 

first quarter 2006, the average market vacancy was 7.3%. 

1\1.,,., r .... ., ....... ~t .... 

A significant amount of new construction has been completed in recent years. Tue following table 

indicates the number of multifamily (5 le units) permits issued over the past decade in the six~eounty 

Sacramento Region (Sacramento, El Dorado, Placer, Yolo, Yuba and Sutter Counties). 

5,000 

4,008 

'·""' 
l,000 

'·"' 
1996 19'7 1998 1999 2000 2001 2001 2003 ?01)4 2095 

Source: U.S. Census SOCDS Building Pennits Database 

Various research organizations estimate 4,000 to 5,000 new apartment units came online in 2004, 

while fewer than 3,000 entered the market in 2005. A further decline is expected in 2006. This trend 

reflects the fact that many multifamily developers have shifted gears from apartments to for~sale 

condominiwns, driven by increasing construction costs, rising home prices and a growing 

population. In the last two years, many existing apartment projects have been converted to 

condominiums, and the Sacramento market has seen thom;ands of new condo units constructed or 
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proposed. CB Richard Ellis estimates 2,171 apartment units were converted to condos in the 

Sacramento region in 2004 and 2005, with another 780 planned for conversion in 2006. In addition, 

CB reports about half of the new attached product now being built in the region is for-sale 

condominiums. This in effect reduces the supply of apartment units, which could lead to declining 

vacancy and rising rents. 

RentaJ Rates 

Rental rates have, on average, continuously risen in the region for over seven consecutive years. The 

following chart indicates the average rental rate for units of all sizes in the Sacramento region in 

recent years, as of the first quarter of each year. 

'"' 
'"' 
S750 

'"' 1000 1001 lOOl 1003 1094 2005 2006 

Source: Rca!Facts, publfahcd in The Sacramento Bee 

The average rent for an apartment unit in the Sacramento region was $929 in First Quarter 2006, up 

just $3 from last quarter and $13 from a year ago (an increase of 1.4%). Apartlncnt rents are 

expected to be stable to slightly rising in the Sacramento region throughout 2006, 

Starting around 2003 and continuing to date, the market for class-A projects has seen increasing 

concessions to Jure renters into these relatively high-priced units. Concessions primarily include free 
or reduced rent for an initial period after move-in with a signed lease, and can also include free 

appliances or other items. While rent concessions remained commonplace in 2005 in order to entice 

renters into upscale apartment projects in high-!:,rrowth a.rca.s like Elk Grove, Folsom, Roseville and 

Rocklin, these concessions arc not as significant as they were in 2003 and 2004. 
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The following table &hows the average rent per unit for several submarkets within the Sacramento 

area, based on surveys by RcalFacts, an apartment industry research finn. 

1'1 Qtr. 2006 '% Change 

Sub market Avg. Rent Past Year 

Davis $1,233 1.4% 

Folsom $1,123 33%, 

Roseville $1,061 2.6'% 

Elk Grove $1,051 -4.6o/o 

Rocklin $1,029 -l.2% 

Fair Oaks $899 1.1'% 

Sacramento $885 1.5% 

Rancho Cordova $803 3.5% 

Cannichael $769 0.9% 

West Sacramento $665 -4.9% 

Market Total $929 1.4'Yo 
Source: Rea\Facts, published in The Sacramento Bee 

As shown in the table above, rental rates in most areas were slightly higher in First Quarter 2006 

compared to a year ago. The sub markets of Rancho Cordova and Folsom saw the greatest annual 

increases at 3.5% and 3.3%, respectively. West Sacramento, Elk Grove and Rocklin experienced 

decreases in average rent 

Vacancy 

Presented in the following chart arc average apartment vacancy rates in the Sacramento market for 

the past decade. 

10.0o/. ,,c. ·"·,'"""'"' 

8.0% tr:".'7o$ 
6.0o/o 

4.0°/o 

2.0"/,, 

0.0% ~~~'+'~-~~ 

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 

Source: CB Richard Ellis (1996- I 999). RcalFacts (2000-2005) 
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During the year 2005, the average market vacancy was 7. 9o/,.. in the first quarter, then fell to 6. 7% in 
the second quarter and 6.1% in the third quarter, then rose to 7.1 % in the foruth quarter. So far in 
2006, vacancy has continued to increase, with an average market rate of7.3% in the first quarter. 

These statistics arc reported by RcalFaets. 

Historically speaking, apartment owners arc enjoying reasonably low vacancy rates. From 1993 

lhrough 2000, Sacramento experienced declining vacancy rates, with increases in 2001 through 

2004. After pcakmg m the mid- to high-7o/o range in 2004, the region's average vacancy rate fell 

through the first three quarters of 2005, then ticked up again in the fourth quarter. The decline in 

vacancy in early to mid-2005 was attributed to the region's dramatic price increases in the housing 

market in recent years, which priced many people out of home-buying; as well as a slowdown in the 

construction of new apartt11ents. 

The following table shows average vacancy rates for submarkcts within the Sacramento area, based 

on surveys by RcalFacl-.. 

200 Qtr. 2005 JRIQtr.2005 4" Qtr. 2005 1" Qtr, 2006 

Submarket VaC11ncy Vacancy Vacancy Vacancy 

Elk Grove 3.7% 7.9% 10.9% 10.6% 

Rocklin Klo/o 5.2% 7.5'% 8.2o/o 

Sacramento 7.4% 6.5% 8.0% 7.4% 

Roseville 4.7% 4.3% 4.6% 7. lo/o 

Citrus Heights 5.4% 6.1% 6.6o/o NIA 

Cannichael 5.1% 6.9"/il 5.9°/o 6.4% 

Rancho Cordova 5.0% 5.6% 6.9% 6.3% 

West Sacramento N/A ~IA NIA 5.6% 

Folsom 6.8% 3.6% 3.8% 5.3% 

Davis 5.2% 5.6% 4.7% 4.8% 

Fair Oaks 5.4% 3.2% 3.5% 3.5% 

Market Total 6.7o/o 6.1°/D 7.1% 7.3% 
Source. Rca!Facts, published in The SatTamento Bee 

In 2003 and 2004, the areas with the highest vacancy were generally those that had large supply 

increases in the way of new construction, including Elk Grove, Folsom, Roseville and Rocklin. As 

shown in the table above, Folsom now has one of the lowest vacancy rates in the region. Elk Grove, 

Rocklin and Roseville had higher than average vacancy in the first quarter of 2006. 
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Sales Activity 

The Sacramento apartment market has experienced strong sales activity and appreciation in sale 

prices over the past several years, even during the period of rising vacancy rates from 2001 through 

2004. According lo Grubb & Ellis, the average price per unit doubled between 2000 and 2004. In 

2004, the average sale price per unit in the Sacramento region was about $89,750, which represents 

an increase of 11 o/o over the previous ycac The average price increased about 20o/o in 2003. Several 

local properties have sold and are currently being marketed at prices well over $100,000 per unit. 

The increase in sale prices can be attributed to historically low interest rates as well as confidence in 

the long-tcnn fundamentals of the Sacramento market. 

Overall capitalization rates on apartment sales have steadily faJlen over the last few years. This trend 

can be tied to low interest rates, as well as an increase in the number of Section l 03 l exchanges 

taking place in the market. Based on information from several apartment brokers and local sale data, 

the average overall cap rate for aparttnents in the Sacramento region was around 8.0% in 2002, fell 

to the mid-7% range in 2003, about 6% in 2004, and between 5-6%, in 2005. 

Cundu:siun 

The Sacramento area apartment market is stable by most accounts. Vacancy rates rose in the market 

between 200 I and 2004, declined in the first three quarters of 2005, and have ticked slightly upward 

in the past lwo quarters. Rental rates have remained fairly steady, with an average increase of 1.4% 

in the past year. Although rental rates have not changed significantly, cap rates have continued to fall 

and sale prices have continued to increase. 

Most market participants expect the Sacramento apartment market to remain strong in the coming 

year as new construction subsides and developers continue to focus on for-sale condominiums. 

Investor confidence in the region remains very strong. The region has strong Jong-tenn fundamentals 

and growth is forcca. .. ted in both population and employment in the next 12 months. Another trend 

beneficial to the apartment market is the continuing decline in housing affordability. As the economy 

improves, interest rates are expected to rise, which means more residents will be priced out of 

homeownership and forced to rent as a more affordable alteniative. 
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PROPERTY IDENTIFICATION AND LEGAL DATA 

Location 

The subject property, which comprises certain land areas situated within the boundaries of the 

proposed Wcstpark Community Facilities District No. l, is located west ofFiddyment Road, north of 

Pleasant Grove Boulevard and south of Blue Oaks Boulevard, within the city ofRosevil1e, Placer 

County, California. 

Assessor's Parcel Number(s) 

The subject property is situated within the confines of several assessor's parcels identified as 017-

100-021, -046 through-048 and 017-150-041 through -068. 

Owner of Record 

Title to the subject property is presently vested with PL Roseville, LLC. 

Property Taxes 

The property tax system in California was amended in 1978 by Article XIII to the State Constitution, 

commonly referred to as Proposition 13. lt provides for a limitation on property taxes and for a 

procedure to establish the current taxable value of rea1 property by reference to a base year value, 

which is then modified annually to reflect inflation (if any). Annual increases cannot exceed 2o/o per 

yeru-. 

The base year was set at 1975-76, or any year thereafter in which the property is substantially 

improved or changes ownership. When either of these two conditions occur. the property is to be re~ 

appraised at market value, which becomes the new base year assessed value. Proposition 13 also 

limits the maximum tax rate to lo/o of the value of the property, exclusive of bonds and supplemental 

assessments. Bonded indebtedness approved prior to 1978, and any bonds subsequently approved by 

a two-thirds vote of the district in which the property is located, can be added to the 1'% tax rate. 

The existing ad valorcm taxes arc of nominal consequence in this appraisal, primarily due to the fact 

these taxes will be adjusted substantially as the infrastructure and property improvements are 

completed. Additionally, the definition of market value employed in this appraisal assumes a sale of 

the appraised property. According to the Placer County Treasurer-Tax Collector's Office, the subject 

property is located in tax rate area 005-062, which has an annual tax rate of 1.0743% based on 

assessed value. Additionally, the appraised property will be encumbered by the Westpark 

Community Facilities District (CFO) No. I bond district With respect to special taxes, we have 

------Seevers • Jordan • Ziegenmeyer ------ 79 



relied upon the Hearing Report. prepared by Economic and Planning Systems, Inc. (EPS), lo 

determine the annual special tax levy on the subject property. The base year annual special taxes 

under the Wcstpark CFD No. l bond district arc detailed below. The special tax:es arc subject to a 

2% annual escalation factor. 

Westpark CFO No. 1 - Public Facilities 

Proposed I.and l,se 
Base Year Special Tax Per 

LDR (Age-Restricted,< 5,000 s1) $900 per lot 

LDR (Age-Restricted,> 5,000 sf) Sl,200 per lot 

LDR Si,300 per lot 

MDR Sl,OOOperlot 

VC-MDR Sl,000 per lot 

MDR (AITordable) S500 per lot 

HDR $500 per unit 

VC-HDR $500 per unit 

VC-HDR(Affordable) 5250 per unit 

Commen:ia! $5,000 per acre 

VC..Commcrcial $5,000 per acre 

Busincsij Professional $5,000 per acre 

lndustrial $3 000 -er acre 

Note: LDR - I.ow Density Re,ndcnual, MDR - Medium Density Residential, HDR

High Density Rcsidcntial, VC - Village Center 

The financing provided through the Wcstpark CFD No. I bond district issuance is scheduled to fund 

certain portions of the public improvements to Fiddymcnt Road, Del Webb Boulevard, Pleasant 

Grove Boulevard, Village Green Drive, Bob Doyle Drive, Phillip Road, Upland Drive, West Side 

Drive, Market Street and other public roads. These improvements includc----but are not limited t.o

drainagc, water, joint trench utilities, concrete curbs, gutters and sidewalks, maintenance holes, street 

lighting, landscaping, masonry walls, traffic si1:,>nals, transponation, wastewater, solid waste, parks, 

open space, utilities, and other miscellaneous improvements. 

TI1c subject property will also be encumbered by public and municipal se1,1iccs special taxes, 

identified as Westpark CFO Nos. 2 and 3, respectively. These CFDs will fund se1,1iccs, including 

open space improvemcnL'>, landscape corridor maintenance, neighborhood park improve1nents, stonn 

water management, and other miscellam.'Ous services. However, unlike the public facilities bond 

(Westpark CFD No. I), the public services CFDs are in perpetuity and carmot be paid off(i.c. no 

expiration for annual payment). The maxin1wn annual special tax:es under Westpark CFD Nos. 2 and 

3 arc detailed on the following page. 
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Wtstpark CFO No. 2 -

. --··- -·- ·----
Proposed Land Use 

Ba,e \'ear Spedal Tu: Per . 
LOR (Ago-Rc:micte<l, < 5,000 >f) $323 per !01 

LOR (Ago-Rcstricte<l, > 5,000 d) $323 per lot 

LOR $323 per lot 

MOR $323 per lot 

VC-MDR $323 per lot 

MDR (Affordable) $323 per lot 

HDR $112 per lmit 

VC-llDR $112 per unit 

VC-HDR (Affordable) $56 per unit 

Comm1.,·1dal $700 per ncrc 

VC-Cornmercial $700 per ncrc 

Business Professional $700 per acre 

Industrial "700 -er ncre 

Westpark CFD No. 3 -
Ylunlclpal Servi ... 

Base Y('llr Special Tai Per . 
$293per lot 

$293 per lot 

$293 per lot 

$293 per lot 

$293 per lot 

$293 per lot 

$ 196 per unit 

$196pcrunit 

$196 per unit 

:Sl ,604 per acre 

$1,604 per acre 

$1,370 per aLTe 

"6JO-er iu:re 

No1c· LOR - Low Density Resi<kntial, MOR Medium Density Rooid.,,.,tial. HOR· High Density Residcn!ial, 

VC • Village Center 

The Westpark CFD Nos. 2 and 3 special tax:cs arc subject to a 4% annual escalation factor. The bond 

indebtedness and any direct charges will be accounted for in the valuation. 

Conditions of Title 

A preliminary title report was not made available for review in our analysis. As a result, the 

appraiser assumes no negative title restrictions affect the subject property. The client is advised to 

obtain a preliminary title report to determine any possible conditions of title affc<:ting the property 

appraised. The appraiser accepts no responsibility for matters pertaining to title. 

Zouing 

Westpark Commmuty Facilities District No. I relates to deve\opablc portions designated for single

family residential, multifamily residential, retail, office and industrial development. A description 

for each of these land use designations is presented on the following page. The information was 

obtained from our conversations with the City of Roseville Planning Department. 
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Land Use 
Applied Zoning 

Districts 
Residential Uses 

LOR- Low Density Residential RllDS - RS/DS 
MOR - Medium Density Residential RSIDS 
HOR- High Density Residential R3 

Service and Employment Uses 
VC - Village Center Various 
CC -- Community Commercial cc 
BP - Business Professional BP 
Ll - Light Industrial Ml/SA-WR 
!ND General Industrial M21SA WR 

Open Space and Public Uses 
OS- Open Space OS 
P/R - Parks and Recreation PIR 
P/OP- Public/Oi,,.«i-Public PIOP 

Rl/DS ~ Single-family Residential/Development Standard Overlay: The Rl, Single-Family 

Residential district is intended for detached, single-family homes and similar and related m;es 

inclusive ofhalf-plcxcs. The Development Standard Overlay district has been applied to allow 

variations to development standards at lower densities (5.0 dwelling units/acre and below). The 

intent of these variations is to provide additional flexibility to accommodate single-family detached 

product types and to facilitate the use of separate sidewalks to enhance the local street scene and 

overall neighborhood environment 

RS/DS - Small L-Ot Residential/Development Standard Overlay: The RS, Small Lot Residential 

district is intended to allow either attached or detached single-family dwellings, and similar and 

related compatible uses. The Development Standard Overlay district has l:>ecn applied to allow 

variations to development standards for age·rcstrictcd housing (Villages W- l and W-2) and higher 

densities (5.I - 6.9 dwcl1ing units/acre). 

R3 -- Attached Housing: The R3, Altachcd Housing district is intended for multiple-family housing. 

The types of land use int.ended for the R3 zoning district include apartments, condominiums, town 

homes and similar or related compatible uses. 

VC -- Village Center: The Vi11agc Center is planned to accommodate a broad mix and configuration 

of uses that form the commercial, service, social and activity focus for the West Roseville Specific 

Plan. There are various land uses incorporated into the Vntage Center area, including medium and 

high density residential, community commercial, parks and recreation and public/quasi-public uses. 
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CC -- Community Commercial: The Community Commercial district is intended to serve the 

principal retail shopping needs of the entire community by providing areas for shopping centers and 

other retail and service uses. 

BP- Business Professional: The Business Professional district is intended to provide locations for a 

wide variety of office uses and other uses which arc related to and supportive of office uses. Parcel 

W-63 is zoned BP and is partially encumbered by a power line casement However, this area may be 

used for parking. 

MI/SA-WR- Light Industrial/Special Area Overlay: The Light Industrial district is intended to 

designate areas appropriate for light industrial uses such as manufacturing, processing, assembly, 

high technology, research and development and storage uses. The use types permitted within the Ml 

district do not include outdoor manufacturing but may include limited outdoor storage and the 

emission of limited amount of visible gasses, particulates, steam, heat, odor, vibration, glare, dust 

and noise. These uses may be operating in relatively close proximity to commercial and residential 

uses. 

M2/SA-WR- General Industria1/Special Area Overlay: The General Industrial district is intended to 
,-l,,.~ig"'"•"' .,...,.,~ ~.,; • .,hJ,. .f","," h....-..,,1 ""'l:i,;f' n.f" ;,.,,-1.,_,.r;.,1 ,,..,.~ ;n,-.hul;ng m,;,n,,f,:,,-.h,Nng, "'"''-'"'onhly, 

wholesale distribution and warehousing. 

OS -Open Space: The Open Space district is applied to public and private lands that arc 

environmentally sensitive or otherwise significant due to wildlife habitat, flood hazard or other 

natural features. 

P/R - Parks and Recreation: The Parks and Recreation district may be applied to both pnblic and 

private recreation facilities. It is intended to be applied to larger parks, cspccia11y community 'Wide 
facilities, but may also be applied to smaller neighborhood facilities. 

P/QP - Public/Quasi Public: The Public/Quasi~Public district is applied to land intended for 

education, religious assembly, government.al offices, municipal corporation yards, water treannent 

plants, power generating facilities (including privately owned facilities) and other publicly-owned 

facilities. 

The open space, parks and recreation and public/quasi-public land areas are included in, but are not 

part, of the District. These portions will not be encumbered by special taxes and are excluded from 

our analysis. 

Entitlements 

According to the City of Roseville Planning Department, the tentative subdivision maps for Phase l 

of the subject development have been approved. Although the balance of the Westpark dcvcJopmcnt 

docs not have tentative subdivision map approval, a Dcve1opment Agreement is in place between the 
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City of Roseville and the developer that grants the right to develop the property as planned, so long 

as the density, intensity, rate and timing of the development remains consistent with the West 

Roseville Specific Plan and the Development Agreement. In light of the fact the submitted maps are 

consistent with the West Roseville Specific Plan, the City of Roseville Planning Department does 

not anticipate any impediments in the approval process. The approvals should represent a routine 

function for the Planning Department. Thus, no discount will be applied for the subject's land areas 

that lack tentative subdivision map approval. If for any reason the approval process is delayed 

indefinitely, the appraisers reserve the right to amend the opinion(s) of value stated herein. 

Flood Zone 

The subject property is located in Flood Zone X, described as areas outside of the I 00~ and 500-year 

floodplains. This information was determined in accordance with our interpretation of the Federal 

Emergency Management Agency (FEMA) Map, Community Panel Numbers 060239-0457, -0475 

and -0394, dated June 8, 1998. 

Earthquake Zone 

According to the Seismic Safety Commission, the subject property is located within Zone 3, areas of 

moderate seismic activity. Zone 3 is considered to be the lowc&t risk ,..one in California. In addition, 

the subject is not located within a Fault~Rupturo Hazard Zone (formerly referred to as an Alquist· 

Priolo Special Study Zone), as defined by Special Publication 42 of the California Department of 

Conservation, Division of Mines and Geology. 

Easements 

An inspection of the subject property revealed no apparent adverse easements, encroachments or 

other conditions that currently impact the subject. However, the exact locations of typical roadway 

and utility casements, or any additional easements, which would be referenced in a preliminary title 

report, were not provided to the appraiser. The appraiser is not a surveyor nor qualified to determine 

the exact location of easements. It is assumed the casements noted in the current preliminary title 

report do not have an impact on the opinion(s) of value as provided in this report. lf, at some future 

date, any casements arc dctcnnincd to have a detrimental impact on value, the opinion(s) of value 

provided in this report would be adversely affected. 

It is worth noting there arc overhead power lines throughout the property; however, the subject 

property is mapped in such a way that the power lines will be situated above open spaces, roads and 

parking areas upon completion of site development Thus, the power lines arc considered to have 

nominal, if any, adverse impact on the subject property. 
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Assessor's Parcel Maps 
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SITE DESCRIPTION 

The subject property represents the land situated within the boundaries ofWestpark Community 

Facilities District No. I. At completion of development, the subject property will consist of 3,566 

single-family residential lots (including 704 age-restricted and 85 affordable housing units), a 

1nultifamily residential component encompassing 694 dcvclopablc units (inc1uding 341 affordable 

housing units), three commercial sites containing a combined l &.4 acres, a business professional site 

containing 10.5 acres and three industrial sites totaling 108.5 acres. There arc also a number of 

public/quasi-public land areas (e.g., school sites, parks and open space) that are within the District 

but will not be encumbered by special taxes. Thus, these sites are excluded from our analysis. The 
following tables detail the various dcvclopable land use components comprising the District. 

Westpark Community Fa<:ilities District No. I 

Dt-slgnati-On Proposed Ulnd Use Acrea~ 
No.or No.or Typical Lot . ., •t., Size 1SF\ 

Phase I 
W-1 LDR (Age-Restricted) 85A 404 5,250 

W-2 LDR (Age-Restricted) 61.5 300 5,250 

\,'/ 3 LDR 38.l l9S 5,250 

W-4 LOR 31.4 147 6,300 

W-5 LOR 23.0 88 7,000 

W-6 LOR 22.8 77 7,875 

W-7 LOR 27.9 II I 6,300 

Total- Phase 1 290.J 1.125 0 

Pha .... II 
W-8 LOR 42.J 168 6,900 

W-10 I.DR 54.1 243 6,800 

W-11 LOR 32.3 130 6,000 

W-12 LOR 18.9 79 6,050 

W-21 VC-MDR I0.9 90 3,850 

VC-HDR 5.9 48 
W-22 VC-MDR 12.4 102 3,850 

VC-HDR 4.4 36 

W-24 VC-MDR 8.0 74 3,850 

VC-HDR 4.5 . 41 
W-25 VC-HDR 3.7 63 

VC>HDR (Affordable) 8.7 150 

W-26 VC-HDR 10.0 165 
W-32 VC·Commerdal 7.2 

W-33 VC-Commercfal 7.2 

Total - Phase I1 230.5 888 503 
Nott: LDR - Low Density Residential, MDR Medium Density Re,,identia1, HDR - High Density Residential 

VC - Village Cenler 
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Westpark Community Facilities District No, l (Continued) 

Designation Proposed Land Use Acreage 
so.of No. of Typical Lot 

Lots Units Size (Sl?\ 

Phase Ill 
W-13 LOR 17.0 14 5,775 

W-14 LDR 31.7 158 6,300 

W-15 LOR 12.4 54 5,775 

HDR (Affordable) 15.2 191 

W-!6 LOR 20.6 98 4,725 

W-29 MDR 80 18 3,850 

MDR (Affordable) 85 3,850 

W-63 Business Professional 10.5 

Total· Phase III 115.4 487 191 

Phase IV 
W-9 LOR 31.9 193 6,300 

W-17 LDR 46.0 261 . 5,475 

W-18 LOR 71.2 236 . 5,775 

W-19 MDR 21.9 118 3,375 

W-28 LDR 9.0 " 4,500 

W*30 Commercial 4.0 . 
W-Afl lnfh,.tri~I "1 . 
W-61 Industrial 35.9 . 

W-62 Industrial 38.3 . 

Total - Phase JV 292.5 866 0 
Total .. ~, 3<66 694 

Note: LDR - Low Density lle$idential, MOR Medium Den5ity Residential, HDR - High Den5ity Residential 

VC • Village Center 

The appraised property is situated west of Fiddyment Road, north of Pleasant Grove Boulevard and 
south of Blue Oaks Boulevard, within the West Roseville Specific Plan, in the city of Roseville, 

Placer County, California. Land uses in I.he subject's immediate area are devoted primarily to 

residential uses and supporting commercial development, both of which have experienced steady 

acceptance by the market. With the development ofWcstpark and neighboring Fiddyment Ranch 
master planned communities, there arc a variety of land uses, including single and multifamily 
residential, commercial and recreational uses that will be incorporated into the area in the near-tenn. 

The subject property is further described as follows: 

Size and Shape: In total, the Westpark master planned community 
encompasses approximately 1,484 acres of land area, 
with the developablc areas comprising 928.5± acres. 
The development is situated within the confines of 
several assessor's parcels that arc, for the most part, 
irregular in shape. 
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Assessor's Parcel Number(s); 

Topography: 

Soils: 

Drainage: 

Frontage/ Access: 

Adjacent Uses: 
North 
South 
East 
West 

Utilities: 

Environmental Issues: 

The subject property represents several assessor's 
parcels identified as 017-100-021, -046 through-048 
and 017-150-041 through -068, 

The topography of the property is generally level. 

A soils report was not provided for this analysis. 
However, based on the existence of a number of 
residential and commercial structures situated on 
nearby parcels, it appears the subject property 
possesses adequate load bearing capacity for 
development. 

Based on the development plan, our physical 
inspection of the subject property, and assuming 
typical grading and paving work will be completed, it 
is expected the subject property will provide adequate 
drainage. 

The Wcstpark master planned community offers 
primary frontage along Fiddyment Road and the 
extension of Pleasant Grove Boulevard. The primary 
point of entry into Westpark will be from the west 
line of Fiddyment Road. 

Vacant land proposed for mixed-use development 
Vacant agricultural land 
Single-family residential development 
Vacant agricultural land 

Public utilities, including electricity, natural gas, 
water and telephone service, are available at the 
pcrimcler of the property and will be ex.tended to each 
ofihe land components. Public utilities will be served 
by the following providers: 

Water: 
Sewer: 
Natural Ga.'o: 
Electricity: 
Telephone: 
Fire: 
Police: 

City of Roseville 
South Placer Waste Water Authority 
Pacific Gas and Electric 
Roseville Electric 
AT&T 
Roseville Fire Department 
Roseville Police Department 

At the time of inspection, the appraiser did not 
observe the existence of hazardous material, which 
tnay or may not be present on the property. The 
appraiser has no knowledge of the existence of such 
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Development Plan: 

Functional Adequacy: 

Offsite Improvements: 

materials on the property. However, the appraiser is 
not qualified to detect such substances. The presence 
of potentially hazardous materials could affect the 
value of the property. The value estimate is 
predicated on the asswnption there is no such 
material on or in the property that would cause a loss 
in value. No responsibility is assumed for any such 
conditions, or for any expertise or engineering 
knowledge required to discover them. The client is 
urged to retain an expert in the field if desired. 

The <levelopmcnt plan for the subject property calls 
for the construction of3,566 single-family residences 
(including 704 age-restricted and 85 affordable 
housing units) on home sites ranging from 
approximately 3,375 to 7,875 square feet Also 
proposed arc multifamily residential, retail, office and 
industrial components. The multifatnily component, 
consisting of several sites, is proposed for the 
construction of 694 dwelling units, of which 341 
units are designated for affordable housing. The 
business professional co1nponent is comprised of one 
10.5-acre site, and there are three commercial sites 
that have a combined land area of 18.4 acres. 
Additionally, there arc three industrial sites totaling 
108.5± acres. 

The centerpiece of the Wcstpark master planned 
community is the proposed Village Center, which is 
planned to accommodate a broad mix and 
configuration of uses that form the commercial, 
service, social and activity focus for the West 
Roseville Specific Plan. There are various land USl'S 

incorporated into the Village Center area, including 
medium and high-density residential, community 
commercial, parks and recreation and public/quasi
public uses. 

Developn1ent of the single-family residential 
subdivisions will require an interior street system, 
which will connect with Fiddymcnt Road, Pleasant 
Grove Boulevard, Phillip Road, Bob Doyle Drive 
{proposed) and West Side Drive (proposed), to serve 
all of the various components of the subject property. 
Based upon this plan, overall functional utility is 
considered good. 

As of the date of value, the subject required 
significant offsitc improvement work. The financing 
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Permits and Fees: 

Conclusion: 

provided through the bond issuance will be used for 
improvements to Fiddyment Road, Del Webb 
Boulevard, Pleasant Grove Boulevard, Village Green 
Drive, Bob Doyle Drive, Phillip Road, Upland Drive, 
West Side Drive, Market Street and other public 
roads. These improvements include--but are not 
limited to-----drainage, water, joint trench utilities, 
concrete curbs, gutters and sidewalks, maintenance 
holes, street lighting, landscaping, masonry walls, 
traffic signals, transportation, wastewater, solid 
waste, parks, open space, utilities, and other 
miscellaneous improvements. 

The hypothetical market value estimate contained 
herein asswncs the completion of the public facilities 
to be financed by the Westpark Community Facilities 
District No. I bond issuance (Series 2005 and 2006 
bonds). 

The subject's permits and fees pertaining to the home 
construction costs arc approximately $43,000 per 
w:t't, v.~ ·c'h ·s s·m·•ar ro1,.•'vc • comyc•· ... .,, y• ~cc:•s 
located throughout the market area. As noted, there 
arc 704 lots designated for age-restricted housing and 
the permit and fee schedule is lower for these units 
relative to the non-restricted units. Total permits and 
fees for the age-restricted units equate to 
approximately $24,000 per unit. 

The configuration and size of the subject property are 
considered adequate for development. The demand 
for single-family product bodes well for this project 
and should increase the demand for the 
complementary land uses within Westpark 
Community :Facilities District No. 1. We expect the 
subject property to be competitive with the other local 
developments, as well as projects located elsewhere 
throughout the Greater Sacramento Region. 
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ATTACHMENT 1 

CITY OF ROSEVILLE 
WESTPARK COMMUNITY FACILITIES DISTRICT N0.1 

(PUBLIC FACILITIES) 

IDENTIFICATION OF LARGE LOTS 

--- LJ ···"""""'··-··~-··,·,· ..... ,~· ,,,, ' if. f" 
' ' tJI '", 

':J':;i; ~a : 
• "i l 
~ ... ,, . ·~ WH 1 \ 

~. 11 W;,60 'l'J' _;-, 
,..... 1 ' I"tiA'=>C: 4 u 1 

'<l i;.'.t.~. 

I :ol':f' .: -~-... -,.,,. 
•.i• 1~ 
-• '4,W~f.1 

i-· 1-· -- I • I ,, ]l / -· F . 
w~1 ~ W62 ' 

'f!iJ -· 
-· 

..L 
·-'8·· 

T 

------ Seevers • Jordan • Ziegenmeyer ------ 9l 



~-
! 

-•w 
~+~-:""id *" 

jf. 

WEST ROSEVILLE SPECIFIC PLAN 
LANO USE PLAN " 

;.: --~ 
1 -~,,. 

:;.. . .,,. ""' .__,~_, 

~ 

,... ''+fr.·.·-. 
'"-, •'\.\ 

··;'.?1·1··· :· 
; !NJ . ,iI ., .. ,._ --, 

- ""' "'-.·-.. -.-~--

l"UU. ~"1-<I.} ftN,i 

------ Seevers• Jordan • Ziegenmeyer ------

"I" 

_;~ 

-~ 

92 

FACILITIES TO BE FINANCED BY THE DISTRICT 

This report will address the hypothetical market value of the subject property assuming completion 

of the improvements to be financed by the Wcstpark Community Facilities District No. I bond 

issuance (Series 2005 and 2006 bonds). The improvements authorized to be financed by the District 

are detailed in the Hearing Report prepared by Economic and Planning Systems Inc. (EPS), a copy 

of which is included in the Addenda to this report. The primary facilities authorized to be 
constructed with the bond proceeds will be used for improvements to Fiddyment Road, Del Webb 

Boulevard, Pleasant Grove Boulevard, Village Green Drive, Bob Doyle Drive, Phillip Road, Upland 

Drive, West Side Drive, Market Street and other public roads. These improvements include ·but arc 

not limited to--drainage, water,joint trench utilities, concrete curbs, gutters and sidewalks, 

maintenance holes, street lighting, landscaping, masonry walls, traffic signals, transportation, 

wastewater, solid waste, parks, open space, utilities, and other miscellaneous improvements. 

The cited list of facilities are proposed to include incidental expenses associated with the fonnation 

of the Mello-Roos Community Facilities Act of 1982, including - but not limited to - the cost of 

planning, engineering and designing the facilities, the cost associated with the creation of the 

District, the issuance of bonds thereof, the detennination of the amount of the assessment, the 

collection of the assessment, the payment of the assessment or costs otherwise incurred in order to 

carry out the authori7.cd purposes of the District and any other expenses incidental to the 

construction, completion and inspection of the facilities. 
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SUBJECT PHOTOGRAPHS 

Looking south across the Subject Property from Phillip Road 

Looking southwest across the Subjoct Property from Phillip Road 
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Looking west from Fiddyment Road 

Looking south from Village Green Drive 
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Looking north from the Pleasant Grove Boulevard extension Southeast view from Phillip Road 

East view along Village Green Drive Northerly view of the Subject Property 
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Looking east along Phillip Road 

Looking west along Phillip Road 
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HIGHEST AND BEST USE ANALYSIS 

The term "highest and best use," as used in this report, is defined as follows: 

The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value. The four criteria the highest and best use must meet arc legal permissibility, 
physical possibility, financial feasibility and maximum productivity.6 

Two analyses are typically required for highest and best use. The first analysis is highest and best 

use of the property as though vacant. The second analysis (highest and best use as improved) is not 

relevant due to the fact that the subject property represents vacant land Definitions of these terms 

arc provided in the Glossary of Terms in the Addenda to this report. 

Highest and Best Use - As Vacant (Single-Family Residential Component) 

In accordance with the definition ofhighest and best use, it is appropriate to analyze the subject 

property as though vacant as it relates to legal permissibility, physical possibility, financial 

feasibility and maximum productivity. 

Legal Permissibility 

The legal factors influencing the highest and best use of the subject property arc primarily 

government regulations, such as zoning and building codes. According to the City of Roseville 

Planning Department, the single-family residential component has Rl/DS or RS/DS zoning, which 

arc designated to provide areas for detached or attached singlc~family residences. The area has 

undergone extensive planning and review. Zoning modifications are considered highly unlikely. 

Additionally, the tentative subdivision nmp for Phase I of the subject property has been approved. 

Although the balance of the Westpark development docs not have tentative subdivision map 

approval, a Development Agreement is in place between the City of Roseville and the master 

developer that t:,>rants the right to develop the property, so long as the density, intensity, rate and 

timing of the development remains consistent with the West Roseville Specifi<: Plan and the 

Development AgrecmenL Based on the approved development plans for Westpark Community 

Fadlitics District No. l, the various subdivisions will include 3,566 lots, of which 704 lots will be 

developed into age-restricted units and 85 lots will be designated for affordable housing units. In 

accordance with the West Roseville Specific Plan, as well as the underlying zoning ordinances, 

single-family residential development is the only legally permissible use of this component 

6 lbe Dictionary gfRe:,j Estate Appraisal 4"' ed. (Chicago; Appraisal lnstilut.i, 2002), 135. 
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Physical Possibility 

111c physical characteristics of a site that affect its possible use(s) include, but arc not limited to, 

location, street front.age, visibility, access, size, shape, topography, availability of utilities, off-site 

improvements, easements and soil and subsoil conditions. Since the legally permissible test has 

resulted in a singular potential use for single-family residential dcvelopmenl, at this point the 

physical characteristics are examined to sec if they are suited for the legally pennissiblc use 

ccnclusion. 

Locational considerations include the compatibility and position of the subject property with respect 

to surrollllding uses. Based on our physical inspection of the subject property, we know of no reason 

why the property would not support any legal development. The property is located in flood Zone X, 

described as areas outside of the 100 and 500-ycar Oood plains. In addition, the property is not 

located within a Fault*Rupturc Hazard Zone. All utility services are available, and evidence of 

residential construction in the immediate area provides additional support for the possibility of 

development. Typical roadway and utility easements exist but are not unusual in any way. It is 

assumed any easements do not adversely affc1.i the subject's potential for development. 

At the time of inspection, the appraiser did not observe the existence of hazardous material, which 

may or may not be present on the property. The appraiser has no knowledge of the existence of such 

materials on the property. However, the appraiser is not qualified to detect such substances. The 

presence of potentially hazardous materials could affect the value of the property, The value estimate 

herein is pn .. "<licatcd on the assumption that there is no material on or in the property that would cause 

a loss of value, No re&ponsibility is asswned for any such conditions or for any expertise or 

engineering knowledge required to discover them. The client is urged to retain an expert in the field 

If desired. 

Overall, the subjt.'Ct property has physical characteristics that support the legally pcnnissiblc uses. 

Financial Feasibility 

A determination of financial feasibility is dependent primarily upon demand. The subject property is 

located at the western boundary of the city of Roseville, in an area that is proposed for and in the 

process of near-term urbanization. There is abundant evidence of strong market acceptance for 

residential growth in the subject's market area, and there appears to be sufficient demand to support 

new development. 

As noted, the subject property has entitlements for subdivision into 3,566 single-family residential 

lots. Sales of new and existing homes in the Sacramento region have improved significantly over the 

past few years, and new home prices continue to escalate in the current market environment, albeit at 
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a moderated pace relative to the annual increases experienced over previous years. The following 

chart details average new and resale home prices in the Sacramento region. 
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Due to historical increases in home prices over recent quarters, land values have also increased 

commensurately. However, even with current land prices, builders arc reportedly making sufficient 

profits to warrant construction of new residential units. After analyzing current absorption rates of 

residential projects in the Roseville, Rocklin and Lincoln submarkcts, it appears single-family 

residential development will continue to be well received by the marketplace. 

With respect to absorption, sales of new and resale homes declined in 2005 compared to 2004. 

Market participants (home builders, brokers, clc.) attribute a portion of the decline to speculative 

investors canceling contracts. Regardless of the recent moderation in sales, the figures for 2005 arc 

still strong compared to historical figures. The following chart details the number ofhome sales in 

the Sacramento region, both resale and new. 
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In considering the feasibility of single~family subdivisions on the subject property, reference is made 
to tho Sacramento Metropolitan Area Housing Jfarket Overview section of this report. The subject's 
market area is in a state of growth. The proximity to the Sacramento and Roseville employment 
sectors has been beneficial for the numerous residential projects recently developed, and currently 

developing, in the area. The demand for residential product proximate to employment centers and 
community amenities has led to increases in home prices. While prices have stabilized over recent 

months, current pricing and absorption rates suggest profit levels and nltes of return that arc attractive to 
builders. 

Based on the preceding discussion, and considering the stable demand for new housing in the 
Roseville area, single-family residential development is considered a financially feasible use of this 
component. 

Maximum Productivity - Conclusion 

Legal, physical and market conditions have been analyzed to evaluate the highest and best use of the 

subject property. The analysis is presented to evaluate the typo of use(s), which witl generate the 

greatest level of future benefits possible to the property. Based on the factors previously discussed, 
single-family residential development is the maximally productive land use that is legally 
permissible, physically possible and financially feasible. Therefore, considering the subject's 

specific characteristics, the highest and best use of the subj1.'Ct property is for the orderly 
development of well balanced single-family residential subdivisions. As noted, there are 85 lots 
designated for the development of affordable housing units. While affordable housing docs not 

represent the maximally productive use of these sites, it is mandated by the City of Roseville and, 
therefore, is considered in the valuation. 

Highest and Best Use- As Vacant (\fultifamily Residential Component) 

Jn accordance with the definition of highest and best use, it is appropriate to analyze the subject 
property as though vacant as it relates lo legal pennissibility, physical possibility, financial 
feasibility and maxi1num productivity. 

Legal Permissibility 

The subject is located in the city of Roseville and is encumbered by an R3, Attached Housing zoning 

ordinance. The types of land uses intended for the RJ zoning district include apartments, 

condominiums, townhouses and similar and related compatible uses. In accordance with the West 
Roseville Specific Plan, as well as the underlying zoning ordinance, multifamily residential 
development is the only legally pcnnissiblc use of this component 
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Physical Possibility 

The physical characteristics of a property that affect its possible use(s) include, but are not limited to, 
location, street frontage, visibility, access, size, shape, topography, availability of utilities, off~site 
improvements, easements and soil and subsoil conditions. Since the legally permissible test has 
resulted in a potential use for multifamily residential development, at this point the physical 

characteristics are examined to see if they are suited for the legally permissible use. 

The subject sites range from 3. 7 to 15.2 acres in land area, are generally irregular in shape, and have 
level topography. The properties are not within a floodplain or an earthquake zone. It appears the 
physical characteristics of these sites would not prohibit multifamily development and, therefore, the 
properties are physically suited for this type of development. 

The mformation cited herein enables us lo conclude the legally permissible uses arc also physically 
possible on the subj<.-ct parcels. 

Financial Feasibility 

At this point in our analysis, it is nccossary to consider the financially feasible, or profit.able, use of 
tho subject's multifamily residential component. The strong demand for single-family residential 
product in the Sacramento area has led to increases in the median home price over the past several 

years. Housing in the area is increasingly more unaffordable to entry-level homebuyers, who are 
being forced to either purchase homes in outlying areas, such as Sutter and Yuba ColUltics, or search 
for an alternative housing product. In the Sacramento Region, home prices have soared and, as a 
result, demand for multifamily and alternative forms of housing in the area have increased 

significantly. 

While an apartment complex is legally permissible under the R3 zoning ordinance, a for-sale 

dcvclop1nent, such as a condominium or townhouse project, is more profitable than a for-rent 
apartment project This is supported by the fact that in tho subject's general market area, there have 

been a number of apartment projects that have undergone or arc in the process of obtaining 
entitlements for condominium conversion. Examples of active condominium conversions are The 
Villas and the Villages of the Galleria. The Reserves, also located in Roseville, converted 202 units 

to condominiums in the Second Quarter of2003 and have sold out Additionally, a number of 

higher-density, attached housing projects have recently been developed, are under construction or 

are proposed in the subject's market area. Generally, active attached project,; arc exhibiting 
absorption rates ofbetween 0.78 and 6.59 units per month as of the First Quarter of 2006. Demand 

and prices arc steadily rising in the area and, even with current land prices, builders are reportedly 
making sufficient profits to warrant construction of new residential units. Considering the steady 

demand and limited supply of entry-level to middle-income residential projects in the subject's 
market area, as well as the trend away from rental developments (apartments) towards for-sale 
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projects, the most financially feasible use of the multifamily component is for attached residential 

(condominium or townhouse) development. 

Maximum Productivity- Conclusion 

Development of attached residential for-sale projects is the maximally productive land use that is 

lcgal1y permissible, physically possible and financially feasible. Thus, it is our conclusion the 

highest and best use as vacant of the subject property is to maximize the allowable density and 

develop condominium or townhouse projects that would cater to the demands of the market. As with 

the single-family residential component, the multifamily component has an affordable housing 

requirement that designates apartment complexes and units to be rented at below market rents. 

Construction of apartment complexes and setting rents that are below market is not deemed the 

maximally productive use of the subject property; however, it is required by the City of Roseville 

and is therefore considered in our analysis. 

Highest and Best Use-As Vacant (Business Professional Component) 

[n accordance with the definition of highest and best use, it is appropriate to analyze the subject 

property as though vacant as it relates to legal pcnnissibility, physical possibility, financial 

feasibility and maximum productivity. 

Legal Permissibility 

The business professional (office) component of the subject property consists of one site containing 

10.5 acres of land area. According to the City ofRo~vi11c Planning Department, the property is 

zoned BP~ Business Professional. This district is intended to provide locations for a wide variety of 

office uses and other uses which are related to and supportive of office uses. Based on the underlying 

land use designation, the legally permissible use of the site is limited to office development. 

Physical Possibility 

The physical characteristics of the site, including size, shape, topography, accessibility and 

availability of utilities, were given consideration in determining whether legally permissible use is 

physically possible. The physical and locational characteristics of the subject property have been 

described in the previous highest and best use analyses. In summary, the physical characteristics of 

the site arc considered suitable for development. While the property is partially encwnbered by an 

overhead power line easement, the area under the power line may be used for parking. Thus, the 

power lines arc considered to have nominal, if any, adverse !lnpa'-i on the subject property. Overall, 

the subject has physical characteristics that support the legally permissible use. 
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Financial Feasibility 

The determination of financial feasibility is dependent primarily on demand. The subject site will be 

located along the extension of Pleasant Grove Boulevard and will have adequate frontage along this 

street. Further, the property is located proximate to State Highway 65 and Intcrstale 80. 

Net absorption statistics and current and historical vacancy statistics indicate that demand for office 

properties should remain stable over the next several years. Furthermore, as discussed in the Office 
Market Overview section of this report, the subject is located in a stable office market. Rental rates, 

land prices and building prices have all increased over the last five years. The CB Richard Ellis 

Office Market Index Brief (first Quarter 2006) reports an office vacancy rate of 13.3o/o for the 

Sacramento MSA, while the suhje<:t's submarkct (Roseville/Rocklin) exhibited a 12.3o/o vacancy 

rate. The office market in the Sacramento region continued to show signs of in1provement relative to 

previous quarters. Net absorption was 30,014 square feet for the quarter, and net absorption of office 

space in 2005 was the highest since the year 2000. However, the increased absorption has not had a 

significant effect on vacancy figures due to the large amount of new product that continues to come 

online. Overall, investors see a strong long-term outlook for the Sacramento office market, 

particularly in the growth area of Roseville/Rocklin. As of the date of inspe1.,iion, there were not a 

significant amount of listings for available office space in the subject's immediate area. 
Additionally, it appears office properties arc receiving economically viable rents. 

Demand and vacancy rates for office properties in the Roseville/Rocklin submarket are expected to 

remain stable over the foreseeable future. The stable demand for commercial properties suggest that 

some form of office development is the most logical use of the subject property. There is currently 

limited office development in the subject's immediate area. It is anticipated that as the residential 

projects become developed, demand for office land in the area will increase. 

l\ilaximum Productivity - Conclusion 

Legal, physical and market conditions have been analy£ed to evaluate the highest and best use of the 

subject property. The analysis is presented to evaluate the type ofuse(s), which will generate the 

greatest level of future benefits possible to the propeny. Based on the factors previously discussed, 

office development is the maximally productive land use that is legally permissible, physically 

possible and financially feasible. Considering the limited amount of office development in the 

subject's immediate area. the highest and best use of the business professional (office) component is 

lo hold for invcstmenl and to develop an office project once the Wcstpark community becomes more 

established. 
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Highest and Best Use-As Vacant (Commercial Component) 

In accordance with the definition of highest and best use, it is appropriate to analyze the subject sites 

as though vacant as it relates to legal permissibility, physical possibility, financial feasibility and 

maximum productivity. 

Legal Permissibility 

The commercial (retail) component of the subject property is comprised of three separate sites 

containing a total of 18.4 acres ofland area. The City of Roseville Planning Department indicates the 

subject property is zoned CC- Community Commercial. This district is intended to serve the 

principal retail shopping needs of the entire community by providing areas for shopping centers, and 

other retail and service uses. Based on the underlying land use designation, the lega11y pennissible 

use of the sites is limited to commercial development. 

Physical Possibility 

The physical characteristics of a site that affect its possible use(s) include, but are not limited to, 

location, street frontage, visibility, access, size, shape, topography, availability of utilities, off-site 

improvements, casements and soil and subsoil conditions. Since the legally pennissible test has 

resulted in a potential use for commercial development. at this point the physical characteristics are 
examined to sec if they are suited for the legally pennissible use conclusion. 

Based on our physical inspection of the subject property, we know ofno reason why the property would 

not support any legal development. The property is located in Flood Zone X, described as areas 

outside of the 100 and 500-year flood plains. In addition, the property is not located within a Fault

Rupture Hazard Zone. All utility services arc available and evidence of construction in the 

immediate area provides additional support for the possibility of development. Typical roadway and 

utility casements exist but are not unusual in any way. It is assumed any easements do not adversely 

affect the subject's potential for development. 

Overall, the subject property has physical characteristics that support the legally pcnnissible uses. 

Financial Feasibility 

The dctennination of financial feasibility is dependent primarily on demand. Based on the legal and 

physical characteristics, it appears as if retail projects are the most logical, pennitted use of the 

subject sites. Given the quality of the area and the demand for retail space in the area, retail use of 

the properties could receive adequate demand so as to provide a relatively short absorption period. 

According to the CB Richard Ellis Retail Market Index, as of the First Quarter 2006. the rct.ail 

vacancy rate in the i:.ubjcct's market area (Roseville/Rocklin) was 3.6%, below the average vacancy 

rate for the Sacramento Region (4.5'%). Additionally, the 3.6%1 vacancy rate is being experienced at 

a time of significant new speculative construction, indicating good absorption rates. Specifically, 
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there was a positive net absorption of200,074 square feet of retail space in the Roseville/Rocklin 

market during the 2005 calendar year, the second highest absorption rate in the entire Sacramento 

market area. Based on net absorption statistics and current and historical vacancy statistics, il 

appears that demand for retail propcnics will remain stable in the foreseeable future. The subject 

property will also benefit from its location along main thoroughfares upon completion of off-site 

development. 

Considering the preceding factors, it is our opinion that retail projects arc a financially feasible use 
of the subject sites (as vacant) based on market rental rates, vacancy factors and historicaVcurrent 

retail net absorption within the subject's market area. The subject's proximity to new and proposed 

residential subdivisions in the area has led to a balanced market and the potential for increased 

development activity. The development of neighborhood shopping centers or complimentary 

commercial uses is an integral part of a well-balanced community. There is currently limited retail 

development in the subject's immediate area. It is anticipated that as the residential projects become 

developed, demand for retail land in the area will increase. 

Maximum Productivity - Conclusion 

Bas.."U on the preceding discussion, it is our opinion rcraii devciop1nent wiii serve the growing needs 

of the Westpark development. as well as adjoining and nearby residential developments. Thus, the 

maximally productive use of this component is for development as retail projects. However, until the 

community becomes more established, the highest and best use of the commercial sites is to hold for 

investment and develop at such a time as supporting residential uses arc in place. 

Highest and Best Use-As Vacant (Industrial Component) 

In accordance with the definition of highest and best use, it is appropriate to analyze the subject sites 

as though vacant as it relates to legal permissibility, physical possibility, financial feasibility and 

maximum productivity. 

Legal Permissibility 

The industrial component of the subject property is zoned Ml/SA-WR and M2/SA-WR. The 

Ml/SA-WR district is a light industrial district that is intended to designate areas appropriate for 

light industrial uses such as manufacturing, processing, assembly, high technology, research and 

development and storage uses. The use types permitted within the district do not include outdoor 

manufacturing but may include limited outuoor storage and the emission of limited amount of visible 

gasses, particulates, steam, heat, odor, vibration, glare, dust and noise. These uses may operate in 

relatively close proximity to commercial and residential uses. The M2JSA-\VR district is a general 

industrial ordinance that is intended to designate areas suitable for a broad range of industrial uses, 

including manufacturing, assembly, wholesale distribution and warehousing. Considering the 

------ Seevers • Jordan • Ziegenmeyer ------ 107 



subject's z.oning ordinances, the legally pennissible use ofthe sites is limited to industrial 

development. 

Physical Possibility 

TI1c physical characteristics of the sites, including size, shape, topography, accessibility and 

availability of utilities, were given consideration in determining whether legally permissible use is 

physically possible. The physical and locational characteristics of the subject property have been 

described in the previous highest and best use analyses. In summary, the physical characteristics of 

the sites are considered suitable for development. 

Financial Feasibility 

The determination of financial feasibility is dependent primarily upon demand. Net absorption 

statistics and current and historical vacancy statistics indicate that demand for industrial properties 

should remain stable over the next several years. Furthermore, as discussed in the Industrial Market 
Overriew section of this report, the subject is located in a stable metropolitan statistical area. Rental 

rates, land prices and building prices have all increased over the last live years. The CB Richard 

Ellis Industrial Market [ndcx Brief (First Quarter 2006) reports an industrial vacancy rate of 9.0% 
for the Sacramento MSA, while the subject's Roseville/Rocklin/Lincoln (South Placer County) 

submarkct exhibited a 10.1% vacancy rate. Although the subject's submarkct reflected a higher 

industrial vacancy rate relative to that reported for the Sacramento MSA, the statistics may be 

skewed considering the amount of new construction in the overall area. Further, the subject benefits 

from its location in a good community. The Roseville/Rocklin area has historically exhibited stable 

industrial rental rates, indicating a positive demand for new construction, as well as for existing 

projects. 

Demand and vacancy rates for industrial properties in the South Placer County market arc expected 

to rcnlllin stable over the foreseeable future. Thus, industrial developn1cnt is considered a financially 

foasible use of the subject siles. However, there is currently limited industrial development in the 

subject's immediate area. It is anticipated that as the residential projects become developed, demand 

tbr industrial land in the area will increase. 

Maxhnum Productivity - Conclusion 

As defined, the highest and best use of a vacant site is the use that yields the highest present land 

value. Given the legal, physical and financial characteristics, the maximally productive use of the 

subject sites - as though vacant - is for development as industrial projects. However, considering the 

limited amount of industrial development in the subject's immediate area, the highest and best use of 

the industrial component is to hold for investment and to eventually develop industrial projects as 

lhe Wcstpark crnnmunity becomes more established. 
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APPROACHES TO VALUE 

The valuation process is a systematic procedure employed to provide the answer to a client's 

question about the value of real property.7 This process involves the investigation, organization and 

analysis of pertinent market data and other related factors that affect !he market value of real estate. 

The market data is analyzed in terms of any one or all of the three traditional approaches to 

estimating real estate value. These arc tbe cost, sales comparison, and income capitalization 

approaches. In the valuation ofthc subject property, two additional approaches-the extraction 

technique and the subdivision development method- arc also applicable. Each approach to value is 

briefly discussed and defined as follows: 

Cost Approach 

The cost approach is based on the premise that no prudent buyer would pay more for a particular 

property than the cost to acquire a similar site and construct improvements of equivalent desirability 

and utility. Thus, this approach to value relates directly to the economic principle of substitution, as 

well as supply and demand. The cosl approach is most applicable when valuing properties where the 

improvements are new or suffer only a minor amount of accrued depreciation, and is especially 

persuasive when the site value is we11 supported. The cosl approach is also highly relevant when 

valuing special-purpose or specialty properties and other properties that arc not frequently 

exchanged in the market. 

The definition of the cost approach is offered as follows: 

A set of procedures through which a value indication is derived for the fee simple interest in a 
property by eslimating the current cost to construct a reproduction of(or replacement for) the 
existing structure, including an entrepreneurial incentive, deducting depreciation from the total 
cost, and adding the estimated land value. Adjustments may then be made to the indicated fee 
shnplc value of the subject property to reflect the value of the property interest being 
appraised.8 

Sales Comparison Approach 

The sales comparison approach is based on the premise that the value of a property is directly related 

to the prices being generated for comparable, competitive properties in the marketplace. Similar to 

the cosl approach, the economic principles of substitution, as well a.;; supply and demand are basic to 

the sales comparison approach. This approach has broad applicability and is particularly persuasive 

when there has been an adequate volume of recent, reliable transactions of similar properties that 

indicate value patterns or trends in lhc market When sufficient data arc available, this approach is 

the most direct and systematic approach to value estimation. Typically, the sales comparison 

'The !lidionary of Real Estate Amu:aisal 4<h ed. {Chicago: Appraisal Institute. 2002), 3()5 
• The Uis;hoqary of Real Estate Appraisal 67. 
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approach is most pertinent when valuing land, single-family homes and small, owncr~occupicd 

commercial and office properties. 

The definition of the sales comparison approach is offered as follows: 

A set of procedures in which a value indication is derived by comparing the property being 
appraised to similar properties that have been sold recently, then applying appropriate units of 
comparison and making adjustments to the sale prices of the comparables based on the 
elements of comparison. The sales comparison approach may be used to value improved 
properties, vacant land, or land being considered as though vacant; it is the most common and 
preferred method of land valuation when an adequate supply of comparable sales arc 
available.9 

Income Capitalization Approach 

The income capitalization approach is based on the premise that income~producing real estate is 

typically purchased as an investment From an investor's point of view, the potential earning power 

of a property is the critical element affecting value. The concepts of anticipation and change, as they 

relate to supply and demand issues and substitution, are fundamental to this valuation approach. 

These concepts are important because the value of income-producing real estate is created by the 

expectation of benefits (income) to be derived in the future, which is subject to changes in market 

conditions. Value may be defined as the present worth of the rights to these future benefits. The 

validity of the income capitalization approach hinges upon the accuracy of which the income 

expectancy of a property can be measured. 

Within the income capitali7Ation approach there are two basic techniques that can be utilized to 

estimate market value. These techniques of valuation are direct capitalization and yield 

capitalization. 

Direct capitalization is a method used to convert an estimate of a single year's income 
expectancy into an indication of value in one direct step, either by dividing the income estimate 
by an appropriate rate or by multiplying the income estimate by an appropriate factor. 10 

Yield capitalization is the capitalization method u.'red to convert future benefits into present 
value by discounting each future benefit at an appropriate yield rate or by developing an 
overall rate that explicitly reflects the investment's income pattern, value change, and yield 
rate. 11 

The definition of the incotne capitalization approach is offered as follows: 

A set of procedures through which an appraiser derives a value indication for an income
producing property by converting its anticipated b-Oncfits ( cash flows and reversion) into 

9 TI1e Diecionary of Re~! Estate Ar,praisal 4'" ed. (Chicago: Apprai,,.,.! fostitute, 2002), 255. 
'° Ille l}klicmarv oCEeal Estale Ammtisal 88. 
·, The Uictionary of Real fattale Appraisal 315 
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property value. This conversion can be accomplished in two ways. One year's income 
expectancy can be capitalized at a market-derived capitalization rate or at a capitalization rate 
that reflects a specified income pattern, return on investment, and change in the value of the 
investment Alternatively, the annual cash flows for the holding period and the reversion can 
be discounted at a specified yield rate. 12 

Extraction Technique (Residual Analysis) 

A method of estimating land value in which the depreciated cost of the improvements on the 

improved property is estimated and deducted from the total sale price to arrive at an estimated sale 

price for the land. 13 

Subdivision Development Method 

A method of estimating land value when subdivision and development are the highest and best use 

of the parcel of land being appraised. All direct and indirect cost.s and entrepreneurial profit are 

deducted from an estimate of the anticipated gross sales; the resultant net sales proceeds arc then 

discounted to present value at a market-derived rate over the development and absorption period to 

indicate the market value ofpropcrty. 14 

n The Dictionary ofReal Es1a1c Appraisal 4th ed. (Chicago: Appraisal lns1itu1t, 2002), 143. 
u The Dictionary ofReal Esllne APMisl, 106. 1• The Dictionary of Real Estau; APRAi'i!lL 279. 
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APPRAISAL METHODOLOGY 

We have been requested to provide an estimate of hypothetical market value of the subject property 

as of our date of inspection (May 12, 2006). The subdivision development method to value 
(discounted cash flow analysis) will be relied upon in the analysis of the subject property. As a 

component of the subdivision development method, the sales comparison approach and extraction 
technique will be employed to estimate value for a typical village (5,250 square foot lot size) within 

the Westpark conununity. Then, we will utilize the data set and other market indicators to c.:.tablish 
the incremental value difference between each of the lot groupings that arc either smaller or larger 

than the subject's 5,250 square fool lots. The sales comparison approach will also be employed to 
estimate revenue for the retail, office and industrial components. With respect to the multifamily 
component, two sites are encumbered by an affordable housing requirement. Due to the lack of 
recent sales relating to affordable housing multifamily developments (or sites), the extraction 

technique will exclusively be relied upon to develop an opinion ofh)'"pothetical market value for 

these parcels. In the application of the extraction technique, the income capitalization approach will 
be utilized to establish value for hypothetical multifamily housing developments, after which 
estimated costs of construction will be deducted, resulting in estimates of value for the underlying 

sites. Finally, the sales comparison approach will be employed once again to estimate the 
hypothetical 1narkct values of the multifamily sites that do not have an affordable housing 

requirement. 

The resultant value (revenue) indicators will be incorporated into a discounted cash flow analysis to 
estimate the hypothetical market value of the subject property (in bulk), assuming the completion of 
the in1provemcnts to be financed by the Wcstpark CFO No. 1 bond issuance (Series 2005 and 2006 

bonds). 

TI1is appraisal report has been conducte<! in accordance with appraisal standards and guidelines 
found in the Uniform Standard<; of Professional Appraisal Practice (USP AP) and the Appraisal 

Standards for Land Secured Financing published by the California Debt and Investment Advisory 

Com1nission. 
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HYPOTHETICAL MARKET VALUATION 

The hypothetical market value of the subject's single-family residential, multifamily residential, 

retail, office and industrial revenue components will be estimated in this section of the report. The 

valuation of the subject property represents the hypothetical component values, assuming the 

improvements to be financed by the Weslpark CFD No. I bond issuance (Series 2005 and 2006 
bonds) arc in place. The subdivision development method will be employed and is defined as follows: 

SUBDIVISION DEVELOPMENT METHOD 

A method of estimating land value when subdivision and development are the highest and best use 
of the parcel of land being appraised. All direct and indirect costs and entrepreneurial profit are 
deducted from an cstitnate of the anticipated gross sales price; the resultant net sales proceeds are 

then discounted to present value at a market-derived rate over the developmenl and absorption 

period to indicate the market value of the property, 15 

The four main items of the discounted cash flow analysis arc listed as follows: 

Revenue - the gross income of the individual component& is derived in this section. 

Absorption Analysis - the time frame required to sell off the components. Of primary 
importance in this analysis is the allocation of the revenue over the absorption period 
including the estimation of an appreciation factor (if any). 

• Expenses-· the expenses associated with the sell-off arc calculated in this section - including 
administration, marketing and com1nission costs, as well as taxes and special assessments. 

Discount Rate- an appropriate discount rate is derived employing a variety of data. 

Our discussions of these four concepts begin below, with the discounted cash flow analysis offi..-rcd at 
the end of this section. 

REVENUE 

The revenue will be gencmtcd by the sale of the subject's single-family residential, multifun1ily, retail, 
office and mdtL<;trial components. In the tOllowing section, we begin by estimating revenues for the 

single-family residential component Subsequent sections will detail the revenue slreruns of the other 

components. 

"The Dictionary of Real Fstate Appraisal, 4lh ed. (Chicago: Apprai.'IBl lnslitllte, 2002), 279 
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In estimating revenues for the single.family residential component, we wi11 derive loaded lot indicators 

for each residential village by analyzing comparable sales of recent transactions in the market area. As a 
supporting value indicator, we will use the residual analysis, or extrnction t.echnique. 
Sales Comparison Approach - Single-Family Residential Component 

ln the sales comparison approach, the hypothetical market values of the subject's individual villages 
will be estimated by a comparison to similar properties that have sold, are listed for sale or arc under 

contract. The underlying premise of the sales comparison approach is the market value of a property 
is directly related to the price of comparable, competitive properties in the marketplace. 

This approach is based on the economic principle of substitution. According to The 

Appraisal of Real Estate, 12'11 Edition, published by the Appraisal Institute, 200 I ~ "The principle of 

substitution hold~ that the value of a property tends to be set by the price that would be paid to 

acquire a substitute property of similar utility and desirability within a reasonable amount of time. 

The principle implies that the reliability of the sales comparison approach is diminished if substitute 

properties are not available in the market." 

In the case of la.id used for production oriented residential development, this piocess t,pieally 
entails the analysis of an entitled site on a finished, or fully improved, lot basis. Bulk sales of final 
mapped and fully improved lot<;, as well as tentatively mapped unimproved lots will be analyzed. 

Many merchant builders compare properties based on a finished lot basis. However, two similar 
properties may possess different finished lot prices because they may have different permits and 

fees. Lots posse&sing permits and fees relatively lower than similar comparable lots will have a 
higher finisfo ... "li lot price, all else being equal. Thus, in the following analysis, we analyze sales 
eomparables on a loaded lot basis. Loaded lot values incorporate the unimproved lot price. site 

development costs, special assessments and permits and fees. 

After deriving a loaded lot indicator for the subject property from comparable sales data, the permits 
and fees for a typical lot within the subject property, as well as site development cost's, will be 
subtracted from the derived loaded lot indicator. The site development costs per lot quantifies the 

amount of development needed to transfonn the unimproved lots into improved lots. Improved Jot 
status includes the completion of in·tract development. As of the date of our inspection, the subject's 
residential villages were either partially improved or unimproved. The valuation accounts for any 

site development costs that have been incurred to date. Additional1y, the value estimates assume the 

improvements to 00 financed by the Wcstpark Community Facilities District No. I bond issuance 
(Series 2005 and 2006 bonds) arc in place and available for use. 

The subject property and several of the comparablcs utilized in our analysis have a special 

assessment (bond) obligation. The com parables will be analyzed to reflect the impact of the bond 
indebtedness on value, Additionally, there arc differences in Homcowncr's Association (HOA) dues 
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between the comparable sales and the subject property, with some projects not encumbered by an 

HOA fee. The projects with HOA dues typically have common area amenities that arc maintained by 
the fees. Therefore, the amount of HOA dues is considered lo be offset by the amenilies provided by 

those dues. 

Building permit costs can vary substantially between projects, even though they may be located 

within the same region. Due to differences in building pennit costs, all transactions have been 
analyzed with these costs taken into account. 

There are approximately 11 different lot size groupings represented by the subject's proposed single
family residential lots: 3,375 square feet, 3,850 square feet, 4,500 square feet, 4,725 square feet, 
5,250 square feet, 5,475 square feet, 5,775 square feet, 6,000·6,050 square feet, 6,300 square feet, 

6,800 - 7 ,000 square feet, and 7 ,875 square feet. The largest single group of lots, in tenns of lot 
count, is the subject's 5,250 square foot lots. Thus, to facilitate the following analysis, we will use 
the 5,250 square foot lot grouping as the basis for our valuation. At the end of this section, we will 

utilize the data set and other market indicators to establish the incremental value difference between 

each of the lot groupings that are either smaller or larger than the subject's 5,250 square foot lots. 

The survey of recent transactions revealed six comparab!cs in the subject's market area and 
surrounding submarkcts that arc considered good indicators of hypothetical market value for the 
subject's single.family residential component. TI1e sales cover the period from November 2004 to 

March 2006 and range in quantity from 93 to 272 lots. The sales relied upon in this analysis are 
summarized in the table on the following page, along with a location map. Detailed sales sheets and 

an adjustment discussion follow the summary table. 
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COMP ARABLE BULK LOT SALE l 

Property Identification 
Project Name 
Location 

City 
County 

Sale Data 
Grantor 
Grantee 
Sale Date 
Property Rights Conveyed 
Conditions of Sale 
Financing Terms 
Sale Price 
Annual Special Assessments per Lot 

Land Data 
Zoning 
Topography 
Utilities 
Number of Lots 
Development Status at Sale 
Typical Lot Size (SF) 

Indicators (Per Lot) 
Sale Price 
Site Development Costs 
Developer's Incentive 
Finished Lot Indicator 
PV of Bonds 
Pennits and Fees 
Loaded Lot Indicator 

Remarks 

Croflwood Estates 
Along the west line of Barton Road, north of 
Rocklin Road 
Rocklin 
Placer 

Alleghany Properties, LLC 
Dunmore Homes 
3/2006 
Fee Simple 
Market 
Cash Equivalent 
$29,250,000 
$0 

PD·L93,0A 
Level 
All Available 
156 
Unimproved Lots 
12,000 

$187,500 
$74.809 
$7,481 
$269,790 
$0 
$26 450 
$296,240 

This sale represents the sale ofCroftwood Estates, a 156-lot subdivision. The buyer, Dunmore 
Homes, purchased the loL" for $187,500 per unimproved lot. Permits and fees average $26,450 per 
lot. Crofiwood Estates has extensive lot premium amenities, including lots with frontage along 
Croftwood Lake and Secret Ravine Creek, as well as lots adjacent to open space. 
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Property Identification 
Project Name 
Location 

City 
County 

Sale Data 
Grant or 
Grantee 
Sale Date 
Property Rights Conveyed 
Conditions ofSale 
Financing Terms 
Sale Price 

COMPARABLE BULK LOT SALE 2 

Vineyard Creek (portion) 
South side of Florin Road, west of Bradshaw 
Road 
Unincorporated 
Sacramento 

Lennar CommW1itics, Inc. 
Standard Pacific Corp. 
8/12/2005 
Fee Simple 
Market 

Annual Special Assessments per Lot 

Cash Equivalent 
$36,720,000 
$200 

Land Data 
Zoning 
Topography 
Utilities 
Number of Lots 
Development Status at Sale 
Typical Lot Size (SF) 

Indicators (Per Lot) 
Sale Price 
Site Development Costs 
Developer's Incentive 
Finished Lot Indicator 
PV of Bonds 
Pcnnits and Fees 
Loaded Lot Indicator 

Remarks 

Si..'1g.lc-f.nni!y Residential 
Level 
All Available 
272 
Unimproved Lot.s 
6,600 

$135,000 
$96,601 
12.!iiiQ 
$241,261 
$2,753 

~ 
$274,909 

This comparable sale is a portion of the overall sale of Vineyard Creek in the North Vineyard Station 
Specific Plan. The total purchase price for 375 single-family residential lots and 6.90 acres of 
multifamily residential land was $53,855,000. The overall purchase price was calculated per 
component. Specifically, the buyer paid $135,000 per 6,600 square foot Jot (272 lots total), $125,000 
per 4,725 square foot lot (103 lots total) and $600,000 per acre of multifamily residential land (6.90 
acres total). Total pcrmilS and fees paid by the developer in Vineyard Creek are estimated to be 
approximately $67,547 per lot; however, fee credits attributable to sizeable infrastructure 
improvc1nents construct<.,-d by the developer will lower the effective pennits and fees to $30,895 per 
lot. 
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Property Identification 
Project Name 
Location 

City 
County 

Sale Data 
Granter 
Grantee 
Sale Date 
Property Rights Conveyed 
Conditions of Sale 
Financing Tcnns 
Sale Price 

COMPARABLE BULK LOT SALE 3 

The Parkway (portion) 
South of Blue Ravine Road, west of Natoma 
Street 
Folsom 
Sacramento 

Parkway South, Inc. 
John Laing Homes 
712005 
Fee Simple 
Market 

Annual Special Assessments per Lot 

Cash Equivalent 
$22,500,000 
$350 

Land Data 
Zoning 
Topography 
Utilities 
Number of Lots 
Development Status at Sale 
Typical Lot Size (SF) 

Indicators (Per Lot) 
Sale Price 
Site Development Costs 
Developer's Incentive 
Finished Lot Indicator 
PV of Bonds 
Pennits and Fees 
Loaded Lot Indicator 

Remarks 

o .... ;,1 .... +;"'1 

Level to Rolling 
All Required 
137 
Unimproved Lots 
3,200 

$164,234 
$62,000 
$6200 
$232,434 
$4,818 
$30,000 
$267,251 

This comparable represents the transfer of 137 unimproved lots located within The Parkway master 
planned community in Folsom. Primary infrastructure was in place at time of sale, with in-tracts to 
be completed by the buyer. The site development costs noted above include fees due at final map. 
The property abuts open space and, as a result, has significant lot premiums. 
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Property Identification 
Project Name 
Location 

City 
County 

Sale Data 
Grantor 
Grantee 
Sale Date 
Property Rights Conveyed 
Conditions of Sale 
.Financing Terms 
Sale Price 

COMPARABLE BULK LOT SALE 4 

Lincoln Crossing - Village 9A 
South of Ferrari Ranch Road, west of State 
Highway 65 
Lincoln 
Placer 

Suncal Development 
Lennar Communities 
5/2005 
Fee Simple 
Market 

Annual Special Assessments per Lot 

Cash Equivalent 
S 13,200,000 
$2,280 

Land Data 
Zoning 
Topography 
Utilities 
Nmnbcr of Lots 
Development Status at Sale 
Typical Lot Size (Sf) 

Indicators (Per Lot) 
Sale Price 
Site Development Costs 
Developer's Incentive 
Finished L-Ot Indicator 
PV of Bonds 
Permits and Fees 
Loaded Lot Indicator 

Remarks 

Residential 
Level 
All A vailablc 
96 
Unimproved Lots 
5,500 

$137,500 
$27,000 
$2,700 
$167,200 
$31,384 
$14 000 
$212,584 

This comparable represents the May 2005 sale of Village 9A within the Lincoln Crossing master 
planned community. The tract is located in Phase HI ofLincoln Crossing. There is an annual special 
assessment in the amount of $2,280 per lot. 
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COMPARABLE BULK LOT SALES 

Property Identification 
Project Name 
Location 
City 
County 

Sale Data 
Gran tor 
Grantee 
Sak Date 
Property Rights Conveyed 
Conditions of Sale 
Financing Terms 
Sale Price 
Annual Special Assessments per Lot 

Land Data 
Zoning 
Topography 
Utilities 
Number of Lots 
Development Status at Sale 
Typical Lot Si7.c (SF) 

Indicators (Per Lot) 
Sale Price 
Site Development Costs 
Developer's Incentive 
rinishcd Lot Indicator 
PV of Bonds 
Pcnnits and Fees 
Loaded Lot Indicator 

Remarks 

Fiddymcnt Ranch, Village F-3 
North of Phillip Road, west of Bob Doyle Drive 
Roseville 
Placer 

Roseville Fid<lymcnt Land V cnture, LLC 
KB Home 
2/2005 
Fee Simple 
Market 
Cash Equivalent 
$22,005,000 
$1,300 

Single-family Residential 
Generally Level 
All Available 
135 
Partially Improved Lot<; 
4,725 

5163,000 
518,526 
$1 853 
$183,379 
$17,894 
$43,000 
$244,273 

In February 2005, KB Home entered into contract with Signature Properties to purchase the 135 lots 
representing Village F-3 of the Fiddyment Ranch master planned community, located in West 
Roseville. The purchase price was $163,000 per blue-top lot, which is representative of a partially 
improved lot with grading and rough cul<; for the streets in place. Escrow closed in July 2005. 
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COMPARABLE BULK LOT SALE 6 

Property Identification 
Project Name 
Location 

City 
County 

Sale Data 
Gran tor 
Grantee 
Sale Date 
Property Rights Conveyed 
Conditions of Sale 
Financing Terms 
Sale Price 
Annual Special Assessments per Lot 

Land Data 
Zoning 
Topography 
Utilities 
Number of lots 
Development Status at Sale 
Typical L-Ot Size (SF) 

Indicators (Per Lot) 
Sale Price 
Site Dcve!opn1ent Costs 
Developer's Incentive 
Finished Lot Indicator 
PV of Bonds 
Permits and Fees 
Loaded Lot Indicator 

Remarks 

Fiddyment Ranch, Village F- IA 
West ofFiddymcnt Road, south of Hayden 
Parkway 
Roseville 
Placer 

Roseville Fiddyment Land Venture, LLC 
Shea Homes 
1112004 
Fee Simple 
Market 
Cash Equivalent 
$14,452,200 
$1,300 

Singk-faJni.ly Residential 
Generally Level 
All Available 
93 
Partially Improved Lots 
5,800 

$155,400 
$32,098 
llllQ 
$190,708 
$17,894 

ill.ll!l!! 
$251,602 

This comparable represents the November 2004 sale ofFiddyment Ranch - Village F-IA. The 
typical lot size within this development is 5,800 square feet The property transferred as unimproved 
lots. and remaining site development costs were reported at $32,098 per lot, exclusive of a profit 
allocation (i.e. developer's incentive). The property dosed escrow in July 2005. 
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Adjustments 

Many merchant builders compare properties based on a finished lot basis. However, two similar 

properties may possess different finished lot prices because of differing permits and fees. Properties 

possessing a lower pennit and fee schedule relative to other properties will have a higher finished lot 

price, all else being equal. Thus, in the following analysis, we analyze sales comparables on a loaded 
lot basis. Loaded lot values incorporate the unimproved lot price, site development costs and pennits 

and fees, plus any differences relating to bonds. These items arc discussed in the following 

paragraphs. 

Site Development Costs 

All of the eomparables represents unimproved lot transactions and, as such, site development costs 

arc added to equate these comparables to finished lots for comparison purposes. In order to account 

for the profit associated with improving the lots, a profit allocation in the amount of 10% of the site 

development costs is also incorporated. 

Permits and Fees (Impact Fees) 

The permits and fees are applied on a dollar~for~dollar basis. After the conclusion of loaded lot value 

(with permits and fees paid), we then subtract the amount of the subject's permits and fees to arrive 

at our estimate of revenue. 

Bonds and Assessments 

Mello*Roos districts encumber the several of the comparablcs utilized for this analysis, as welt as the 

subject property. The comparables are adjusted based on the impact of bond indebtedness on value 

(included in the loaded lot indicators). The adjustment is derived by calculating a present value 

amount for the bond encumbrance based on the annual assessment payment, an interest rate of 6.0% 

and a 30-ycar maturity penod. 

Additional Adjustments 

The comparable transactions arc adjusted based on the profile of the subject property with regard to 

categories that affect market value. If a comparable has an attribute considered superior to that of the 

subject, it is adjusted downward to negate the effect the item has on the price of the comparable. The 

opposite is true of categories considered inferior to the subject. 

Percentage or dollar adjustments are considered appropriate in order to isolate and quantify the 

adjustments on the comparable sales data. At a nrinimum, the appraiser considers the need to make 

adjustments for the following items: 
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• Property rights conveyed 
• Financing tenns 
• Conditions of sale (motivation) 
• Market conditions (time) 
• Physical features 

A paired sales analysis is performed in a meaningful way when the quantity and quality of data arc 
available. However, many of the adjustn1cnts require the appraiser's experience and knowledge of 

the market and information obtained from those knowledgeable and active in the marketplace. A 
detailed analysis involving each of these factors is presented below. 

Property Rights Conveyed 

In transactions of real property, the rights being conveyed vary widely and have a significant impact 
on the sales price. The opinion of value in this report is based on a fee simple estate, subject only to 

the limitations imposed by the governmental powers of taxation, eminent domain, police power and 
c&chcat, as well as non·detrimental casements, community facility districts and conditions, covenants 

and restrki.ions (CC&Rs). All the comparablcs represent fee simple estate transactions. Therefore, 

adjustments for property rights arc not necessary. 

Financing Tern,s 

In analy,.-.ing the eomparables, it is necessary to adjust for financing lenns that differ from market 

tenns. Typically, if the buyer retained third party financing (other than the seller) for the purpose of 
purchasing the property, a cash price is presumed and no adjustment is required. However, in 

instances where the seller provides financing as a debt instrument, a premium may have been paid 
by the buyer for below markcl financing tcnns or a discount may have been demanded by the buyer 
if the financing terms were above market. The premium or discounted price must then be adjusted to 

a cash equivalent basis. The comparable sales were cash to the seller transactions and, therefore, do 

not require adjustments. 

Conditions of Sale 

Adverse conditions of sale can account for a significant discrepancy from the sales price actually 
paid compared to that of the market. This discrepancy in price is generally attributed to the 

motivations of the buyer and the seller. Certain conditions of sale arc considered to be non-market 

and may include the following: 

• a seller acting under duress, 
a lack of exposure to the open market, 

• an intcr~family or intcr~busincss transaction for the sake of family or business interest, 
• an unusual tax consideration, 
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• a premium paid for site asscrnblagc, 
• a sale at legal auction, or 

an eminent domain proceeding. 

All of the comparable transactions were arnis-1cngth market transactions and do not require a 

condition of sale adjustment. 

Market Conditions (Time) 

Market conditions generally change over time, but the date of this appraisal is for a specific point in 
time. Therefore, in an unstable economy, one that is undergoing changes in the value of the dollar, 

interest rates and economic growth or decline, extra attention needs to be paid to assess changing 
market conditions. Significant monthly changes in price levels can occur in several areas of a 
municipality, while prices in other areas remain relatively stable. Although the adjustment for 
n1arkct conditions is often referred to as a time adjustment, time is not the cause of the adjustment. 

In evaluating market conditions, changes between the sale dates and the effective date of this 
appraisal may warrant adjustment; however, if market conditions have not changed, then no time 
adjustment is required. Market conditions in the subject's market area have steadily improved over 

the past several years. The following table details the average new home pricing within several 
submarkets of Placer County over the past nine quarters, as reported by The Gregory Group. 

City/Communlly 
{A>ffq<l'<kd >H ,.......llllli_ Quorl.r YurAp 

011r1cc&tlnl ltl9Tr 2nd Otr JJ1l01r :ilb rnc ]t1(h[ +m1rnr !nlfUc :+tbO<r ht91r %Cb1PK' % Che 

illos""UI• $48\1,290 S540.614 $547.'W) S~l~,6..U $5~7,17'1 $58~,0!\9 S5~J,nl SS~Q.J9j $'ib9.J!5 .J.6% .J.0% 

"" "' 4!& "" m m 274 " m 243.2% ·71 3% 

IK<><~Un S472.7J8 S498.(IS9 $51!.200 $11S.729 S6l1,l44 Sl:49,70! S'il9,079 S'Vil,23! .~5ij2,JM 5.6% 4.9o/, 

''" '" .. '" " " so " " 191 ]% ·'i6% 

l.lacola $42&.lll >•Clll.91J S'.IIB.692 S.147.372 s,M.ntt s,Jo.060 ssJ4,121 1s11,sn $50K640 .].1% ·9.2% 
42J 524 "" n5 m ,w "' '" '" 14L8% 18.9% 

Pl•«rCoMn<y $464551 $)'\l'l,121 5528,1 '\4 $147.Wl $57tt.611 $565.WS S5'.l5.'.HU S'i14.%7 S>43.442 .J.1% ·5.8% 
l.O'l2 !,015 m "' '" 92~ - SM "' \675% ,14,2% 

In evaluating market conditions, changes between the sale dates and the effective date of this 
appraisal may warrant adjustment; however, if market conditions have not changed, then no time 

adjustment is required. Sales of new and existing homes in the region have improved significantly 

over the past few years, but prices appear to be moderating in the current mark cl environment. Based 
on our review ofhistorieal pricing for several comparable projects in the subject's market area, as 

reported by The Gregory Group, Comparable #6 is adjusted upward to account for the improvement 
in market conditions since the sale date. 

------Seevers• Jordan• Ziegenmeyer ------ 125 



Physical Chara,1eristics 

The physical characteristics of a prepcrty can impact the selling price. Those that may impact value 

include the following: 

~ 

The subject property is located within the city of Roseville and is considered to have a good overall 

location. Comparable #4 is located within the city of Lincoln and is deemed to have an inferior 

overdll location with respect to surrounding land uses, desirability, property values, etc. As such, an 

upward adjustment is warranted to this comparable for location. The balance of the comparables 

generally has the same overall desirability to the most probable buyer or user. No additional 

adjustments are deemed necessary in this category. 

Community Appeal 

All of the comparables have similar community appeal as the subje<.:t property. No adjustments are 

required. 

Number of Lots 

Generally, there is an inverse relationship between the nun1bcr of lots and price per lot such that 
projects (or phases) with a greater number of lots sell for a lower price per Jot compared to projects 

(or phases) with a fewer number of lots due to the discounting associated with larger ttansactions. 

None of the eotnparablcs has a lot count that differs enough from the subject's individual villages to 
warrant an adjustment. 

Lot Sizes 

In the following analysis, Lhe sales require upward adjustments fbr inferior (smaller) lot sizes and 

downward adjustn\ents for superior (larger) lot sizes compared to the subject's 5,250 square foot lot 

size category. The degree of adjustment is dependent on the size disparity between the comparables 

and the subject's 5,250 square foot lot size. A higher per unit adjustment factor is considered 

reasonable for Comparable #3 relative to the balance of the sales, since this development has 
significantly smaller lots compared to the subject property. 

Site Utility 

Differences in contour, drainage or soil conditions can affect the utility and, therefore, the market 

value of the lots. Each of the comparable properties possesses similar site utility as the subject 
property; no adjustments are necessary. 
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Lot Premiums and Discounts 

This analysis is concerned with the hypothetical market value of the subject property in bulk. As 

such. premiums that would be achieved on an individual retail basis have been considered based 

upon their influence of the value of the property in bulk. Comparables # I and #3 offer superior 

premiums due to positioning contiguous to open spave. As such, these comparables are adjusted 

downward for this amenity. No other adjustments are necessary for differences in lot prcmiwns. 

Zoning 

All of the sales have similar zoning compared to the subject property; no adjustments are required. 

Loaded Lot Indicator - Sales Comparison A ppr ouch 

In comparison to the subject's 5.250 square foot lot category, which forms the basis of our analysis, 

the data set required adjustments for discrepancy in typical lot size, both larger and smaller than 

5,250 square feet. Significant interest in developable residential land throughout the Sacramento 

region has occurred during the past year; consequently, an upward adjustment to account for the 

improvement in market conditions was applied to one of the comparable sales. As discussed, 

additional adjustments were applied for differing physical characteristics between the comparablcs 

and the subject property. Utilizing the indications of the data set. and considering the similarities and 

dissimilarities between the compardblcs and the subject, an indicator of $250,000 per loaded lot for the 

standard 5,250 square foot lots offered by the subject property is concluded via the sales comparison 

approach. The estimate ofhypothetical 1narkct value is inclusive ofpern1its and fees and bonds (present 

value). 

Residual Analysis (Extraction Technique) 

As a supporting indication of hypothetical loaded lot value, we will utilize the extraction technique. 

The extraction technique considers the likely selling prices of homes to be offered at the subject 

developments and then reduces that value by the direct costs, indirect costs and developer's profit for 

the construction of a home. The result of this analysis represents an estimate of the residual lot value 
for an improved lot. 

Based on the profile of the area residential market, and considering the approved lot sizes, the 

subject property could he developed with a range of new homes that would target the middle to 

upper-income buyer segments of the new home market. 
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Typical Home Price 

Using the subject's standard lot size (5,250 square feet), the typical home price is estimated based on 
comparable subdivisions in the subject's market area. We have conducted a survey of residential 

subdivisions considered similar to the potential development within Westpark. The following table 

details the specifics of the market data collected, All of the developments arc located within 
Roseville and Rocklin, and the data is taken from The Gregory Group }lousing Report ( I '1 Quarter 

2006). 
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Based on the type of product currently being offered in the Roseville and Rocklin submarkets, and 
given the specifics of the subject property, we have estimated a hypothetical average floor plan of 
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2,200 square feet. The average base price is estimated based on an examination of the base prices in 

relation to living area for comparable homes. Considering these factors, an average base price of 
$525,000 is concluded. This typical floor plan will serve as the basis for the extraction technique. 

Present Value of Bonds 

The subject is encumbered by the Westpark Community Facilities District (CFD) No. I bond, which 
has a maximum annual special tax of $1,300 per unit for the single-family residential component. 
The hypothetical floor plan is adjusted to account for the impact of bond indebtedness on value. We 

have established a present value amount for the bond encumbrance based 011 the annual assessment 
payment, an interest rate of 6.0% and the 30-ycar maturity period. The adjustment equates to 

$17,900, rounded. 

Construction Costs 

Construction cost,; typically include both direct and indirect construction costs. Direct construction 
costs include all expenditures for the labor and materials needed in the actual construction of the 

units. Indirect construction items typically include site supervision, field office, main«.-"tlancc and 
security, plan check foes, architecture and engineering. Comparable projects were surveyed in an 
effort to estimate direct construction costs. The following table details cost estimates reported from 

other projects within Roseville and Rocklin. 

Projed Effecti~e Fl<rnr Piao. Dino! Costs 
Location Datl' 'SF' ~er SF 

Rocklla 1006 2.952 $7$.00 
3,090 $'3.00 
],3]9 $72.00 
3,910 $70.00 

Roseville 2006 1,474 $7291 
1,842 $61.96 
2,003 $66 94 
2,284 S6LSI 
2,595 $61.00 
2,606 $57.91 
3,071 $56.l I 

Rod,Ha 2006 3.325 $86.68 
,.219 S',5.08 
),490 $98.20 
4,000 SS6.28 
1,606 Sll2 40 

Rosevme 2005 I ,142 S82.67 
(Cluster Housmg) 1.233 $75.4S 

l,376 570,75 
1,6'l9 S66.0\ 

ROJevlllt 2005 2,462 $68.52 • S12.47 
2,780 $73.73 · P6.13 
.'l,059 S6l.88 · S64,68 
3,576 $60.26 S63.H 
4,651 $60.58 · $63.14 
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Analyzing the cost comparables presented, average direct costs in the amounl of $75 per square foot 

arc estimated for the subject property. As further support, we analyzed data contained in the 
Residential Cost Handbook, published by the Marshall and Swift Corporation. Based on that 
comparison, the direct cost estimate appears reasonable. 

The following list itemizes some of the typical components that generally comprise indirect costs: 

• Architectural and engineering fees for plans, plan checks, surveys and environmental studies 

• Appraisal, consulting, accounting and legal fees 

• The cost of carrying the investment in land and contract payments during construction. If the 

property is financed. the points, fees or service charges and interest on construction loans arc 
considered 

• All-risk insurance 

• The cost of carrying the investment in the property after construction is complete, but before 
sell-out is achieved 

• Developer fee earned by the project coordinator 

Conversahons with homebuilders indicate the indirect costs generally range anywhere from 5% to 

15%1 of the direct cost<;. Based on the experience of other residential projects in the region, a factor 
of 12'% of direct costs will be utilized to account for the indirect items. 

General and Administrative 

General and administrative expenses consist of management fees, liability and fire insurance, 
inspection fees, appraisal fees, legal and accounting fees, and copying or publication costs. This 

expense category typically ranges from 2.5% to 4.00/\1 of revenue, depending on the specifics of the 
development. Based on industry surveys, we have used 3.00/o for general and administrative 
expenses. 

Marketing and Sales 

These expenses typically cons isl of advertising and promotion, closing costs, sales operations, and 
sales commissions. The expenses are expressed as a percentage of the gross sales revenue. The range 

of marketing and sales expenses typically found in projects within the subject's market area is 5.0°/o 

to 6.5%. Considering the specifics of the subject property, a figure of 5.0%,, or 3.00/o for marketing 
and 2.0o/o for sales, is used in the marketing and sales expense category. 
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Developer's Overhead and Profit 

Profit is based on the perceived risk associated with the development. Under the existing market 

conditions, low profit expectations arc the result ofthe market's focus on more affordable projects 
with faster sales rates. Higher profit expectations are common in projects with more risk, such as 
developments where sales rates arc slower, project size produces an extended holding period or the 
product type is considered weak or untested. 

Elements affecting profit include location, supply/demand, anticipated risk, construction time frame 
and project type. Another clement considered in profit expectations is for the development stage of a 
project. First phases typically generate a lower profit margin due to cautious or conservative pricing, 

as new subdivisions in competitive areas must become established to genenite a fair market share. 
Additionally, up front development costs on first phases can produce lower profit margins. 

Developer surveys conducted during the current real estate cycle elicited the following responses: 

John Johnson of Pulte Homes indicated they used a 7% static profit for starter homes in 
affordable markets but quickly moved into higher ranges for areas with entitlement risk. 

Michael Courtney of Standard Pacific indicated 8% static profits were tolerable for starter homes 
and a I 00/o figure would be required for high-end hrnncs, even for fast moving markets and 
product types. 

Beck Properties indicated a total profit margin of 10.4% to 11.7% calculated as gross sales less 
project costs for several products in the community of Brentwood. 

A source at Lennar, who requested anonymity, indicated standard subdivision static profits are in 
the W'/o range for strong selling products in accepted, non-pioneering locations. IRR's are 
commonly as low as the low 20% range in the absence of price trending. 

Based on cmrcnt market conditions in the subject's market area and the responses provided in the 
developer survey, a profit margin of 10% of the indicated sale price is considered reasonable for the 
hypothetical 2,200 square foot plan. 

Conclusion - Residua] Analysis 

The residual analysis, based upon the cited factors, is presented on the following page. As discussed 

under the l!ighest and Best Use, the subject developments are considered most profitable as new 

home production subdivisions targeted towards middle to upper-income homebuyers. The extraction 
technique is similar to an analysis perfonncd by a merchant builder and does not require an 
absorption analysis or any further discounting. 
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Living Area (SF) 2,20 

Sale Price $S2S,01 

SnccialTu: $17,!lll 

Total Consideration $542,90 

Lest: 

Direct costs of construction ($75 per sl) {',((;5JJ(\{)' 

Indirect costs at 12% of direct costs bl),Stlll 

General and administrative (3% of sales price) nl~,''S(• 

Sales and marketing (5% of sales price) t\~,,_i_;u, 

Developer's profit .(.SS2.5llif 

Loaded Lot Value S263,6CH 

Rounded 1:264 O™ 

Reconciliation of Loaded Lot Value 

The value estimates derived for the typical village (5,250 square foot lots) within the subject 

property arc presented below: 

Sales Comparison Approach 

Extraction Technique 

$250,000 

S2(i4,000 

Generally, the sales comparison approach is deemed the best overall method in the valuation of 

vacant land. The extraction technique was employed as the supporting indication of value. Under 

this premise, the land value of the subject property is derived as a remainder amount based on the 

most likely end product. As illustrated above, the value indicator derived via the ex.traction technique 

is reasonably similar to the value concluded via the sales con1parison approach. Considering the 

infonnation cited above, we have concluded a hypothetical loaded lot value of $250,000 per lot for 

the subject's 5,250 square foot lots, consistent with the indication given by the sales comparison 

approach. 

Loaded Lot Indicators 

Standard Villages 

Using the 5,250 square foot base lot size, which represents the largest single group of lots in tcnns of 

lot count, we have made qualitative adjustlnents to the remaining category of lots to derive final 

estimates of value for each lot grouping represented within the subject property. In addition to lot 

size discrepancy, project location and configuration are also considered in the valuation of the 

residential components. The following table details the hypothetical loaded lot value conclusions for 

each lot size category. 
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Typical Lot Size 
(SF} 

3,375 

3,850 

4,500 

4,725 

5,250 

5.475 

5,775 

6,000-6,050 

6,300 

6,800-7,000 

7 875 

Affordable Housing Villages 

i2i,.uri11til1n 

Stuodard 

Standard 

Stuodard 

Standard 

Standard 

Standard 

Standard 

Standard 

Standard 

Standard 

Standard 

Loaded Lot Value 

$228,000 

$233,000 

$244,000 

$246,000 

$250,000 

$252,000 

$254,000 

$256,000 

$258,000 

5263,000 

5271 000 

As noted, ViJ\age W-29 has 85 lots designated as affordable housing. According to the City of 

Roseville's Housing and Redevelopment Department, the city's affordable housing requirement 

stipulates that the units are to be affordable to buyers earning 81%, to 100% of median income within 

the four~county Sacramento Region: Sacramento County, Placer County, El Dorado County and 

Yolo County. The maximum value of an affordable unit is calculated based upon 30% of the gross 

median income, as specified, to be available for all costs related to housing, including any/all bond 

encumbrances, principle and interest payments on the home loan, taxes and insurance. The interest 

rate reflects current 30-year fixed interest rates. Based upon the cited factors, the City of Roseville 

Economic and Community Services Department estimates the average base prices will range from 

$170,000 to $280,000. For purposes of our analysis, we will utilize a base price of$220,000 (2,000 

sf plan) for the affordable housing units. Once again, the present value of the special assessment 

obligation is included to reflect the total consideration base price. An additional ex.traction technique 

is employed to estimate the nmrket value of the affordable housing lots. 

Living Area (SF) , ... 
Sale Price $220,001 

S=clal Tax S6,9"' 

Total Consideration $226,9" 

Less: 

Direct costs of construction ($75 per st) [',] :',(;,il{)(} 

Indirect costs al 12% of direct costs l'.'>!6,()\lB 

General and administrative (J% of sales price) ('.t\.t>)O 

Sales and marketing (5% of sales price) (\llJlf~J 

Developer's profit ~~(li''j' 

L-Oadcd Lot Value Sl9J" 

Rounded .,. 
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To establish a loaded lot indicator for Village W-29, we will calculate a weighted average of our 

hypothetical market value conclusions for the standard and affordable housing lots. The weighted 

average loaded lot indicator is estimated below: 

~ 
Standard Lots 
AIT.:miablc Housing Lou 

Age-Restricted Villages 

Loaded Lot 
Typical Ult No. of V1.l11~ 

'-' ·~ ''-"' Ultf Coadu~n 

3,850 
3.850 

18 
85 

$233,000 
$20,000 

. 
17.5% 
82.5% 

w.., .... 
i....,,1,o, 

.Y!!:!!!. 

S41).?l8 
Sl6.505 

C011dush.111 
IR01111dedi 

$57,000 

While villages W-1 and W-2 represent age-restricted properties, discounting is not considered 

appropriate due to the ample demand for residential lots., regardless of the age-restricted nature of 

these properties. This is substantiated by the fact that the mast.er developer received several offers 

from various merchant builders looking to acquire and develop the age-restricted lots. Additionally, 

in the subject's 1r.urkct area, there appears to be no distinction in home pricing between residences 

within age-restricted communities and residences within standard (non-restricted) developments. 

Finally, the subject property is proximate to the Sun City Roseville (Del Webb) age-restricted 

community, which has experienced steady demand in tem1s of both sales and re-sales. 

Conclusion of Revenue - Single-Family Residential Component 

Loaded lot values were previously estimated for each of the separate lot size configurations and/or 

villages. In order to estimate the total revenue for the subject's single-family residential component, 

deductions arc required for sit.c development costs and pennits and fees. The site development costs 

are based on the developer's budget and appear reasonable relative to comparable projects located 

throughout the Greater Sacramento region. The lot<, within Wcstpark are at various stages of 

development (unimproved and partially improved). The estimate of revenue takes into accotmt any 

site development costs that have been incurred to date. Similar to the profit factor utilized in deriving 

the finished lot indicator for the comparable sales (unimproved lot comparables), a profit factor is 

incorporated to the site development costs. We will deduct estimated site development costs from 

the loaded lot indicators for each of the individual villages. 

Revenues arc generated by the sale of each of the villages and will be integrated into the discounted 

cash flow analysis (subdivision development method) in order to reflect the bulk, or wholesale, 

hypothetical market value of the subj<..'Ct property. The revenue for the single-family residential 

component is estimated in the following t.able and is arranged by village. 
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No.of Typk,dL<>t Concluded Pet-mtt, Sit<ll••· U-prw<d 
~ .. Vl!!!J• !,2!:r: &.•im !<!!•!hii!~t!V~t !lll~Et!:! !;om la!Volue f;,t<n,io~ ,~, 

PbOS<l W-l(A.,:o-ll....,;Gled) - 0,250 $250.000 .,:.,_,ocJ',1 •\; \!%.849 $J9.S!1.IS9 S'!Ul!l,000 

Pbas<l W-2 (N:o·R-ed) ,oo 5,2SV $250.000 ,n- SJ?0.891 $17,2613&1 S57,21i1J;lkl 

rh ... 1 w,, '"" s,iso si,o,ooo "·'''<· ~1" Sllr/"~94 S37,!4J.M& \'11,l+tl,000 

rh ... 1 w, '" ,,m ~2!8,(l(J() ''"-''!i'i' ,$1\5!' 1-Hl'l,441 $29_'H1,S~9 U9-11~,00Q 

l'ha .. J w., .. ,.- $:U,3,00l'.I -,c,,, S!%_1ss S!7,299,742 $11.lOOJl88 
l'h, .. 1 wa n 1,g15 $271,000 .~,; 1 , •• ,,;;,","Al; $208.4$7 $!~.()Sl.!80 H•.ilSOJl88 
Ph•,.J w., '" .. ~ S2SS.OOO ;,;~-- ""' ,',.'i',el $194,916 $11.6'7.8'1 SllMt,9" 

Ph= 11 W-& '"" 6,900 $16',000 ''(,,'•{;•, U9l,734 $..12541386 $32.55'1.Dill 

Ph ... n W-10 241 ,,oo $263,000 ,S4!.J,,,; WM.425 $47.@4.073 MJAJCl.oot 

Ph-n W-1! "" ··= ·=~ ,10,,,- S!SS,829 $24,!57.715 SU,1641,00U 

Ph-!] W-12 " 6,050 )W,.000 '"-'"'"'' ,_;;o,;,q Sl94,M3 Sl5"17~J!l0 $\UIICl,OOU 

Ph-ll W·ll(po"'"") % l,1150 U33,000 ·.·<.'.1:n,,, ·~;111 ., Sl67.ISO ~15JJ46,!90 $1'1.l$JIOU 

rn ... n w.n(J>(lrtu"'l '"' l,s,o S2i3,000 ,,>.:<11 $168.!£7 $17.ISS.124 $1?,160,l)OG 

l'hosell W-24iJ)<>rtl<"') " 1,11,0 S2H.00l ''''-'"'' •'>!".""") S!72 . .M S!2,7fuSS! $1?,758,000 

l'llaselll w.n " 1,71~ $2'14,000 ;>I"' S!'I0.901 $!4.126.66S $14.130..000 

Ph.,,.o rn W-14 '" ,;oo !1158.000 <;4>.t,, '~'"·""'' !1%.359 SJJ,024,793 s.ll,1)?0,000 

l'llase[[] W·15(pon,oo) " 5,715 SlS4.000 ,;,,,.,;;,, :1)_',0'.)dl $!78.00U S9hll,OOO !lll,l,IG.,OOCI 

l'hlli<Ul W-16 " 4,725 Sl#,000 ,,,.,_sn, $!1,!1.1)2$ S!(,,%,,,11,'/ SHi,47(1..00CI 

Pha.¢11! W·29 IOJ J,35() $57,000 .$)~ ,,~-' .,;;,,·." ~ .. 
-,v w", 19'.\ ,.~ sz,uxio "'·' _s.,9, $202,431 SJ9.069.191 SJ9,01'0.oot 
,-,v W-17 "' S.475 $Z52.000 -Y>,/'-"') >ei.'"'ll ~lm>,OSS S49.3•U,J45 ---,v w.15 2.16 s,ns $254.000 !','"""'' ~181,<0'I !42,812,"°6 S4l,11(1,000 

Pl>=!\' \11.!;> \-'?~ ~11~.i'lC~ tl11,i'.l4s~ ~rn)~~.'5:'.t. ~::;.=~ 
-,v W-28 ~ 4,500 S:!44,000 ;:,:,)',-'. $1!1,320 $0.4S6"1.1S ......... ,_, ,, .. $6$0,140.(IOO 

As noted, Village W-29 will consist of I 03 singe-family residential lots, with the majority of the 

property (85 lots) designated for affordable hoili,ing. The costs associated with constructing homes 

on Village W-29 are estimated to be greater than the return generated by the sale of the affordable 

housing units, which ultimately yields a negative land value. However, in general, market 

participants agree that an owner would not pay a developer to take a site. Thus, it is concluded that 

Village W-29 has no value. This site is deemed a cost to development. 
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Sales Comparison Approach - Multifamily Residential Component 

In this section, we wi11 estimate the hypothetical market value of the subject's multifamily revenue 

component The sales comparison approach will be employed to estimate value for the properties (or 

portions thereof) that do not have an affordable housing requirement. These sites are detailed below: 

Phase Designation Proposed Land Use Atreage 
No.or 
Units 

Phase ll W-21 (ponion) VC·HDR 5.9 48 

Phase Il W-22 (ponion) VC-HDR 4.4 36 

Phase n W-24 (portion) VC-HDR 45 4l 

Phase II W-25 (portion) VC-HDR 3.7 63 

Phase II W-26 VC-HOR )0.0 165 

Note: llDft - High Density Residential, VC · Village Center 

Due to the fact the balance of the multifamily units will be encumbered by an affordable housing 

requirement, the comparable sales utifrr.cd in our analysis are not deemed reliable indicators of 

value. Thus, in order to develop opinions of hypothetical market value for affordable housing 

portions of parcels W~ 15 and W~25, we will rely on lhe extraction technique, which will be 

presented tOllowing the valuation of the properties without deed restrictions. 

Under the sales comparison approach, consideration is given to factors such as property rights 

conveyed, financing, conditions of sale and market appreciation or depreciation since the date of 

sale. Differences in physical characteristics, such as location, parcel area, shape, topography, onsite 

and offsitc improvements, utilities and zoning, are also considered in the analysis. The basis of 

comparison is price per dcvelopable unit. 

The market data investigation considers land sales within several submarkcts throughout the 

Sacramento region. In the analysis that follows, we will present and analyze five comparable sales. 

We will begin by presenting a summary tabulation on the following page, along with a location map. 

Detailed sales sheets are presented after the summary table, followed by a discussion that leads to 

our conclusions of hypothetical market value. As detailed in the Highest and Best Use for the 

multifamily residential component, the maximally productive use of this component is for 

developn1cnt of for-sale projects, such as a condominium or townhouse subdivisions, rather than for

rent apartment projects. Therefore, the land sales utilized in this analysis consist of multifamily 

properties with entitlements for attached residential development 
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MULTIFAMILY LA:-.D SALES 
so1.rn .. 

"'' ... .±...fY..lmulL_ Wd Ar'* No. n1 Doiulty 

! ~EC offnll!\111.in Dr. ""d Ligh!lwu .. Dr. 
WestS..mm<:nlO 

APN>: 014· 760.0Sl, 014-760-221. 014-620-071 

SIT of J"""""" Dl•d. aoJ lh.rl:wa W~ 
Roseville 

APS,- O!J.2$tl-066; 011-261,-084 "'1d -08~ 

3 East of Fair Ooh B!sd. North of Cirecnbad [,an,: 

C-,ttuslfoBhc, 

111'N: 261-0VlO·OO"l 

4 SEC of Fa,r OW Boul.-·ard and foeenback Lmt 
fa,rOAAs 

IIPN· 261-0020·006 

5 East of Rocetruck Ro.d, Tiorth of 
Gramtc Dnve 

Rocl:lin 

ArN: 04~-101-066 

""'" c-u-~ 

'i> 
' 

r·~-,. ; 
' . I•-·'""'\ 

...,,;.!~ii l 
"'f'·-Q r~ 
f·-·- - ---f-

·"';,r~·' 
,..,..._ ... 

--···-. ' 
n""·-

' .. i 

." .. "" 

JuHl5 

' !3.4~1.724 

..... ~ ' 
5,700,000 

[)c:c.(14 ' l7,l00,00() 

'------' 
' 11,100,000 

Jul-04 ' 2,600,000 

L______c 

l,600.000 

Li;t;n_g 

6,00(),000 

il#:~--
:<::-.-

-----~""'':':: .. 

;a : •lll•li'*"• 

01. .. .,~.,, .. .,,,h .. » .u,w,.,, •• ~,,,..,,...,,~,,..o.- t 
.,,,~L"•: 

IJw!,_ 

9,34 132 14.29 

"' '"' 21.49 

20.12 ·~ 9.79 

,.oo " )6.2! 

1,30 '" l0.96 

------Seevers• Jordan• Ziegenmeyer ------

lllNilldfd .. 
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MULTIFAMILY LAND SALE 1 
Property Identification: 

Multifamily Land 

NEC of Fountain Drive and 
Lighthouse Drive 
West Sacramento 
Yolo County 

Map Grid: 296-J I 
APN; 014-760-051, 014-760-221, 
014-620-071 

Sale Data: 
Grant or 
Grant co 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
,;:.,.!,, fin,.,.,. 

Present Value of Bonds 

Land Data: 
Land Arca (SY) 
Land Arca (Acres) 
Zoning Code 
Shape 
Street Frontage 
Topography 
Off-Site improvements 
On-Site I1nprovcments 
No. of Planned Units 
Density 

Indicators: 
Sale Price per Dcvelopable Unit 
PV Bonds per Dcvelopable Unit 

Remarks: 

I ==,~-.... :.PZ~~·:::::~-.. ~ -= 

lr-,·~fcu:..:r_~"~'-
. :.-i~'('l,"'i!; 
t~ ~~J ···-~if, 'lr ·)" , " I ,"", 

ll -i{ .L 1;'.J ,._.Jlf:,~.-- I; 

·-""".' ,?--,,, - _,,. -· "" ::i:- ,0/ . . .!<'.':.,. i<J,1 I.<, ·~-

·~~"1~~~::,' ,~ .. _ .. ~ ·-~~:=~~L 

Undisclosed 
West Riverview, LLC 
July 2005 
N/Av 
Fee Simple 
Market 
Cash Equivalent 
$13,451,724 
$0 

402,494 
9.24 
R-1 
Irregular 
Along Fountain Drive and Lighthouse Drive 
Generally Level 
All to Site 
None 
132 
14.29 

$101,907 
$0 

This comparable is an infill property in West Sacramento. The purchase price is $13,451, 724, and 
the property is planned for 132 condominium units. This results in a sale price of$l01,907 per 
unit. The property docs not have a special assessment obligation relating to Mello-Roos or 
Assessment District bonds. 
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Property Identification: 
MULTIFAMILY LAND SALE 2 

I , . , 3!.! IJ ~ \5,'. Jl?§(~~Lf! .. ·~-r~, ....... 
.. -~",1 Multifamily Land 

Southeast comer of Junction 
Boulevard and Barbara Way 
Roseville 
Placer County 

Map Grid: 219-07 
APN; 011-250-066; 011-260-084 
and -085 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Tcnns 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Area (SF) 
Land Arca (Acres) 
Zoning Code 
Shape 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 
No. of Planned Units 
Density 

Indicators: 
Sale Price per Dcvelopable Unit 
PV Bonds per Developable Unit 

Remarks: 

. . I I • 
i
,, -0 .;_2':"'.;:;-.. , 
,I··~ 

,.. @ 

City Developers Corporation 
Cresleigh Homes Corporation 
312005 
151434 
Fee Simple 
fy1arkct 
Cash Equivalent 
$5.700,000 
$0 

208,756 
4.79 
R3 
Irregular 
Along Junction Boulevard 
Generally Level 
All to Site 
None 
103 
21.49 

$55,340 
$0 

The purchase price is $5,700,000, which equates to $55,340 per unit based on the approved 
tentative m.ap for development of 103 units. The contract states that if the subject's allowable 
nwnbcr of units changes, the purchase price wi11 be adjusted based on a price of $55,340 per unit. 
Escrow closed in May 2005. 
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MULTIFAMILY LANDSALE3 
Property ldentiOcation: 

Multifamily Land 

East of Fair Oaks Boulevard, north 
of Greenback Lane 
Citrus Heights 
Sacramento County 

Map Grid: 260-84 
APN: 261-0010-002 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Arca (SF) 
Land Area(Acres) 
Zoning Code 
Shape 
Street Frontage 
Topo1,'Tllphy 
Off-Site Improvements 
On-Site Improvements 
No. of Planned Units 
Density 

Indicators: 
Sale Price per Dcvclopablc Unit 
PV Bond<; per Devclopable Unit 

Remarks: 

,'"'i 
"¥-rn- ·•• ·- • .,....._--

I_ 'ii' "!'! 
i.~~-~-

'·' ,, \;)• ! -' :,.;~~ ::~f .. 
"1 '-~- 'r·t·,.·1 ) r-®~ 1-;1'"15_ 

-:: '., !~_, J~·- % 'i') 

-: ·_ 'Sc:.- '@~l, • ~ ''J;C,c,, 
~' lt. :!. •M •N:iil --~ J:l:1,1,/•J' 

l ---·" 

Undisclosed 
Y car Louie Pappas IO 
1212004 
504151816 
Fee Simple 
Market 
Cash Equivalent 
$17,100,000 
$0 

876,427 
20.12 
RD-10 
Irregular 
Along Greenback Lane 
Generally Level 
All to Site 
None 
197 
9.79 

$86,802 
$0 

Formerly the site of a drive-in theater, the buyer purchased this property Ill Dccen1ber 2004 with 
the intention of constructing a 197-unit condominiwn project. 
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MULTIFAMILY LAND SALE 4 
Property Identification: 

Multifamily Land 

Southeast quadrant of Fair Oaks 
Boulevard and Greenback Lane 
Fair Oaks 
Sacramento County 

1-1ap Grid: 277-AS 
APN: 261-0020-006 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Arca (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 
No. of Planned Units 
Density 

Indicators: 
Sale Price per Developablc Unit 
PV Bonds per Devclopable Unit 

Remarks: 

1•'\ 
'--'.!!' 

Six.ells LLC 
D.R. Horton Inc, 
712004 
N/Av 
Fee Simple 
Market 
Cash Equivalent 
$2,600,000 
$0 

126,324 
2.90 
LC 
Incgular 
Along Fair Oaks Boulevard 
Generally Level 
All to Site 
None 
47 
16.21 

S55,3 I 9 
$0 

el 

,. 

" 
"' 

The buyer purchased this property with the intent of constructing a 47-unit condominium project 
to be known as Crest at Creekside. The purchase price of $2,600,000 equates to $55,319 per 
dcvclopablc unit. 
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Property Identification: 
Multifamily Land 

East of Racetrnck Road, north of 
Granite Drive, 
Rocklin 
Placer County 

Map Grid: 220-F3 
APN: 045-101-066 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sak Price 
Present Value of Bonds 

Land Data: 
Land Arca (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
StreL't Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 
No, of Planned Units 
Density 

Indicators: 
Sale Price per Dcvelopable Unit 
PV Bond-. per Developable Unit 

Remarks: 

.I 

,i; 

Granite Rock LLC 
N/Ap 
N/Ap (Current listing) 
N/Ap 
Fee Simple 
Market 
Cash Equivalent 
O'L l\l\t\ '""' .;n.1,vvv,vvv 

$0 

317,988 
7.30 
MDR 
Irregular 
Along Racetrack Road 
Generally Level 
All to Site 
None 
80 
10.96 

$75,000 
$0 

This current listing represents 7.30 acres of land offered for sale at $6,000,000, or $75,000 per 
potential unit. The price is contingent on tentative map approval, which is in process. This 
property is not encumbered by special laxes. 
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Adjustment Discussion 

In order to value the multifamily component of the subject property, the comparable transactions arc 

adjusted based on the profile of the subject with regard to categories that affect market value. If a 

comparable has an attribute that is considered superior to that of the subject, it is adjusted downward 

to negate the effect the item has on the price of the comparable. The opposite is true of categories 

that arc considered inferior to the subject 

In order to isolate and quantify the adjustments on the comparable sales data, percentage or dollar 

adjustments are considered appropriate. At a minimum, the appraiser considers the need to make 

adjustments for the following items: 

• Properly rights conveyed 
Financing terms 

• Conditions of sale (motivation) 
• Market conditions (time) 

Physical features 

A paired sales analysis is perfonned in a meaningful way when the quantity and quality of data are 
available. However, as a result of the limited data present in the market, many nfthe a(ljrn;tmcn.t5 

require the appraiser's experience and knowledge of the market and information obtained from those 

knowledgeable and active in the marketplace. A detailed analysis involving each of the 

aforementioned factors is presented as follows: 

Property Rights Conveyed 

In transactions of real property, the rights being conveyed vary widely and have a significant impact 

on the sales price. As previously noted, the opinion of value in this report is bas<..-d on a fee simple 

estate, subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power and cschcat, as well as non-detrimental easements, community facility 

districts, and conditions, covenants and restrictions (CC&Rs). All of the comparables represent fee 

simple estate transactions. Therefore, adjustments for this factor are not necessary. 

Financing Terms 

In analyzing the comparablcs, it is necessary to adjust for financing tenns that differ from market 

tcnns. Typically, if the buyer retained third party financing (other than the seller) for the purpose of 

purchasing the property, a cash price is presumed and no adjustment is required. However, in 

instances whereby the seller provides financing as a debt instrument, a premium may have been paid 

by the buyer for below market financing terms or a discount may have been demanded by the buyer 

if the financing terms were above market. The premium or discounted price must then be adjusted to 

a cash equivalent basis. Each of the comparable sales represents a cash to the seller transaction and, 

as such, no adjustments are required. 
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Conditions of Sale 

Adverse conditions of sale can account for a significant discrepancy from the sales price actually 

paid compared lo that of the market. This discrepancy in price is generally attributed to the 

motivations of the buyer and the seller. 

Certain conditions of sale are considered to be non-market and may include the following: 

• a seller acting under duress, 
• a lack of exposure to the open market, 
• an inter-family or inter-business transaction for the sake of family or business interest, 
• an unusual tax: consideration, 
• a premium paid for site assemblage, 

a sale at legal auction, or 
an eminent domain proceeding. 

All of the comparable trnnsactions were anns-length market transactions and do not require a 

condition of sale adjustment. 

Markel Condition (Time) 

Market conditions generally change over time, hut the date of this appraisal is for a specific point in 

time. Therefore, in an unstable economy, one that is undergoing changes in the value of the dollar, 

interest rates and economic growth or decline, extra attention needs to be paid to assess changing 

market conditions. Significant monthly changes in price levels can occur in several areas of a 

municipality, while prices in other areas remain relatively stable. Although the adjustment for 

market conditions is often referred to as a time adjustment, time is not the cause of the adjustment. 

In evaluating market conditions, changes between the transaction dates for the comparable sales and 

the effective date of this appraisal may warrant adjustment; however, if market conditions have not 

changc<l, then no time adjustment is required. Due to the fact that Comparablcs #3 and #4 transferred 

in 2004, upward adjustments arc warranted to account for the improvement in market conditions 

since the sale dates. Conversely, Comparable #5 consists of a current listing and requires a 

downward adjustment to reflect typical negotiations between the buyer and the seller over the list 

price. 

Physical Characteristics 

The physical characteristics of a property can -impact the selling price. Those that may impact value 

arc discussed on the following pages. 
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Location 

Multifamily land sale com parables were analyzed from several submarkets of Sacramento. In 

general, all of the comparablcs are similar in location in that they arc equal distance from 

employment, parks, services, etc., and have similar economic characteristics. The comparablcs have 

the same overall desirability to the most probable buyer or user in the Sacramento market for 

1nultifamily use; therefore, no adjustments arc required for location. 

Parcel Area 

In general, due to economies of scale, the market exhibits an inverse relationship belween size and 

price per unit (acre/sf/unit), such that larger parcels tend to sell for a lower price per unit than 

smaller parcels, all else being equal. However, with multifamily land, developers arc typically 

willing to pay a higher price per acre for larger parcels in order to ensure synergy with their product, 

versus a small, in-fill project, which docs not enjoy project identity. As such, smaller projects 

generally incur greater costs per unit for marketing efforts. Therefore, in comparison to the subject 

parcels, smaller properties require upward adjustments, while larger properties require downward 

adjustments for the discrepancy in land area. 

Visibility/Accessibility 

The visibility and accessibility of a property can have a direct impact on value. For example, a 

property with limited access is considered to be an inferior position compared to a property with 

open accessibility. Conversely, if a property has good visibility, or is situated in proximity to major 

linkages, this is considered to be a superior site amenity in comparison to a property with limited 

visibility. Each ofthe comparable sales has similar visibility and accessibility cbaraetcristics as the 

subject. Thus, no adjustments arc required. 

Density 

In general, projects with lower densities offer superior appeal due to additional open space 

associated with them. \Vith the exception of Comparablcs #2 and #4, all of the comparables have a 

similar project density in con1parison to the subject property. Comparablcs #2 and #4 have higher 

densities, which warrants an upward adjustment. 

Util1tyffopography 

Differences in contour, drainage, or soil conditions can affect the utility and, therefore, the market 

value of the property. All of the eon1parablc properties offer terrain with similar utility. As such, no 

adjustments are necessary when comparing the sales with the subject. 
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Offsitc Improvements 

Under the hypothetical condition for which the subject property is being valued, all offsitc 

improvements are assumed to be in place. Similarly, each of the comparable sales possesses offsitc 
improvements and, therefore, no adjustments are necessary. 

Conclusion or Revenue - Multifamily Parcels Without Deed Restrictions 

Due to the gradually increasing median new home price in the Sacramento Region, housing in the 

area is increasingly more unaffordable to entry-level homebuyers, who are being forced to either 
purchase homes in outlying areas, such as Sutter and Yuba Counties, or search for an alternative 

housing product As result, demand for higher density housing in the area has increased significantly 
over the past several years. 

During our investigation, we identified several multifamily land sales located throughout the Greater 
Sacramento Region. In total, we have presented five comparables that were analyzed to estimate the 

hypothetical revenue for the villages (or portions thereot) that do not have a deed restriction for 
affordable housing. Based on the indication from the data set, and in consideration of the adjustments 
,Je,t,,;1,,,,1 ,...., *1,,e, .....,.,,;mW,...,,.,..,,._" '> J...,,.,...,..fl,M;,....,J ....,,.~t,..,,. '""'"" ~f'<t'Qf\ {\{\{\ ~,. .. ,t,.,..,.,,J~-nl,,l~ .. _;, ;~ 

!-'"''"....., ro ~, .. "JY""''"'"''-"'' ""''""""' , ... ,...., '" "'""•'""' !''" ........ ,,, l-" 

considered rea<;onablc for the multifamily portions (HDR) of Parcels W-21, W-21 and W-24, Parcels 

W-25 (portion) and W-26 have higher densities and, as such, a hypothetical market value of$70,000 

per dcvelopable unit is concluded for these sites. Applying these unit indicators yields the following 
conclusions of revenue. 

Phase Oe!ilgnatlon Acreage 

Phase II W-21 (portion) ,., 
Phase 11 W-22 (ponion) 44 
Phase TI W-24 (portion) ,., 
Phase 11 W-25 (ponion) 3.7 
Phase TI W-26 10.0 

Extraction Technique 

~o. ofUnits 

48 
36 

41 

63 

165 

Concluded Value I 
J]nit 

$80,000 

$80,000 

$80,000 

$70,000 

$70 000 

Revenue (Rd.) 

$3,840,000 

$2,880,000 

$3,280,000 
$4,410,000 

SII,550,000 

As noted, portions of Parcels W-15 and W-25 are encumbered by an affordable housing 

requirement; thus, the comparable sales utilized in our analysis are not deemed reliable indicators of 

value, as none of the sales have stipulations requiring inclusionary housing. In order to develop an 
opinion of hypothetical market value for these sites, we will rely on the extraction technique, which 
considers the most probable selling price of apartment complexes on the sites and then reduces that 

value by the direct costs, indirect costs and developer's profit associated with construction. The 
result of this analysis represents an estimate of residual land value for each parcel. 
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Using the maximum number of developable units approved for each site within the West Roseville 
Specific Plan, we will estimate the hypothetical market value of apartment complexes by employing 

the income capitalization approach to value. Considering the lack of recent sales relating to 
affordable housing apartments ( or sites) in the subject's market area, the sales comparison approach 

is not considered appropriate for this land use component 

Income Capitalization Approach 

For income-producing real estate, the future earning power of the property is widely regarded as the 
single most critical clement affecting its value. Based on the inclusionary housing requirement, 

Parcels W-15 and W-25 have a designated amount of units with restricted rents at below market 
rates. 

The direct capitalization method will be exclusively relied upon in the income capitalization 
approach. Direct capitalization converts an estimate of a single year's net operating income into an 

indication of value in one direct step. This step is accomplished either by dividing the income 
estimate by the relevant incon1e rate (an overall capitalization rate), or by multiplying the income 

estimate by a proper factor (such as a gross, effective gross or net income multiplier). In the 
subject's market area, buyers and sellers typically handle direct capitalization by using an overall 
rate as opposed to a multiplier. Therefore, this method of direct capitalization will be employed in 

the analysis. 

The components of the direct capitalization method are tabulated as follows: 

• Potential Gross Income 
• Vacancy and Collection Loss 

Operating Expenses 
Overall Capitalization Rate 

These four components are discussed on the following pages and will be combined at the end of this 

section to provide a hypothetical value estimate of the subject property as improved 

Patentia/ Grass lncame 

According to the Development Agreement and the West Roseville Specific Plan, a stipulated number 

of units arc to be designated for very low-income and low-income families upon construction of 
multifamily housing complexes on Parcels W-15 and Ww25. Very~low income families are defined 

as those earning less than 500/o of median income wilhin the four-county Sacramento Region, while 

low-income families earn 51 o/o to 80"'/o of median income. The maximum rent attributable to an 
affordable unit is calculated based upon 30% of the gross median income, as specified, to be 

available for any/all bond encumbrances, HOA fees and insurance. In consideration ofthc cited 
factors, the City of Roseville Economic and Community Services Department estimates the average 
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rents at $720 per unit for very-low income households and $1,150 per unit for low-income 

households. These projections are based on three-person families. The following table details the 

allocation of units for Parcels W-15 and W-25, 

tow-Income Very Low-
Pan:el Units Income t.:nlts 

W-15 (portion) 95 96 
W-25 (portion) 75 75 

Miscellaneous Income 

In addition to the rental income, apartment complexes generate miscellaneous income. Miscellaneous 

earnings include application fees, forfeited security deposits, credit checks and late charges. Additional 

miscellaneous income at apartment complexes is produced by coin~operatcd laundry facilities. We 

have estimated the miscellaneous income to average $10,000 per year, based on the historical 

experience of similar projects in the area. 

Tota.I Potential Gross Income 

The total potential gross income for the subject's hypothetical developments consists of affordable 

housing rent and miscellaneous income. l11is income is calculated in the Income Capitalization 

Approach sununary sheets at the end of this section. 

Vacancy and Cr,tlection Loss 

This portion of the analysis considers the valuation of the subject property at stabilized occupancy. 

Stabilized occupancy is defined as follows: 

Occupancy at that point in time when abnormalities in supply and demand or any 
additional transitory conditions cease to exist and the existing conditions are those 
expected to continue over the economic life of the property; the optimum range of 
long-term occupancy that an income-producing real estate project is expected to 
achieve under competent management after exposure for leasing in the open market 
for a reasonable period of time at terms and conditions compan1blc to competitive 
offerings. 16 

In keeping with the concept of stabilized occupancy, an allowance for vacancy and collection loss 

must be considered for reductions in potential income attributable to vacancies, tenant turnover and 

nonpayment of rent After taking into account all market factors, a stabilized vacancy rate for the 

subject property of 5o/o is considered reasonable, 

16 The l)ictim,ary of Real fatale Appraisal 4"' ed. (Chicago: Appraisal lnstituIB, 2002), 274. 
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Operating Expenses 

Our estimate of pro fonna operating expenses for the subject property is based primarily on 

historical operating expenses reported from similar properties located throughout the subject's 

market area. Generally, operating expenses for rent-restricted multifamily projects arc higher relative 

to conventional apartment complexes due to higher management, auditing and bookkeeping costs, as 

well as higher reserve requirements. Only those expenses that arc the responsibility of the owner arc 

detailed below and included in the lncome Capitalization Approach table at the end of this section. 

Property Taxes and Assessments: The subject property has a tax rate of 1.0743%. We have estimated 

property taxes by applying this tax rate to our appraised value conclusions via the income 

capitalization approach, in addition to any direct charges. The special assessments arc calculated 

based on a weighted average special tax. between the market rate units and affordable housing units. 

Building Insurance: Insurance for similar properties in the subject's market area typically ranges 

from $100 to $400/unit/year. Based on historical insurance costs for comparable properties, an 

insurance allowance of $200/unit/year appears reasonable for the subject property. 

Utilities: The utilities expense accounts for the owner's responsibility for water, sewer and garbage. 

In tot.al, these utilities arc estimated at $500/unit/year. 

Maintenance and Repairs: Maintenance and repair costs include minor repairs and maintenance to 

the interior and exterior of the properly, For purposes of our analysis, we will use a maintenance and 

repairs allowance of $500/unit/ycar. 

Management: Property management expenses for conventional apartment complexes in the 

subject's market area arc typically between $300 to $400/unit/ycar. However, as previously noted, 

subsidized apartments incur higher management fees. Considering this trend, a management fee of 

$1,000/unit/ycar is concluded. 

Replacement Reserves: As for reserves for replacement, the subject's improvements feature a 

number of short-lived items, such as concrete and asphalt paving, mechanical systems, paint, 

flooring, roof surfaces, etc. These ilc1ns will eventually require replacement during a typical 

investment-holding period. Properly owners typically do not set aside funds each year for the 

ultimate replacement of such short-lived items. However, since these items generally have a shorter 

economic life than structures as a whole, and are not subject to recovery under a typical maintenance 

budget, a reserve account should be considered. Under this methodology, the property owner 

deposits funds annually so that they earn interest and will ultimately be available to pay for the 

replacement of the short-lived items. This is also referred to as a sinking fund technique, This type of 
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analysis models cash outflows for replacements as a level annuity. It is our opinion that an annual 

reserve deposit of $200/Wlitlyear should be considered in the valuation process. 

Overall CapiJa/iz.a.tion RaJe 

The overall capitalization rate is the ratio between the net operating income as of the date of value 

and a property's cash equivalent sales price. The overall rate is a reflection of the present value of 

anticipated future benefits and can reasonably be viewed as a function of risk. For instance the 

riskier the investment, the higher the overall capitalization rate, Typically, the capitalization rate to 

be applied to the subject's net operating income is based on an analysis and interpretation of market 

transactions. However, due to the limited amount of transactions relating to rent restricted projects in 

the subject's regional area, analysis of comparable sales is not applicable in dctenninmg the overall 

capitalization rate for the subject property. Therefore, we wi11 rely on a band of investment analysis 

in order to estimate the subject's capitalization rate, 

Since most income-producing properties are purchased with debt and equity capital, the overall 

capitalization rate must satisfy the market return requirements ofboth investment positions. Lenders 

must anticipate receiving a competitive interest rate commensurate with the perceived risk of the 

investment or they will not make funds available. Similarly, equity investors mlL-.t anticipate 

receiving a competitive equity cash retwn commensurate with the perceived risk, or they will invest 

their funds elsewhere. Band of investment is defined as follows: 

Band oflnvestment: A technique in which the capitalization rates attributable to 
components of a capital investment are weighted and combined to derive a weightcd
average rate attributable to the total investment. 17 

Financing parameters and equity dividend rJ.tes extracted from commercial properties in the 

Northern California market area are offered in the following tables. 

11 The Dictionary of Real Eswtc Appraisal 4'"ed. (Chkago· Appmisal lnsiitute, 2002), 25. 
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l<INA:"iiClNG PARAMETERS 
Comp Lo,n Beg. Interest Amort. 
N~ Date Amount l,.T-V Rate Per,(Yn.'I 

I Mar-06 $1,275,000 75% 7.00% 25 
2 Feb-06 $1,926,000 50% 6.55% 25 
3 Feb-06 $1,200,000 75% 8.75% 19 
4 Jan-06 $1,250,000 75% 6.85% 30 
5 Nov-05 $1,050,000 75% 6.50% 25 
6 Sep--05 $1,755,000 75% 6.50% 25 
7 Ju!-05 $700,000 85% 7.50% !:-IA 
8 Ju!-05 $1,275,000 85% 7.25% 25 
9 Jul-05 NIA NIA 7.50% 30 
10 Apr-05 $600,000 70% 7.50% 20 
II Apr-05 Sl,690,500 70% 7.50% 20 
12 ~ar-05 $610,000 69% 5.93% 40 
13 Mar-05 $250,000 75% 6.25% 2' 
14 Jan-OS Sl,662,050 65% 5.99% 10 

I EQUITY PARA~tETERS I 
Comp Sale Sale Year I Eq. Div. 

N• Date Price NO! Rate 

1 Dec-05 $445,000 $27,091 -0.86% 
2 Nov-05 $2,650,000 $190,661 2.83% 
3 Nov-05 $1,224,000 $92,190 3.96% 
4 Oct-05 $1,171,200 $72,318 -0.57% 
5 Oct-05 $615,250 $31,098 -3.84% 
6 Sep-05 $2,340,000 $217,489 10.29% 
7 Sep-05 $640,000 $66,860 14.13% 
8 Aug-05 $2,550,000 $144,970 -1.29% 
9 Aug-05 $1,740,980 $138,951 6.37% 
10 Jul-05 $765,000 $56,233 4.26% 
II Jul-05 $1,500,000 $98,496 1.65% 
12 Jul-05 $635,000 $44,132 2.93% 
13 Mar-05 $885,000 $58,254 1.70% 
14 Mar-05 $850,000 $42,850 -3.43% 

Based on information contamed in the previous tables, we concluded a mortgage interest rate of 

7.00%, a loan amortization period of 30 years, and a loan-to-value ratio of70o/o. As for the equity 

dividend rate, the market data indicates a relatively wide ran&rc among investors of commercial 

properties. Equity dividend rates generally reflect the risk associated with an investment; i.e., the 

higher the risk, the higher the return that would be required by the investor. As a result of the 

moderate risk associated with the subject, an equity dividend rate toward the middle of the range is 
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deemed appropriate. Specifically, we have concluded an equity dividend rate in the range of 4.00% 

to 6.0(Yl/o for the subject property. 

Based on our financing and equity conclusions above, the band of investment analysis is presented in 

the following table. This analysis indicates a reasonable range of overall capitalization rates for the 

subject property. 

Mortgage Interest Rate 
Amurfrntion Period(Ycars) 
Luan·to·Valuc Rntio 
Mortgage ConiUlnt 
Equity Dividend Rate 

Mortgage Requirement 
Equity Requiremeut 

lndkated OveraU Cap Rate: 

BAND OF INVESII\ULNT 
7.00% 

30 
70% 

0.07984 
4.00% IQ 6.00% 

70"/.:, x 0.07984 

~x 0.04-000 
100% 

-
(Min.) 

0.05589 
___Q_fil1QQ_ 

1),()6789 

6..79% 

70% x 0.07984 - 0.05589 

--1ill::&. )( 0.06000 _Qj!llQQ_ 
100% 0.07389 

(Max.) 7.39% 

Based on the band of investment, an overall capitalization rate of7.00% is selected to apply to the 

subject's net operating income. 

Value Conclu!1ion - Income CapitaliYJJion Approach 

Applying the components discussed on the preceding pages (potential gross income, vacancy, 

operating expenses and overall capitalization rate), the hypothetical market value conclusions via the 

income capitalization approach arc offered on the following pages. 
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HYPOTHETICAL MARKET VALUE AS IMPROVED- PARCEL W-15 (PTN.) 

POTENTIAL GROSS INCOME CALCULATION 

No. or Rent per Monthly Annual 

'" (;nils Unit lneome Income 

Ren!: Low-lnoome Units 95 $1,\50 $109,250 U.31 l,000 
Ren1: Very Low-Income Vnlts % $720 $69,120 $829,440 

Miscellaneous locome $10000 

Tola! Potential Oros~ Income $2,150,440 

VACANCY & COLLECTJO:-rl LOSS @ 5% f~HO ';'.Q, 

EFFECTIVE GROSS l'.'ICOME $2,042,918 

EXPENSES 
i£YNIT TOTAL %ofEGI 

Property Taxes and Direct Charges $1,054 $201,324 9.9% 

Special A5Sessmcms $374 $71.500 3.5% 

Building Jnsurance $200 $38,200 1.9% 

Utilities $500 $95,500 4.7% 

Maintenauce & Repail'll $500 $95,500 4.7% 

Professional Mgmt./Admin. $1,000 $191,000 9.3% 

Reserves s200 $38 200 !.9'% 

Total Expenses $3,828 $731,224 35.79% ,$7"':! 2>:• 

NET OPERATING INCOME ;ii 311.§:94 

DIRECT CAPITALIZATION VALUE CO'.'.CLUSION 

NOi divided by C11.pit.11liz.11tion Rate - Value 

$1,311,694 7.00% $18,738,488 

CO:'l<CLUSION OF VALt;E BY DIRECT CAPITALIZATION Rd. $18,740,000 
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HYPOTHETICAL MARKET VALUE AS IMPROVED- PARCEL W-25 (PTN.) 

POTE~TIAL GROSS INCOME CALCCLATION 

!':o. of Rent per Monthly Annual 
Income """' ll!!lf IIS:!!!.!!t Income 

Rent: Low~lncome Units 75 $1,150 $86,250 $1,035,000 
Rent Very Lo><'·IIl<..XJmc Units 75 $720 $54,000 $648,000 
Miscellaneous lncome ilOOOO 

Tot.al Potential Gru~s Income $1,693,000 

VACA."'lCY & COLLECTION LOSS @ 5% ,~,, !.,,)1)1 

EFFECTIVE GROSS INCOME $1,608,350 

EXPENSF.S 

:i,!!l!'IIIT l'QIAL •11 or~1 
Property Taxcti and Direct Charges $1,064 $159,641 9.9"/o 
Special Assessments $324 $48,592 3.0% 
Building Insunmce $200 $30,000 1.9% 

Utilities $500 $75,000 4.7% 
Maimcnancc & Repairs $500 $75,000 4.7% 
Pro!essional MgmtJ Adnun. Sl,000 i150,000 1:J.1% 

Reserves 1f00 i30 000 1.9% 

Total Expcnsch $3,788 S568,233 35.33% f:S~li!-;.211 j 

.:<ri'ET OPERATl!'IIG I~COME 11 0401117 

DlRECT CAPITAl.17.ATION V ALOE CONCLUSION 

NOi divided by Capitalization Rate . Value 

$1,040,l 17 - 7.00% $14,858,821 

CONCLUSION 01<' VAtUE BY DIRECT CAPITALIZATION Rd. Sl4,86o.,OOO 
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Construction Cost Estimate 

The next step in the extraction technique is to estimate typical costs associated with the construction 
of apartment complexes. In developing the cost estimate, we will rely on the Residential Cost 
Handbook, a nationally recognized cost-estimating guide published by the Marshall & Swift 

Corporation. Further, the comparative-unit method win be employed in order to derive replacement 
costs for the subject's improvements. The definition of this method is as follows: 

Comparative-Unit: A method used to derive a cost estimate in terms of dollars per unit of 
area or volume based on known cost'> of similar structures that are 
adjusted tbr time and physical diftCrcnces; usually applied to total 
building arca.18 

The significant factors to address when considering the comparative-unit method are: 

• Direct and Indirect Costs 
• Accrued Depreciation 
• Developer's Overhead and Profit 

n,,..,,.. """lP"nMlt<: u,;U l,,. P"""'"'"'"',l "-n fh,.. -f-",,,11,-,u,;ng p"g>"!' .,,.,,l +"h,..,. ..,,.,...""";t.,,,t <>+ thn .,,.,A ...,f',i..;,. 

section. 

Direct and Indirect Costs- Marshall Valuation Service 

As previously mentioned, to estimate the replacement cost of the subject improvements, we will use 
the Residential Cost Handbook to obtain individual cost items on both a per square foot and lump 
sum basis that apply to a good quality multifamily project. 

Before going any further in this analysis, it is imperative to discuss what is included and what is not 
included in the cost indicator. These items, as stated verbatim in the Marshall Valuation Service, are 
tabulated as follows: 

Included in the Costs 

I. In the Calculator Section, the actual costs used arc final costs to the owner and will include 
average architects and engineers fees. These, in tum, include plans, plan check and building 
permits, and survey to establish building lines and grades. 

2. Normal interest on only the actual building funds during period of construction and processing 
fee for service charges is included. Typically, this will average half of the going rate over the 
time period plus the service fee. 

18 The DiGtionaryofRe.al Estate Appraisal. 4" ed. {Chicago; Apprai..,.l lnstitute, 2002}, 55. 
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3. All niatcrial and labor co&ts include all appropriate local, state and federal sales or GSE taxes, 
etc. 

4. Nonna! site preparation including finish, grading and excavation for foundation and backfi11 for 
the structure only. 

5. Utilities from s1ructure to lot line figured for typical setback except where noted in some Unit-in
Place cost sections (mobile homes). 

6. Contractor's overhead and profit including job supervision, workmen's compensation, fire and 
liability insurance, unemployment insurance, equipment, temporary facilities, security, etc., arc 
included. 

Not Included in the Costs 

l. Costs ofbuying or assembling land such as escrow fees, legal fees, property taxes, right of way 
costs, dcmo1ition, storm drains, or rough grading, arc considered costs of doing business or land 
improvement costs. 

2. Piling or hillside foundations are priced separately in the manual and arc considered an 
improvement to the land. This also refers to soil compaction and vibration, terracing, etc. 

3. Costs of land planning or preliminary concept and layout for large developments inclusive of 
entrepreneurial incentives or developer's overhead and profit are not included, nor is interest or 
taxes on the land, feasibility studies, certificate of need, environmental impact reports, ha;;,_ardous 
material testing, appraisal or consulting fees, etc. 

4. Discow1ts or bonuses paid for financing arc considered a cost of doing business, as arc funds for 
operating start up, project bond issues, permanent financing, developmental overhead for fixture 
and equipment purcha.,.es, etc. 

5. Yard improvemcnls including septic systen1s, signs, landscaping, paving, walls, yard lighting, 
pool or other recreation facilities, etc. 

6. Off-site costs including roads, utilities, park fccs,jurisdictional hookup, tap-in, impact or 
entitlement fees and assessment.'-, etc. 

7. Furnishings and fixtures, usually not found in the general contract, that arc peculiar to a definite 
tenant, such as seating or kitchen equipment, etc. 

8, Marketing costs to create first occupancy including model or advertising expenses, leasing or 
broker's commissions, temporary operation ofpropcrty owners' association, fill-up or 
membership sales costs and fees. 
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The cost indicators applicable to the subject property arc calculated as fo11ows: 

Buildings (Good Quality) 

Base cost (psf) $62.28 

Roofing adjustment -$ 1.21 

Subfloor adjustment +$ 2.71 

Floor cover adjustment +$ 3.77 

Floor insulation adjustment +$ 0.99 

Current multiplier x LOI 

Local multiplier x L18 

Indicated replacement cost (psf) $81.68 

Exterior Stairways 

Base cost (per flight) $1,325 

Current multiplier x LOl 

Local multiplier x L18 

Indicated replacement cost (per Hight) Sl,579 

Appliancn* 

Range&ovcn $1,125 

Hood&fan $400 

Microwave $200 

Dishwasher $825 

Garbage disposal $305 

Refrigerator $730 

Washer/dryer $1,000 

Current multiplier x I.OJ 

Local multiplier x Ll8 

Indicated replacement cost (per unit) $5,464 

• Mai,hall & Swift does not rep<)l1 cost esllmatcs for IIll<roWll~C• 0< wa,:hcr/dry,:l'S Theoe rosll\ have bc't'fl 

es1,mate<l h) tho apprai,ier 

Cost factors must also be considered for a swimming pool and site improvements. According to the 

cost budgets for comparable developments, the pool is estimated to cost a lotal of $40,000. The siie 

cost estimate includes site paving, parking and landscaping. GcneraJ\y, site improvement costs range 

between $2.00 to $7.00 per square foot. Due to the overall size of the subject sites, a site cost 

estimate towards the lower end of the range, or $3.00 per square foot. appears reasonable. 
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In addition to the above costs, additional indirect cost items must be incorporated. These items 

include the appraisal fee ($5,000), interim property taxes (0.5% of directs), leasing commissions (3% 

of directs), loan fees (1'% of directs), title and escrow on land closing (0.5% of directs), and a 

contingency factor for cost and/or construction time overruns (5o/o of directs). Cost estimates for 

each of these items are estimated on the cost approach summary sheet at the end of this section. 

Accrued Depreciatiun 

Accrued depreciation represents a loss in value from the replacement cost estimate of improvements 

from any cause, as of the date of the appraisal. A loss to struclures or other improvements emanates 

from one or more of three sources. The sources are physical deterioration, functional obsolescence or 

external obsolescence. 

The five basic clements of accrued depreciation in structures are: 

• Curable physical deterioration 
• Incurable physical deterioration 
• Curable functional obsolescence 

fn!':nr:ih!e> -fim!',tirn'l:11 nhoe:nl!";f!!'!";!'!r,!' 

External obsolescence 

Curable physical deterioration refers to items of deferred maintenance; the estimate of curable 

physical deterioration is applicable only to the items subject to current repair. Thus, the measure of 

this clement of accrued depreciation is the cost of restoring an item to new or reasonably new 

condition (that is, cost to cure), which may include the cost of exterior painting, roof repair, etc. 

Incurable physical deterioration involves an estimate of depreciation that is not practical or currently 

feasible to correct. It pertains to all structural clements that are not listed in the physically curable 

category. 

Functional obsolescence is the adverse effect on value resulting from defects in design. To be 

curable, the cost of replacing the outmoded or unacceptable aspect must be at least offsel by the 

anticipated increase in value. Incurable functional obsolescence may be caused by a deficiency or by 

a superadequacy. 

External influences can cause a loss in value to any property. External obsolescence, which is the 

result of the diminished utility of a structure due to negative influences from outside the property, is 

almost always incurable. 

This valuation assumes proposed construction and is hypothetical in nature. Consequently, the 

subject is appraised as if new, yielding an effective age of zero years. Additionally, the 

improvements are assumed to be functional in design, with no fonns of external or economic 
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obsolescence. Therefore, no physical, functional or economic depreciation is considered to adversely 

affect the subject property. 

Developer's Incentive 

According to industry sources, developer's incentive ( overhead and profit) historically has ranged 

anywhere from 5°/o to 20% in the Northern California region. For purposes of our analysis, we have 

utilized a developer's incentive of 10%. 

Conclusion 

Considering the components discussed on the previous pages, the estimated construction costs for 

the multifamily residential developments arc detailed on the following pages. The specifics of the 

hypothetical buildings (e.g., total area, stairways, etc.) arc estimated based on typical ratios for 

apartment projects in the Sacramento region. For example, building area is estimated at 1,000 square 

feet per unit, while a typical stairway to unit ratio is one to four. 

CONSTRUCTION COST ESTIMATE- PARCEL W-15 (PTN.) 

MARSHALi. & SWIFT COST INDICATORS 

Buildio!l" 

faltriot si.irways 
Appliances 

Sw~Pool 
Sile Jmprovementli 

TotalDl....,tCom 

ADOITIONAL l;'l;DIRECT COSTS 

Appn,,.al Fee 

lrucnmnxcs 
Lease-upCos,s 

"""'= 
Tille & Lscrow on land 
Contmgcncy 

TUfal lbdlrt<I CMIS 

Total o;....,t a,od J...atr«• Ceoo, 

0£\'EU)PER'S INCENTIVE 

Tot.ll'njo<!C .. tJ 

TOTAL PROJECT CO~'TS 

191,1)()[) SF @ 

4~ fugbts @ 

"' wiits @ 

662,[!2 " @ 

@ 10% 

' ~1.6~ I SF~ ' 
' 1.379 :flight- ' ' 5.464 /unit~ ' ' 
' ,oo ISF- ' 

J5.MI0,81!0 

75;391 
1,1;><11,(,24 

40,000 
l 9S(! '!J~ 

'"" 93,731 

562,3!7 

1&7,462 

13,746,2}7 

$ I §79 624 

10.625,%! 

$ '062 51\t> 

22,68S,447 

(Rd,) S 21,blltl.()UO 
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CONSTRUCTION COST Jo~STl:\1ATE- PARCEL W-25 (PTN.) 

MARSHALi. & ~WlllT COST U.DICATORS 

ll•ildmg, 
h!~"n<>f SU<irw~ys 

AM>h"""'"' 
5wimming""'1! 
Srto lmp;"""mentll 

T <rtal Dln<t Cest, 

ADOl'tlONAL INDIRECT COSTS 

Appmi..:1 foe 

h:,(Orim Tlll:OS 

L....,,..upC<1sL, 

L=Fcc, 

Ti!lo & Esc""" 011 Land 
COJttinJl"""Y 

"l'ulaJ lndirectc .. 1, 

Total Dlrect OJ1d lndluot Cem 

l~EVHJ)l't.R'S INC!::~TfVE 

Tn!al l',.,.JectC,,.i. 

TOT ,\L J'ROJECT COSTS 

lY\,000 " • 38 flight> ~ 

!>0 writ,, @, 

37$,971 " @ 

Ii; 10% 

' &J 6~ 1~r~ 

' l.579 

' 5,464 

' ,.oo /SF 

Conclusion of Revenue - Multifamily Residential Component 

12,2'!2,000 

~9,213 

819.600 ~.-
; 1 ])(•916 

5,000 

71,539 

429,2)2 

143,077 

71.539 

1 7);1 }86 

14.107.1?.9 

~ )41'7Tl 

!5,HJ,501 

$ I 514Ji0 

17;!11,8'!1 

{Rd,J 5 17,ll0,000 

Due to the lack of comparable land sales with affordable housing requirements, we have relied on 

the extraction technique to develop an opinion of hypothetical market value for the deed-restricted 

portions of Parcels W-15 and W-25. The extraction technique considers the most probable selling 

price of multifamily housing developments and then reduces that value by the direct costs, indirect 

costs and developer's profit associated with construction. The result of this analysis represents an 

estimate ofresidual value for the land. 

Using the income approach to value, we estimated the market value of the subject's hypothetical 

project<;, as improved. With reference to the Residential Cost Handbook, a nationally recognized 

cost-estimating guide published by the Marshall & Swift Corporation, total project costs (direct 

costs, indirect costs and developer's profit) were also estimated. Thus, our final conclusions of 

hypothetical market value for the vacant sites arc as follows: 

Hypothetical M•rket 
Pa.reel Value Ai Improved 

W,\5 (portion) Sl8,740,000 
W-25 (portion) Sl4,860,000 

£$tln111ted 
Co11struetlo11 Costs 

$22,690,000 
$17,320,000 

Land Value 

$0 
$0 
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The costs associated with constructing affordable housing projects on Parcels W-15 and W-25 are 

estimated to be greater than the capitaliu:d net operating income using the affordable housing rental 

rates, which ultimately yields a negative land value. However, in general, market participants agree 

that an owner would not pay a developer to take a site. Thus, it is concluded that the deed-restricted 

portions of Parcels W-15 and W-25 have no value. These sites are deemed a cost to development, 

and consistent with the plans of the n1astcr developer, they will most likely be deeded to an 

affordable housing developer for the construction of affordable housing units. 

Based on the preceding discussions and analyses, total revenue for the multifamily residential 

component of the subject property is estimat.ed as follows: 

Phase Designation Acreage 

Markt'f Rate Multifamily Sites 

Phase ll W-21 (portion) 5.9 

Phase II W-22 (portion) 4.4 
Phase II W-24 (portion) 4.5 

Phase TI W-25 (portion) 3.7 

Phase II W-26 10.0 

Affordable Housing Multifamily Sites 

Phaselll W·l5(portion) 15.2 

Phase III W-25 (portion) 8.7 

No. of Units Concluded Vaine I 
t!nit 

48 $!\0,000 

36 $80,000 

41 $80,000 

63 $70,000 

165 $70,000 

191 so 
150 $0 

Total 

Revenue (Rd.) 

$3,840,000 

$2,1180,000 

$3,280,000 

$4,410,000 

$11,550,000 

$0 ... 
j25,960,000 

------Seevers• Jordan• Ziegenmeyer ------ 161 



Sales Comparison Approach - Commercial (Retail) Revenue Component 

In this section, we wilJ estimate the commercial (retail) revenue component of the subject property. To 
do so, the subject sites arc compared with sales of similar properties on the basis of price per square foot 
of land area. 

The subject's oornmercia1 component consists of three separate sites ranging from 4.0 to 7.2 acres. We 

will give consideration to factors such as property rights conveyed, financing, conditions of sale and 
changes in market conditions since the sale dates, Further, differences in physical characteristics, 

including location, parcel area, visibility/accessibility, orientation and topography/shape will be 
considered in the analysis. At the end of the section. we will then utilize the data set and other 
market indicators to establish the price per square foot value attributable to each site. 

The market data investigation considers land sales within the Roseville/Rocklin submarkct. In the 
analysis that follows, we will present and analyze five comparable sales. We will begin by 

presenting a summary tabulation on the following page, along with a location map. Detailed sales 
sheets and an adjustn1cnt discussion arc presented after the summary table. 
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COMMERCIAL LA~D SALES 

""' "" T ~~~ .. 

I NEC of Sierra College Blvd. and Brace Road 
Looms 
APNa: 044-123-057 and -069 
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Rockhn 

APN· 017·284·00! 

4 7095 Oougla.s Blvd 

Gramte Bay 

APN 047-060-012 

4790 Rocklin Road 
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Sep--05 Sl,082,779 S22.60 PD·BP/C 
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Fch-1)5 

47,916 

$1,500,000 1.67 $20.63 c, 
72,720 

$2,557,000 ., SIS40 PD..C 
118,9~ 

.:,.-.,.. 

.·· .,!"'~7-· 
\··. I ·.·/:'·~ \ : 

l 

~

•.· .. ·~ ... · ...... ' :7·,•: ;,/! ,- ' ··: , ... -· 
i .. : . f i 
1 ... , I ;;, ,/

1 
• / .... - ,1 i 

. j· '-11 ·-~~· '" • ... 5 ·~~.....: """" ... ~ .. , . . . ""'» ' .· ! .lr: I \ : ~ "~ ,,/ . < ,,,,..,.,/: .. 

·<i> '""""'' .• 
~rl··· ·, 

~,L ·~::f,~:~ 
------ Seevers• Jordan • Zlegenmeyer ------ 163 



COl\lMERCIAL LAND SALE 1 
Property Identification: 

Commercial Land 

Northeast comer of Sierra College 
Boulevard and Brace Road 
Loomis. CA 95650 
Placer County 

Map Grid: 200~H7 
APN: 044-123-057, -069 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Area (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Corner Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

",'' '''" c f 1a•l/r · ... 
~ ... //,;' ~· .... @ .. "//_' --.c:-.,1 

/~,,.. ·- I ·1"~ "" .• , 

Bob Cook Company, LLC 
Hamid Noorani 
21912006 
015304 
Fee Simple 
Market 
Cash Equivalent 
$3,000,000 
$0 

236,531 
5.43 
CG, General Corruncrcial 
Irregular 
Yes 

'7-::;'::.!,_-."t 

Sierra College Boulevard, Brace Road 
Level 
Partial 
None 

$12.68 
$552,486 
$0.00 
$0 

This comparable represents the Fcbrual)' 2006 sale of a 5.43-aerc commercial property located in 
the town of Loomis. It was reported there may be wetlands and a I 00-ycar flood zone affecting 
the property. 
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Property Identification: 
Commercial Land 

Northwest quadrant of Blue Oaks 
and Foothills Boulevards 
Roseville, CA 95678 
Placer County 

Map Grid: 219~E2 
APN: 017-250-050 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Dc<..'<l Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Arca (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Corner Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

Trcmigo Roseville, LLC (et al) 
Blue Oaks Plaza, LLC 
91112005 
126800 
Fee Simple 
Market 
Cash Equivalent 
$6,300,000 
$5,346 

518,364 
11.90 
CC, Community Commercial 
Irregular 
No 
Blue Oaks Boulevard, Foothills Boulevard 
Level 
All to Site 
None 

$12.16 
5529,412 
$0.01 
$449 

This property is intended for a combination of office and retail development General and medical 
office buildings arc being marketed within the proposed development, which is called Blue Oaks 
Plaza. 
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Property Identification: 
Commercial Land 

Southwest comer of Sunset 
Boulevard and Lonetree Boulevard 
Rocklin, CA 95765 
Placer County 

Map Grid: 199-IJ6 
APN: 017-284-001 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Tcnns 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Arca (SF) 
Land Arca (Acres) 

Zoning Code 

Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bond'> per Acre 

Remarks; 

Eureka Development Company, LLC 
Kobra Properties 
9/112005 
20050117127 
Fee Simple 
Market 
Cash Equivalent 
$!,054,152 
$28,627 

47,916 
LIO 
PD-BP/C, Planned Development - Business 
Professional/Commercial 
Rectangular 
Yes 
226' Stmsct Boulevard, 213' Lonctree Boulevard 
Level 
All to Site 
None 

$22.00 
$958,320 
$0.6-0 
$26,025 

This comparable is located in a rapidly developing area of Rocklin. At the time of sale, the 
property had all off-site improvement-. in place. The property is encumbered by bonds in the 
amount of $28,627, or approximately $0.60 per square foot. 
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Property Identification: 
Commercial Land 

7095 Douglas Boulevard 
Granite Bay, CA 95746 
Placer County 

Map Grid: 241·C2 
APN: 047-060-012 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
.Financing Tenns 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Area (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off~Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

COMMERCIAL LAND SALE 4 

~~t'l~t--

~5"lffi 

D&S Development, lnc. 
Ron M. & Julie A. Smith 
3/3112005 
039870 
Fee Simple 
Market 
Cash Equivalent 
$1,500,000 
$0 

72,720 
1.67 
CI, Neighborhood Commercial 
Rectangular 
No 
Douglas Boulevard 
Level 
All to Site 
All to Pad 

$20.63 
$898,515 
$0.00 
$0 

::::=-;;:_•,;.-
:;, ... = .. ,;';_ 

This property was previously developed with a 2,000 square foot retail store. The buyer plans to 
demolish the existing structure and construct a 12,000 square foot retail strip center. 
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COMMERCIAL LAND SALE 5 
Property Identification: 

C01nmcrcial Land 

4790 Rocklin Road 
Rocklin, CA 95677 
Placer County 

Map Grid: 220-03 
APN: 045-130-080 through-086 

Sale Data: 
Grant or 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions ofSalc 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data; 
Land Area (SF) 
Land Arca (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

--. sfil'_!i)~~?~'ti:~ii=ifl:~"-' ~;-r 
• ?::;Ji ' ~~. ' . ' .1· c-~ -rnll" . •n ~ . 

1~· 1· • :: • Ii '" •· 1 • 
)j r • 'I 
I~ '-" ······-- ~_1_~ 

'"-'-----~ ~~~~~,-; =;::.• . .:~" 
UZ.....~--

Eastmarc, Inc. 
Narindcr & Lilla Singh (et al) 
2/112005 
023778 
Fee Simple 
Market 
Cash Equivalent 
$2,557,000 
$0 

138,956 
3.19 

....... -.... -

PD-C, Planned Development - Commercial 
Irregular 
Yes 
Rocklin Road, El Don Drive 
Level 
All to Site 
None 

$18.40 
$801,567 
$0.00 
$0 

This property is siwated just east of Interstate 80, at the intersection of Rocklin Road and El Don 
Drive. The intended use of this site is for retail development 
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Adjustment Discussion 

In order to value the commercial component of the subject property, the comparable transactions arc 

adjusted based on the profile of the subj1.>ct sites with regard to categories that aftbct market value. If 

a comparable has an attribute that is considered superior to that of the subject, it is adjusted 

downward to negate the effect the item has on the price of the comparable. The opposite is true of 

categories that are considered inferior to the subject. 

In order to isolate and quantify the adjustments on the comparable sales data, percentage or dollar 

adjust1nents are considered appropriate. At a minimum, the appraiser considers the need to make 

adjustments for the following items: 

• Property rights conveyed 
Financing tcnns 
Conditions of sale (motivation) 

• Market conditions (time) 
• Physical features 

A paired sales analysis is performed in a meaningful way when the quantity and quality of data arc 

available. However, as a result of the limited data present in the market, many of the adjustments 

require the appraiser's experience and knowledge of the market and information obtained from those 

knowledgeable and active in the marketplace. A detailed analysis involving each of the 

aforementioned factors is presented as follows: 

Property Rights Conveyed 

ln transactions of real property, th.e rights being conveyed vary widely and have a significant impact 

on the sales price. As previously noted, the opinion of value in this report is based on a fee simple 

estate, subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power and escheat, as well as non-detrimental casements, community facility 

districts, and conditions, covenants and restrictions (CC&Rs). All of the comparables represent fee 

simple estate transactions. Therefore, adjustments for this factor arc not necessary. 

Financing T erm.s 

In analyzing the comparablcs, it is necessary to adjust for financing terms that differ from market 

tenns. Typically, if the buyer retained third party financing ( other than the seller) for the purpose of 

purchasing the property, a cash price is presumed and no adjustment is required. However, in 

instances where by the seller provides financing as a debt instrument, a premium may have been 

paid by the buyer for below market financing terms or a discount may have been demanded by the 

buyer if the financing terms were above market. The premium or discounted price must then be 
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adjusted to a cash equivalent basis. The comparable sales represented cash to the seller transactions 

and, as such, do not require adjustments. 

Conditions of Sale 

Adverse conditions of sale can account for a significant discrepancy from the sales price actually 

paid compared to that of the market, This discrepancy in price is generally attributed to the 

motivations of the buyer and the seller. 

Certain conditions of sale arc considered to be non-market and may include the following: 

• a seller acting under duress, 
• a lack of exposure to the open market, 
• an inter-family or inter-business transaction for the sake of family or business interest, 

an unusual tax consideration, 
• a premium paid for site assemblage, 
• a sale at legal auction, or 

an eminent domain procxx:ding. 

All of the comparable transactions were arms-length market transactions and do not require a 

condition of sale adjustment. 

Market Condition (Time) 

Market conditions generally change over time, but the date of this appraisal is for a specific point in 

time. Therefore, in an unstable economy, one that is undergoing changes in the value of the dollar, 

interest rates and economic growth or decline, extra attention needs to be paid to assess changing 

market conditions. Significant monthly changes in price levels can occur in several areas of a 

municipality, while prices in other areas remain relatively stable. Although the adjustment for 

market conditions is often referred to as a time adjustment, time is not the cause of the adjustment. 

In evaluating market conditions, changes between the sale dates for the comparable sales and the 

effective date of this appraisal may warrant adjustment; however, if market conditions have not 

changed. then no tirne adjustment is required. In this analysis, properties that transferred over 12 

months ago require upward adjustment to reflect the subsequent improvement in market conditions. 

Physical Characteristics 

The physical characteristics of a property can impact the selling price. Those that may impact value 

arc discussed on the following pages. 

Location 
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Commercial land sale comparablcs were analyzed from the Roseville/Rocklin submarket. [n general, 

all of the comparables arc similar in location in that they arc equal dist.a.nee from employment, parks, 

services, etc., and have similar economic charact..>ristics. The comparables have the same overall 

desirability to the most probable buyer or user; therefore, no adjustments are required for location. 

Parcel Area 

The subject's commercial sites range from 4.0 to 7.2 acres. The market generally exhibits an inverse 

relationship bctwt.-en parcel area and price per square foot, such that larger parcels sell for a lower 

price per square foot than smaller parcels, all else being equal. This trend is substantiated in 

examining the array of comparable sales utilized for our analysis. We are evaluating the subject's 

commercial sites in two categories based on acreage. The comparablcs that have more acreage relative 

to the subject's sites arc adjusted upward. while tbe comparablcs that arc smaller than the subject's 

sites receive downward adJu.stmcnts. 

V isibi I ity/ Accessibility 

The visibility and accessibility of a property can have a direct impact on value, For example. a 
p.,.."P"'1Y ,.,;;l.. 1;,....;,,.,1 """""" ;., """'";,l,...,.,t tr, l..,. ;., "" ;.,(,,.,.;,,..,. P""it1nTI ""mP"''"",l tn"' prnp<>rty ..,;tl, 

open accessibility. Conversely, if a property has good visibility, or is situated in proximity to major 

linkages, this is considered to be a superior site amenity in comparison to a property with limited 

visibility. The visibility and accessibility ofthe comparable sales are considered similar in 

comparison to the subject property; therefore, adjustments are not required for this factor. 

Utilityffopography 

The subject property exhibits average site utility (shape, topography, etc.), with no major 

impediments to development. It is noted that for commercial land there is typically a premium 

associated with a comer location. In analyzing the comparablcs, do~nward adjustments are applied 

to several of the sales due to their corner orient.ations. The subject parcels represent interior sites. 

Offsite Improvements 

Under the hypothetical condition for which the subject property is being valued, all off site 

improvements are asswned to be in place. Similarly, each of the comparable sales possesses offsile 

improvements and, therefore, no adjustments arc necessary. 

Conclusion of Revenue - Commercial Component 

During our investigation, we identified several commercial land sales located throughout Roseville 

and Rocklin. We have presented five comparablcs that were analyzed to estimate the hypothetical 

market value for the subject's commercial component. As discussed, the market generally exhibits an 
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inverse relationship between land area and price per square foot such that larger sites tend to sell for a 

lower price per square foot llum smaller sites, all else being equal. Therefore, the subject's 4.0-acre site 
is estimated to have a higher per square foot value relative to the sites that contain 7.2 acres ofland area. 
Using the indications of the data set, and considering the similarities and dissimilarities between the 

data scl and the subject property, a<; well as the required adjustments previously discussed, our 
conclusion of revenue for the commercial component of the subject property is presented in the 

following table. 

"" Sile Conduded Commercial 
Phase lw!i2nat19n {Acres} (SFl Val11f/SF Revenue (Rd.l 

Phase I1 W-32 7.2 313,632 $!4.00 S4,390,000 

Phase II W-33 7.2 313,632 $14.00 $4,390,000 

Phase IV W-30 4.0 174,240 $16.00 =-
Total $11,570,000 
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Sales Comparison Approach - Business Professional (Office) Revenue Component 

The subject's business professional (office) component consists of one site containing 10.5 acres of land 
area. We will analyze similar properties on the basis of price per sq narc foot ofland area, and give 

consideration to factors such as property rights conveyed, financing, conditions of sale and market 
appreciation or depreciation since the sale dates. Additionally, differences In physical characteristics, 

such a<; location, parcel area, visibility/accessibility, orientation and topography/shape, will be 
considered in the analysis. At the end of the section, we will then utilize the data set and other market 

indicators to estimate the hypothetical market value of Parcel W-63. 

The market data investigation considers land sales within the subject's Roseville/Rocklin submarket. In 

the analysis that follows, we will present and analyze five comparable sales. We will begin by 
presenting a summary tabulation on the following page, along with a location map. Detailed sales 

sheel~ and an adjustment discussion arc presented after the summary table. 
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OFFICE LAND SALES 
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Property Identification: 
Office Land 

North side of West Oaks Boulevard, 
west of Sunset Boulevard 
Rocklin, CA 95765 
Placer County 

Map Grid: 199-J7 
i\PNc 017-284-013, -014 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Pre<:~nt V!1.h!~ nf Hnn!l,: 

Land Data: 
Land Area (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PY Bonds per SF 
PY Bonds per Acre 

Remarks: 

Rocklin Corporate Center, LLC 
Opus West Corporation 
11/30/2005 
160523 
Fee Simple 
Market 
Cash Equivalent 
$7,260,580 
$351,821! 

605,048 
13.89 
PD-IP, Planned Development - lndustrial Park 
Irregular 
No 
West Oaks Boulevard 
Generally Level 
All to Site 
None 

$12.00 
$522.720 
$0.58 
$25,329 

This comparable represents the sale of two contiguous parcels in the Rocklin Corporate Center. It 
was reported the owner purchased the property with the intent of constructing a 200,000 square 
foot, three-story office project. 
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Property Identification: 
Office Land 

North side of Tinker Road, cast of 
Industrial A venue 
Rocklin, CA 95765 
Placer County 

Map Grid: 199~F7 
APN, 017-300-091 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions ofSale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Area (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Corner Orientation 
Street Frontage 
Topography 
Off-Site Improvement,; 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

OFFICE LAND SALE 2 
~~- f,, w4 r ... - -~ ··-·,\1 ~~ 

: ~~-~:Jt4~-j'..:, f 
t 'it. i !!.. ! 

1' - I I 

'f -----r-~ - I -, , • 
ooril ~ ~r- 1 J ' i''f''t;:.. • ,•~ I ' k ~~ ,;:"" ___ .,:.__ - i 

John L. Sullivan Family LP 
Tinker Road Group I, LLC 
9/612005 
Pending 
Fee Simple 
Market 
Cash Equivalent 
$3,179.880 
so 

317,988 
7.30 
INP-DC, Industrial Park- Design Corridor 
Rectangular 
No 
Tinker Road 
Level 
All to Site 
None 

$10.00 
$0 
$0.00 
$0 

TI1is purchase aE:,'l'Ccment is dated September 6, 2005. TI1c buyer intends to construct five 
condominiun1 flex buildings on the site. The property has adequate visibility/accessibility along 
the north line of Tinker Road. 
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Property Identification: 
Office Land 

South side of Lonetree Boulevard, 
west of Sunset Boulevard 
Rocklin, CA 95765 
Placer County 

Map Grid: 199-J7 
APN: 017-284--017 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value ofBonds 

Land Data: 
Land Area (SF) 
Land Arca (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Front.age 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

Rocklin Corporate Center, LLC 
Silvcrsword Properties, LLC 
5/31/2005 
68957 
Fee Simple 
Market 
Cash Equivalent 
53,104,956 
5240,634 

388,120 
8.91 
PD-JP, Planned Developn1ent- Industrial Park 
Irregular 
No 
Lonctrcc Boulevard 
Generally Level 
All to Site 
None 

$8.00 
$348,480 
$0.62 
$27,007 

Similar to Comparable #I, this property is located in the Rocklin Corporate Center. The 8.91-accr 
parcel was purchased in March 2005 for $3,104,956, or $8.00 per square foot. According to the 
broker, the buyer intends to construct office/flex buildings on the site, consistent with the 
proposed uses on adjacent parcels. 
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Property Identification: 
Office Land 

Northeast corner of Blue Oaks 
Boulevard and Woodcreek Oaks 
Bouelvard 
Roseville, CA 95747 
Placer County 

Map Grid: 219-02 
APN: 017-115-083 (portion) 

Sale Data: 
Gr,mtor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
r·nanc·ne, T nns 
Sale Price 
Present Value ofBonds 

Land Data: 
Land Arca (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
oft:.site Improvements 
On-Site Improvcn1cnt'i 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Ronds per SF 
PV Bonds per Acre 

Remarks: 

OFFICE LAND SALE 4 .,_,,,,,,,..=,.-~-~ 

Longmeadow Development 
Kobra Properties 
3/812005 
63403 
Fee Simple 
Market 
r ... r ... t:;q.,;.,~,=· 

$4,138,200 
$0 

435,600 
10.00 
BP, Business Professional 
Rectangular 
Yes 
Along Blue Oaks and Woodcreek Oaks Boulevards 
Generally Level 
All to Site 
None 

$9.50 
$413,820 
$0.00 
$0 

This comparable represents the sale ofa 10-acre portion of APN 017-115-083. The site is located 
adjacent to the Longmeadow residential development by JMC Homes. However, unlike the 
residential property, this parcel does not have a special assessmt'tlt obligation relating to Mello· 
Roos bonds. 
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Property Identification: 
Office Land 

South side of Cirby Way, west of 
Sunrise Avenue 
Roseville, CA 95661 
Placer County 

Map Grid: 240-A4 
APN: 471-150-011, ...012 

Sale Data: 
Grant or 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
P11.;~cnl Viiluc of Bomb 

Land Data: 
Land Ma (SF) 
Land Arca (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

OFFICE LAND SALE 5 

E.. •!le 

: l~ 
i----..J.., 

FAEC Holdings 024, LLC 
Fair Oaks Ranch, LLC 
1012212004 
140352 
Fee Simple 
Market 
Cash Equivalent 
$1,607,500 
$0 

132,422 
3.04 
BP, Business Professional 
Rectangular 
No 
529' Clrby Way 
Level 
All to Site 
None 

$12.14 
$528,783 
$0.00 
$0 

This property is located along Cirby Way, in proximity to Interstate 80 to the west and just west 
ofSWlrisc Avenue. The site will be developed with an office project known as the Cirby Way 
Business Park. 
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Adjustment Discussion 

In order to value the office component of the subject property, the comparable transactions are 

adjusted based on the profile of the subject sites with regard to categories that affect market value. If 

a comparable has an attribute that is considered superior to that of the subject, it is adjusted 

downward to negate the effect the item has on the price of the comparable. The opposite is true of 

categories that arc considered inferior to the subject. 

In order to isolate and quantify the adjustments on the comparable sales data, percentage or dollar 

adjustments are considered appropriate. At a minimum, the appraiser considers the need to make 

adjustments for the following items; 

• Property rights conveyed 
• Financing terms 
• Conditions of sale (motivation) 

Market conditions (time) 
• Physical features 

A paired sales analysis is pcrt'Onned in a meaningful way when the quantity and quality of data are 

available. However, as a result of the limited data present in the market, many of the adjustments 

require the appraiser's experience and knowledge of the market and information obtained from those 

knowledgeable and active in the marketplace. A detailed analysis involving each of the 

afore1ncntioncd factors is presented as follows: 

Property Rights Conveyed 

In transactions of real property, the right,; being conveyed. vary widely and have a significant impact 

on the sales price. As previously noted, the opinion of value in this report is based on a fee simple 

estate, subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power and escheat, as well as non-detrimenlal easements, community facility 

districts, and conditions, covenants and restrictions (CC&Rs). All of the comparables represent fee 

simple estate transactions. Therefore, adjustments for this factor are not necessary. 

Financing Terms 

ln analyzing the comparablcs, it is necessary to adjust for financing terms that differ from market 

tenns. Typically, if the buyer retained third party financing (other than the seller) for the purpose of 

purchasing the property, a cash price is presumed and no adju. .... tmcnt is required. However, in 

instances where by the seller provides financing as a debt instrument, a premium may have been 

paid by the buyer for below market financing tenns or a discount may have been demanded by the 

buyer if the financing tcnns were above market. The premium or discounted price must then be 
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adjusted to a cash equivalent basis. The comparable sales represented cash to the seller transactions 

and, as such. do not require adjustments. 

Conditions of Sale 

Adverse conditions of sale can account for a significant discrepancy from the sales price actually 

paid compared to that of the market. This discrepancy in price is generally attributed to the 

motival!ons of the buyer and the seller. 

Certain conditions of sale arc considered to be non-market and may include the following: 

• a seller actmg under duress, 
• a lack of exposure to the open market, 

an inter-family or inter-business transaction for the sake of family or business interest, 
• an unusual tax consideration, 
• a premium paid for site assemblage, 
• a sale at legal auction, or 

an eminent domain proceeding. 

All of the comparable transactions were anns-length market transactions and do not require a 

condition of sale adjustment. 

Markel Condition (Time) 

Market conditions generally change over time, but the date of this appraisal is for a specific point in 

time. Therefore, in an unstable economy, one that is undergoing changes in the value of the dollar, 

interest rates and economic growth or dC(;linc, extra attention needs to be paid to assess changing 

market conditions. Significant monthly changes in price levels can occur in several area.-. of a 

municipality, while prices in other areas remain relatively stable. Although the adjustment for 

market conditions is often referred to as a time adjustment, time is not the cause of the adjustment. 

ln evaluating market conditions, changes between the sale dates for the comparable sales and the 

effective date of this appraisal 1nay warnmt adjustment; however, if market conditions have not 

changed, then no time adjustment is required.. An upward adjustments is required to Comparable #5 

because it transferred over 12 months ago and market conditions have since improved. No other 

adjustments are deemed necessary. 

Physical Characteristics 

The physical characteristics of a property can impact the selling price. Those that may impact value 

arc discussed on the following pages. 
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Location 

Commercial land sale comparables were analy:rA!d from the Roseville/Rocklin submarket In general, 

all of the comparables are similar in location in that they are equal distance from employment, 

services, etc., and have similar economic characteristics. The comparables have the same overall 

desirability to the most probable buyer or user and, therefore, do no require adjustments for location. 

Parcel Area 

The subjei;;L 's business professional site i;;ontains l 0.5 acres of land area. The market generally 

exhibits an inverse relationship between parcel area and price per square foot such that larger parcels 

sell for a lower price per square foot than smaller parcels, all else being equal. Thus, Comparable #5 

requires a downward adjustment since this sale represents a smaller parcel relative to the subject 

property. 

Visibility/ Ai;;cessibility 

The visibility and accessibility of a property can have a direct impact on value. For example, a 

property with linllted access is considered to be in an inferior position compared to a property with 

open accessibility. Conversely, if a property has good visibility, or is situated in proximity to major 

linkages, this is considered to be a superior site amenity in oomparison to a property with limited 

visibility. The visibility and accessibility of the comparable sales are considered similar in 

comparison to the subject property; therefore, adjustments are not required for this factor. 

Utilityrropography 

Differences in contour, drainage or soil conditions can affect the utility and, therefore, the market 

value ofthc property. All of the i;;omparable properties offer terrain with similar utility. As such, no 

adjustments arc necessary when comparing these sales with the subject. 

Offsite Improvements 

Under the hypothetical condition for which the subject property is being valued. all offsite 

improvements arc assumed to be in place. Similarly, each of the comparable sales possesses offsitc 

improvements and, therefore, no adjustments are necessary. 
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Conclusion of Revenue- Business Professional (Office) Component 

During our investigation, we identified several office land sales located throughout the 

Roseville/Rocklin submarket. In total, we have presented five comparablcs that were analyzed to 

estimate the hypothetical market value for the subject's business professional site. Based on the 

indications of the data set, and considering the sintllaritics and dissimilarities between the comparable 

sales and the subject property, as well as the required adjusbncnts previously discussed, our conclusion 

of revenue for the bu<;incss professional (office) component of the subject property is $10.00 per square 

foot. Applying this unit indicator yields a revenue conclusion of$4,570,000 ($10.00 per square foot x 

457,380 square feet), rounded. 

------Seevers• Jordan• Ziegenmeyer ------ 183 



Sales Comparison Approach - Industrial Revenue Component 

The sales comparison approach will be utilized once again to esti1nate the industrial revenue component 

of the subject property. The subject sites will be compan .. -d with sales of similar properties on the basis 

of price per square foot of land area. 

The subject's industrial component consists of three separate sites ranging from 34.3 to 38.3 acres. We 
will give consideration to factors such as property rights conveyed, financing, conditions of sale and 
market appreciation or depreciation since the sale dates. Additionally, differences in physical 
characteristics, such ai; location, parcel area, visibilily/acccssibility, orientation and topography/shape, 

will be considered in the analysis. At the end of the section, we will then utilize the data set and other 
market indicators to estimate the hypothetical market value of each site. 

The market data investigation considers land sales within the subject's market area. In the analysis that 

follows, we will present and analyze four comparable sales. We will begin by presenting a swnmary 

tabulation on the following page, along with a location map .. Detailed sales sheets and an adjustment 

discussion are presented after the summary table. 

------ Seevers • Jordan • Ziegenmeyer ------ 184 

INDUSTRIAL LAND SALES 

"" ~o. I 2£!!12!1 
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INDUSTRIAL LAND SALE I 
Property Identification: 

Industrial Land si,, ,g ro.iu 45-02 

Northwest quadrant of Granite Drive ~~ 
and Dominguez Road 
Rocklin, CA 95677 
Placer County 

': ~i.· t e1c 2$, !!g.lr 

It: . U:i P---lll,-a.·~ -
1111. I Pg.fli.9l-,t~,o 

Map Grid: 220-G I 
APN: 045-010.069, -070, 045-013-
005 and -006, and 045-020-074 

Sale Data: 
Grantor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Daia: 
Land Area (SF) 
Land Arca (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

r 
® 

Granite/Domin!:,'UCZ Investment Group ( ct al) 
Granite Creek Center, LLC 
10117/2005 
135423 
Fee Simple 
Market 
Cash Equivalent 
$8,500,000 
$229,622 

2,744,280 
63.00 
M- I , Light Industrial 
Irregular 
Yes 
Granite Drive and Dominguez Road 
Generally Level 
All to Site 
None 

$3.!0 
$134,921 
$0.08 
$3,645 

This property is currently zoned for industrial development. However, the buyer purchased the 
property intending to rezone the property to commcrical and subsequently construct retail 
development. A creek nms through the middle of the property, dividing the property into 1/3 and 
213 sections. 
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Property Identification: 
Industrial Land 

INDUSTRIAL LA.""iD SALE 2 

'Wtt4iJ~."!~":. 

South side of PFE Road, west of 
March Road 
Roseville, CA 95768 
Placer County 

Map Grid: 239-E4 
APN: 473-100-031, 203-0240-002 

Sale Data: 
Gran tor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Tenns 
Sf!le Price 
Present Value of Bonds 

Land Data: 
Land Area (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

::=,. __ 
i:~~~ 

March Industrial Partners 
Corlin Commercial 
7/13/2005 
91083 
Fee Simple 
Market 
Cash Equivalent 
'i:4,1<11/i'iO 

$0 

1,111,651 
25.52 
M-2, Heavy Industrial 
Irregular 
None 
PFE Road 
Generally Level 
All to Site 
None 

$3.77 
$164,289 
$0.00 
$0 

I-

~.::..~~~ 
le,;""""'""··"' 

Located along the west side of March Road, this comparable has an irregular shape that may 
preclude some forms of development. The property sold in July 2005 for $4,192,650, or $164,289 
per acre. No bonds currently encumber the site. The southernmost 1.02 acres of the property is 
located within Sacramento County. 
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INDUSTRIAL LAND SALE 3 
Property Identification: 

[ndustria1 Land 

North side of Nichols Drive, west of 
Cincinnati A venue 
Rocklin, CA 95765 
Placer County 

Map Grid: 199-E7 
APN: 017-060-061 (portion) 

Sale Data: 
Grant or 
Grantee 
Sale Date 
Dctd Book Page 
Property Rights 
Conditions of Sale 
Financing Terms 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Area (SF) 
Land Arca (Acres) 
Zoning Code 
Shape 
Corner Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Sile Improvements 

Indkators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks! 

;\rr~-:.-1· .. : ... "1·· 
I
. ·. 4- , 11. ilt. 

t. . ' 

•·· . . ... ::.i.++. 
I J . ., -
J If '-: 11 .. 
I I ' ~,Ip;· 

1 i~~"'J!t,~I.J~lte. 
'-",··-i.,11oll,,; .. ~::t:i!...~~-2-
111.__ o,mRlr-' ll!ffl[l!f,';'. ~ •••. ,· 

Placer Ranch, Inc. 
David W. Smith 
1113/2005 
Contract 
Fee Simple 
Market 
Cash Equivalent 
$4,200,000 
$9,888 

1,092,049 
25.07 
INP-DC, Industrial Park - Design Corridor 
Irregular 
No 
Nichols Drive 
Generally Level 
Streets only 
None 

$3.86 
$167,925 
SO.OJ 
$394 

This comparable represents a 35.00 acre (gross) portion ofan 89.20 acre parcel. It is noted that the 
site contains approximately 6.71 acres of wetlands and 3.22 acres of public right of way land. As 
such, the total dcvelopablc or net acreage is approximately 25.07 acres. Subsequent to the sale, the 
buyer obtained tentative subdivision map approval for subdivision into 28 lots ranging from 0.59 
to I A2 acres. 
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INDUSTRIAL LAND SALE 4 
Property Identification: 

Industrial Land 

Southwest comer of Cincinnati 
A venue and Sunset Boulevard 
Rocklin, CA 95765 
Placer County 

Map Grid: I 99-F6 
APK 017-061-083; 017-070-040, · 
041, -042 

Sale Data: 
Grantor 
Grantee 
Sale Date 
Deed Book Page 
Property Rights 
Conditions of Sale 
Financing Tcnns 
Sale Price 
Present Value of Bonds 

Land Data: 
Land Arca (SF) 
Land Area (Acres) 
Zoning Code 
Shape 
Comer Orientation 
Street Frontage 
Topography 
Off-Site Improvements 
On-Site Improvements 

Indicators: 
Sale Price per SF 
Sale Price per Acre 
PV Bonds per SF 
PV Bonds per Acre 

Remarks: 

I ,,,. ,.' i!1'r~--j~ 
"8r d- i1·-1 , .,·· . ,. •I ".~ I' ' . 
.. . ·----~.,,J;.:;--~-".:· t~-v-\ ~ .. ,,._.._ +-n·- ' 
I ,,., <~·\.t ),:1· x: . ... --~ ~ 

i'- ,.,_ "1'· 
i ~JL ~=~ ,,;. • ""-z~ . i~i 

iii:..::::-""1llli~";;'£ aim ,'11:~.;c; •.. i:... 

Charles Somers 
John L. Sullivan 
6/812004 
074728 
Fee Simple 
Market 
Cash Equivalent 
$4,100,000 
$0 

1,014.948 
23.30 

flf !f ... l:t:.ff:.:.. ~="'·"• 

INP~DC, Industrial Park Design Corridor 
R cctangular 
Yes 
Sunset Boulevard and Cincinnati Avenue 
Level 
Streets and gutters 
None 

$4.04 
$175,966 
$0.00 
$0 

Located in the southwest quadrant of Cincinnati A venue and Sunset Boulevard, this comparable 
sold in June 2004. The site is generally level and contains 23.30 acres of land area. The buyer 
intends to hold the property for future industrial development. 
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Adjustment Discussion 

In order to value the industrial component of the subject property, the comparable transactions are 

adjusted based on the profile of the subject sites with regard to categories that affect market value. If 
a comparable has an attribute that is considered superior to that of the subject, it is adjusted 
downward to negate the effect the item has on the price of the comparable. The opposite is true of 
categories that are considered inferior to the subject. 

In order to isolate and quantify the adjustments on the comparable sales data, percentage or dollar 
adjustments are considered appropriate. At a minllnum, the appraiser considers the need to make 
adjustments for the following items; 

• Property rights conveyed 
• Financing tenns 
• Conditions of sale (motivation) 
• Market conditions (time) 
• Physical features 

A paired sales analysis is perfnnn(",:! in a meaningfi.1! way when t."'1.e quantity and quality cf data are 
available. However, as a result of the limited data present in the market, many of the adjustments 

require the appraiser's experience and knowledge of the market and information obtained from those 
knowledgeable and active in the marketplace, A detailed analysis involving each of the 
aforementioned factors is presented as follows: 

Property Rights Conveyed 

In transactions of real property, the rights being conveyed vary widely and have a significant impact 
on the sales price. As previously noted, the opinion of value in this report is based on a fee simple 
estate, subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power and eschcat, as well as non-detrimental easements, community facility 
districts, and conditions, covenants and restrictions (CC-&Rs). All of the comparabJes represent fee 
simple estate transactions. Therefore, adjustments for this factor are not necessary. 

Financing Terms 

In analyzing the comparables, it is necessary lo adjust for financing terms that differ from market 

tenns. Typically, if the buyer retained third party financing ( other than the seller) for the purpose of 
purchasing the property, a cash price is presumed and no adjustment is required. However, in 

instances where by the seller provides financing as a debt instrument, a premium may have been 
paid by the buyer for below market financing tenns or a di&count may have been demanded by the 

buyer if the financing terms were above market. The premium or discounted price must then be 
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adjusted to a cash equivalent basis. The comparable sales represented cash to the seller transactions 
and, as such, do not require adjustments. 

Conditions of Sale 

Adverse conditions of sale can account for a significant discrepancy from the sales price actually 

paid compared to that of the market. This discrepancy in price is generally attributed to the 
motivations of the buyer and the seller. 

Certain conditions of sale arc considered to be non~markct and may include lhe following: 

• a seller acting under duress, 
• a Jack of exposure to the open market, 
• an intcr*family or inter-business transaction for the sake of family or business interest, 
• an unusual tax consideration, 
• a premium paid for site assemblage, 
• a sale at legal auction, or 

an eminent domain proceeding. 

All or the comparable transactions were arms-length market transactions and do not require a 
conditions of sale adjustment. 

Market Condition (Tune) 

Market conditions generally change over time, but the date of this appraisal is for a specific point in 
time. Therefore, in an unstable economy, one that is undergoing changes in the value of the dollar, 

interest rates and economic growth or decline, extra attention needs to be paid to assess changing 
market conditions. Significant monthly changes in price levels can occur in several areas of a 

municipality, while prices in other areas reniain relatively stable. Allhough the adjustment for 
market conditions is often referred to as a time adjustment, time is not the cause of the adjustment. 

In evaluating market conditions, changes between the sale dates for the comparable sales and the 
effective date of this appraisal nray warrant adjustment; however, if market conditions have not 

changed, then no ti1ne adjustment is required. Upward adjustments are required to Comparables #3 

and #4 because they transferred over 12 months ago. No other adjustments are deemed necessary. 
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Physical Characteristics 

The physical characteristics of a property can impact the selling price. Those that may impact value 

are discussed below. 

Location 

Induslrial land sale comparables were analyzed fron1 the Roseville/Rocklin submarket. In general, all 

of the comparab\cs arc similar in location in that they are equal distance from employment, parks, 

services, eLc., and have similar economic characteristics. The <:omparables have the same overall 

desirability to the most probable buyer or user; therefore, no adjustments arc required for lo<:ation. 

Parcel Arca 

The subject's industrial sites range from 34.3 to 38.3 acres. TI1e market generally exhibits an inverse 

relationship between parcel area and price per square foot such that larger parcels sell for a lower 

price per square foot than smaller parcels, all else being equal. Thus, Comparable # 1 requires an 

upward adjustment since this sale represents a huger parcel in comparison to the subjecl property. 

Visibility/Accessibility 

The visibility and accessibility of a property can have a direct impact on value. For example, a 
property with limited access is considered to be in an inferior position compared to a property with 

open acccso,ibility. Conversely, if a property has good visibility, or is situated in proximity to major 

linkages, this is considered to be a superior site amenity in con1parison to a property with limited 

visibility. The visibility and accessibility of the comparable sales are considered similar in 

comparison to the subject property; therefore, adjustments are not required for this factor. 

Utilityffgpography 

Differences in contour, drainage or soil conditions can affect the utility and, therefore, the market 

value of the property. All of the comparable properties offer terrain with similar utility. As such, no 

adjustments arc necessary when comparing these sales with the subject 

Offsitc Improvements 

Under the hypothetical condition for which the subject property is being valued, all offsite 

itnprovements arc assumed to be in place. Similarly, each of the comparable sales possesses off site 

improvements and, therefore, no adjustments arc necessary. 
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Conclusion of Revenue - Industrial Component 

During our investigation, we identified several industrial land sales located throughout Roseville and 

Rocklin. In total, we have presented four comparables that were analyzed to estimate the 

hypothetical market values of the subject's industrial sites. Using the indications of the data set, and 

considering the similarities and dissimilarities between the con1panible sales and the subject property, as 
well as the required adjustments previously discussed, our conclusion of revenue for the industrial 

component of the subject property is $4.00 per square foot The hypothetical market values for each site 

are detailed in the table below: 

Size Siu Concluded Industrial 

Phase Desii:;nation {Act£§} !~Fl Valyi;fSF Revenue (Rd. 

Phase IV W-60 34.3 1,494,108 $4.00 $5,980,000 

Phase IV W-<51 35.9 1,563,804 $4.00 $6,260,000 

Phase IV W-62 38.3 1,668,348 S4.00 ....,..,..,.. 
Total $18,91°'000 
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Conclusion - Revenue Component 

To restate, the total revenue component for the subject propt.,'lty, which will be incorporated into the 

discounted cash flow analysis, is as follows: 

Comnanent Revenue 
Single-Family Residential $650,140,00 
Multi-Family Residential $25,960,00 
Commercial (Retail) Sll,570,00 
Husiness Professional (Office) $4,570,00 

Industrial $18,910,00 
Total Revenue S711 l50 011 

ABSORPTION ANALYSIS 

In this section of the report, we will discuss the absorption period (time) and swnmarize the annual 

disposition of the revenue components. Absorption statistics for each of the individual components 
fff<" Bkn lfl<"i1!rtl in fhP Mn,4,,,,, (},,,,,,..,;,,,,.,,, <:<"rtinn<: nftl,;., rr,p"rl. Th" fr,lln,.,;ng ,!;.,,...,.,.,;,..,.., p,.,..,,,;,t,. 

supplemental information utilized to project sell~off of the components. 

Single-Family Residential Component 

In developing an estimate of the absorption period for the subject property, we have attempted to 

consider both the impacts for present market conditions as well as anticipated changes in the market. 

Real estate is cyclical in nature, and it is difficult to accurately forecast specific demand over a 

projected absorption period. Estimating absorption is based on several factors. One consideration is 

the past experience of local residential developers marketing similar projects. This analysis is best 

measured by historic absorption rates for lots in the Northern California Region. The stable demand 

for singlc~family homes in the subject's market area, coupled with the limited supply of entitled land 

near ready for development, should bode well for the subject property. 

California's Central Valley, which includes both the Sacramento and San Joaquin Valleys, has achieved 

significant absorption of near ready for development residential land. For instance, in the city of 

Lincoln, in south Placer County, is the Lincoln Crossing master planned community. This 

development is located just west of State Highway 65, south ofMoore Road, and incorporates 1,066 

acres of land. Lincoln Crossing is being developed in two phases, bisected by the proposed State 

Highway 65 Bypass, scheduled to begin this year. Phase I includes 541 acres north ofthe State 

Highway 65 Bypass and will include 1, 138 single-family residential lots, two school sites, 10 acres 

of multifamily residential land, 17 .9 acres of commercial land and 8 acres of office land. 

Development of Phase I was recently completed. Phase II, which includes 525 acres south of the 
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proposed State Highway 65 Bypass, contains an additional 1,555 single-family residential lots, 17.6 

acres of commercial land, and an 8-acre school site. The balance, 54 acres, will be used as right-of 

way to support the Bypass. Phase II development began in Summer 2003, with completion in late-

2004. Shortly after entering the market, 828 lots within Phase 1 of Lincoln Crossing were sold within 

one year to merchant builders, including KB Homes, Centex Homes and Morrison Homes. 

Further illustrating the demand for dcvelopable residential land throughout the Central Valley, in the 

city of Lathrop, in San Joaquin County,just south of the city of Stockton, Pacific Union Homes is 

developing the Mossdale Landing ma'>tcr planned community, which. at build-out, will include 998 

detached single-family residences. In tenns of 1narket acceptance, all of Phase I of the Mossdale 

Landing development, which includes 550 proposed single~family lots, had sold to merchant builders 

within one year, and development is curr1...'Iltly underway. 

As merchant builders have looked to offer more affordable homes in outlying areas proximate to 

Sacramento, major 3(:tivity has occurred in the Plumas Lake Specific Plan Area of Yuba County 

(located approximately 25 minutes north of Sacramento), which contains over 5,200 acres of land 

proposed to be developed with more than 12,000 residences over the next 20 years. Despite concerns 

about levee stability in the area, rnerchant builders have not shown pause. Most of the activity has 

occurred in the southern area of the Specific Plan, which currently is being developed by Creslcigh 

Homes (749 lots), California Homes (599 lots), Rio Del Oro (Yuba LLC) (372 lots and 

approximately 70 acres of proposed commercial land), Beazer Homes (959 lots), Lennar 

Renaissance (371 Jots), Towne Development (227 lots) and Cassano Kamilos Homes (121 lots). 

With the exception of Rio Del Oro (Yuba LLC), who is a master developer within the southern 

Plumas Lake Specific Plan Area, all other merchant builders listed purchased their holdings between 

2002 and 2004. Beazer Homes acquired its 846 lots through three separate bulk lot tnrnsactions, 

while Cresleigh Homes, California Homes, Lennar Renaissance, Towne Development and Cassano 

Kamilos Homes purchased their holdings in bulk via a single transaction. 

In March 2005, the proposed Bickford Ranch master planned community, which is located in the 

southern portion of Placer County, just east of the city limits of Lincoln, sold from Lennar to SunCal 

for $2 l 0,000,000. The Bickford Ranch Specific Plan Arca comprises three development 

communities, the Meadows, the Ridges and Heritage Ridge. The Meadows, located at the base of the 

development, is divided into seven residential areas with 22 lots ranging from three to ten acres. The 

Ridges conununity is situated along the sloping portions of the development and contains 782 

detached single-family residential lots, 66 attached townhouse lots and a multifamily residential 

parcel designated for 106 affordable housing units for age-restricted residents. Heritage Ridge is 

located along the ridge of the Bickford Ranch development and consists of l 9 residential areas with 

920 age-restricted single-family residential lots offering significant views of the Sacramento Valley 

and downtown Sacramento. Heritage Ridge will also include an 18-holc championship golf course. 
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l11c Bicktbrd Ranch master planned co nun unity will include a 9. 7-acre commercial site. Under the 

tenns of the purchase and sale agreemcnl, SunCal will sell back to US Homes (Lennar) the 920 lots 

comprising the Heritage Ridge component of Bickford Ranch, along with the land designated for the 

golf course. 

In the city of Rancho Cordova is the Anatolia master planned community, which encompasses 

approximately 1,214 gross acres designated for the development of 3,112 single-family residential 

lots, a mullifamily site, commercial parcels, parks and two school sites. Additionally, this 

development has approxinratcly 481.6 gross acres allocated to open space and wetland preserve. The 

16 villages within Anatolia I and II were met by overwhelming demand from merchant builders, 

even at a time when litigation was ongoing and the future of the development was uncertain. The 

lawsuits have since been resolved and each of the villages has closed escrow, with home sales 

currently underway. 

The Vineyard Creek residential community within the proposed North Vineyard Station Specific 

Plan sold in bulk in August 2005 from Lennar Communities, Inc. to Standard Pacific Homes, Corp. 

The transfer involved a total of 375 single-family lots and 7. l acres of multifamily residential land. 

At the time of sale, the projecl had an approved tentative subdivision map. 

Adjacent to the Westpark master planned community is Fiddyment Ranch, developed by Signature 

Homes. This community will consist of 3, 149 sing1c-family residential lots, a multifamily residential 

component encompassing 1,005 developablc units, five conuncrcial sites totaling 30.1 acres, and a 

business professional (office) site containing 9.1 acres of land area. Several residential villages 

within the first phase of development sold to merchant builders within one year, with each village 

receiving multiple offers. 

One of the more convincing observations suggesting strong demand for residential land in the 

subject's market area is the sale of the subject development. The entire Westpark development (in 

bulk) transferred from \Vestpark Associates to PL Roseville, LLC for $410 million in March 2005. 

TI1c project was marketed for less than one year. 

The preceding discussion suggests there is steady demand for devclopablc residential land in the 

region. Even with the overall number of lots slated for development, it appears demand for 

residential land in the subject's immediate area outweighs current and projected supply. As detailed 

in a March 2006 article published in The Sacramento Bee, the Sacramento region has a 61.9% home 

ownership rate, which lags significantly behind the national rate of 70.3o/o. According to the 

California Building Industry Association, Metropolitan Sacratncnto needs more than 62,000 homes 

in addition to those already being built to serve the current population growth. 
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For an absorption discussion relating to new home sales in the Sacramento region, please reference 

the Sacramento Metropolitan Area !lousing Market Overview. In general. demand for new 

residences over the past several years has been stable, and given the limited supply of entitled 

residential land, demand for production-oriented land is not expected to diminish over the near~tcnn. 

Considering the development timclinc and scope of the Westpark master planned community, it is 

estimated the residential villages could transfer within two years of exposure to the market. Thus, the 

discounted cash flow analysis will reflect sales of residential lots within the first two years. 

Multifamily Residential Component 

In recent years, demand for high-density residential product in the Sacramento region has been 

stable to increasing, particularly in light of the escalating median home price, which forces entry

lcvel homebuyers to seek housing in outlying areas or find alternate fonns of housing. Generally, as 

single-family residential prices continue to increase, the affordability of the entry-level housing 

market decreases, creating a demand for multifamily or attached residential housing (e.g., 

condominiums and townhouses}. Considering the vast single-family residential development 

proposed for the subject property, and taking into account the lack of entry-level product in the 

immediate area, it is anticipated the multifamily component of the subject property will sell in the 

second year. 

Commercial, Office and Industrial Components 

The proposed residential development in the immediate area will generate the need for supporting 

uses. There arc currently no neighborhood shopping centers or complimentary commercial uses in 

proximity to the subject property. As residential development expands, so docs the demand for 

commercial-oriented uses. Considering the limited supply and anticipated demand for commercial 

uses in the immediate area, it is projected the commercial (retail) land areas could sell in years two 

and three. Similarly, the office land component is estimated to transfer by year three. Finally, with 

respect to the industrial sites, the master developer is in the process of entering into contract with a 

buyer who will purchase the three sites in bulk. Close of escrow is tentatively scheduled for April 

2008. Thus, the revenue generated from the sale of the industrial sites is reflected in year two. 

Annual Appre<:iation 

Unlike income properties where there is a set rate of appreciation based on a specified index, 

estimation of housing appreciation/depreciation is highly speculative, especially in the current 

market, which has moderated relative to the significant appreciation in prices experienced over the 

past several years. Therefore, the value estimate is based on market conditions as of the date of 

inspection and is not trended. 
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EXPENSES 

General and Administrative 

These expenses consist of management fees, insurance, insix,-ction fees, appraisal fees, legal and 

accounting fees and copying or publication costs. This expense category typically ranges from 2.5% 

to 4.0%, depending on length of project and if all of the categories arc included in a builder's budget. 

Based on industry standard, we have used 3.0% for general and administrative expenses. This 

expense category is spread evenly over the entire sellout period. 

Marketing and Sale 

These expenses typically consist of advertising and promotion. warranty, model complex operation 

(maintenance, utilities, security), closing costs, sales trailer, sales office construction and operations 

(hostess, office supplies, telephone, computer lease}, signs, models, restoration to production units 

and sales commissions. The expenses are expressed as a percentage of the gross sales revenue. 

The range of marketing and sale expenses found in comparable projects is 5.00/o to 6.5%. 

Considering the specifics of the subject property, a figure of5.00/e, or 3.0%, for marketing and 2.0% 

for sales, is used in the marketing and sales expense categories. 

Interim Ad Valoreni Taxes and Assessments 

This appraisal is predicated on, and assumes, a sale of the appraised property. Interim ad valorem 

real estate taxes arc based on the subject's current tax rate ( 1.0743%,). The taxes are anticipated to 

increase 2.0% annually. As the parcels arc sold off, the average tax liability is estimated and then 

applied to the unsold inventory. Direct charges are also included in the estimate of property taxes. 

Mello-Roos Community Facilities District (CFD) 

With respect to special taxes, the appraised property is located within the boW1darics ofWestpark 

Community Facilities District (CFD) No. I. We have relied upon the Hearing Report, prepared by 

Economic and Planning Systems, Inc., for determining the annual special tax levy on the appraised 

property. The schedule of projected annual debt service for the subject property is detailed in the 

following table. 
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Westpark CFD No. l - Public Facilities 

Propos•d Land Un Bue Year Special T:n Ptr ....... 
LUR (Age-Restr1ned, < 5,000 sf) $900 per lot 
LUR (Age-Restricted,> 5,000 sf) SJ ,200 per lo! 
LOR $1,300 per !01 
MOR $1,000 per 101 
VC-MDR $1 ,000 per lot 
M DR {Affordable) $500 per lot 
HDR $500 per unit 
VC-HDR $5()0 per unit 
VC-HDR (Affordable) S250 per unl1 
Commercial $5,000 per acre 
VC-Comm=,cia) $5,000 per acr~ 
Bu,jness Prnfus,onal SS,000 per acre 
lndusmal S3 000 "er acre 

Note. lDR low Density Rcsiden!tal, M DR - Med,um Denrny Residential, HDR • 
High Densl\y R~sidemial, VC - Village Ccnler 

It is noted the District will retain one year's capitalized interest to pay the special tax obligations for 

this period. Therefore, the first year of the discounted cash flow analysis will not include a special 

assessment deduction. As with the property taxes, the hypothetical market valuation assumes a 2.0% 

O.U.UU<Ll "'"'"ala,;U~ .kb. O,C, V ; ...... 

The subject property will also be encumbered by public and municipal services special taxes, 

identified as Wcstpark CFD Nos. 2 and 3, respectively. These CFDs will fund services, including 

open space improvements, landscape corridor maintenance, neighborhood park improvements, storm 

water management, and other miscellaneous services. However, unlike the public facilities bond 

(Westpark CFO No. 1), the public services CFOs arc in perpetuity and cannot be paid off (i.e. no 

expiration for annual payment). The maximum annual special taxes lUlder Westpark CFO Nos. 2 and 

3 are detailed below. 

Westp•rk CFO No. 2 - Wutpuk Ct'D No. 3 -
. __ ... --· .. ___ -------- -- --· ··---

l'roposed L•nd U.e 
Batt Year Special Tu Per Bue Year Spttial Tn Per . . 

LOR {Age·Restric!ed, < 5,000 sf) $323 per lot $293 per lot 
LOR (Age·Restricted, > 5,000 sf) $323 per lot $293 per lot 
LOR $323 pur lot $293 per lot 
MOR $323 per lot $293 per lot 
VC·MDR $323 per lot $293 per lot 
MOR (Affordable) $323 per lot $293 per lot 
!!DR $112 per uni! $196 per unit 
VC-IIDR $112 per imit $ l 96 per unit 
vc.lJDR (Affordable) $56 per unit $ I 96 per uait 
Commercial $700 per ucn, $ t ,604 per acre 
VC-Commercial 1,700 per acre $1,604 per acre 
Business Professional 1,700 per aere $1.370 per a.re 
Industrial t700 "er acre ((, JO ner acre 

Nole: LOR· low Density ResidC11tial, MDR M¢dium Denslty Rc.sidffltlal, HOR. High Donsi!y Re~kl«1tial, 
VC - Village Center 
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Major Infrastructure Development (Offsite Improvements) 

The developer has provided a cost budget indicating $141,703,408 in total infrastructure costs, 

excluding in-tracts, or on-site improvement costs. While the estimated costs arc significantly higher 

than the budgeted cost,; in 2005, several costs have been updated, while costs that were previously 

unaccounted for were incorporated. 

It is noted that several costs included in the budget arc not the responsibility of the master developer 

and/or will be reimbursed to the developer from the City of Roseville and Signature Properties, the 

developer of the adjacent Fiddyment Ranch master planned community. For purposes of our 

analysis, \.VC are only concerned with the costs that the master developer is responsible for to deliver 

the subject components with all public facilities in place. Accounting for the reimbursements, the net 

off-site development costs required by the master developer are reduced to $125,497 ,327. 

Based on the projected special I.axes and bonded indebtedness for the Westpark Community 

Facilities District No. 1, prepared by Piper Jaffray and Co., total construction fund proceeds to be 

funded by the bond issuance equate to $47,610,892 for the Series 2005 bonds and $18,953,542 for 

the Series 2006 bonds, or $66,564,434 in total. Thus, asswning the public facilities to be financed by 

the proposed Westpark CFD No. 1 bond are in place as of the date of value, $58,932,893 

($125,497,327- $66,564,434) remain as the off site cost obligation of the master developer. As of the 

date of inspection, the developer had incurred $39,536,942 in off site costs, of which $27,244,001 

was paid through the Series 2005 bonds. 111e remaining amount of S 12,292,94 l is subtracted from 

the developer's off site requirement of$58,932,893 to arrive at the net offsite costs ($46,639,952), 

assuming the completion of the public facilities to be financed by the Wcstpark Community 

Facilities District No. I bond issuance (Series 2005 and 2006 bonds). 

The infrastructure improvements will be installed over a two-year period, with the majority of the 

costs (75.0%) front loaded in the first year of the absorption schedule. 

DISCOU~T RATE 

The project yield rate is the rate of return on the total un~levcraged investment in a development, 

including both equity and debt. The leveraged yield rate is the rate of return to the "base" equity 

position when a portion of lhc development is financed. The "base" equity position represents the 

total equity contribution. The developer/builder may have funded all of the equity contribution, or a 

consortium of invcstors,'builders as in a joint venture may fund it Most surveys indicate that the 

threshold project yield requirement is about 20% to 30% for production home type projects. 

Instances in which project yields may be less than 20% is profit participation deals in master planned 

communities where the master developer limits the number of competing tracts. 
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According to a leading publication within the appraisal industry, The Korpacz Real Estate Investor 

Survey19 , discount rates for land development range from 12.00% to 25.00%, with an average of 

l 8J 5o/o during the Fourth Quarter of 2005. This represents a slight increase from an average of 

t 8.05o/o during the Second Quarter of 2005. According to the data presented in the survey prepared 

by Korpacz, the majority of those respondents who use the discounted cash flow (DCf) method do 

so free and clear of financing. Additionally, the participants reflect a preference in including the 

developer's profit in the discount rate, versus a separate line item for this factor. Accordingly, the 

range of rates presented above is inclusive of the developer's profit projection. 

The discount rates arc based on a survey that includes residential, office, retail and industrial 

dcvclopmenls. Participants in the survey indicate the highest expected returns are on large-scale, 

unapproved developments. The low end of the range was extracted from projects where certain 

development risks had been lessened or eliminated, Several respondents indicate they expect slightly 

lower returns when approvals/entitlements are already in place. 

The project yield rate is compared with a developing in-house database of project yield rates for 

reasonableness. Developer surveys conducted during the current real estate cycle have elicited the 

following responses: 

Chris Downey of Hon Development - Minimum IRR requirements are 20-25%. For an 8 to 10 
year cash flow, the return would be higher - say in the mid to upper 20's. Factors to consider in 
the estimation of the IRR include the upside potential, such as the potential to increase density, 
cut cost~, etc. Hon Development has participated in both smaller scale residential community 
development and very large scale; full-integrated master planned community dcv-clopmcnt with a 
wide variety of user types. 

Lyle McCullogh of California Pacific Homes • No less than 20% IRR for land development, 
either entitled or unentitlc,l California Pacific Homes is the resideotial development arm for the 
Irvine Company and has participated in master planned community development in Irvine, 
Northern California and San Diego County. 

Terry Ruckle of Grubb and Ellis Mr. Ruckle is a broker involved in the sale of Northlakcs, a 
1,300-acrc proposed master planned community in Cast.aic, Los Angeles County. Mr. Ruckle 
stated that the undisclosed buyer's IRR requirement was approximately 30%. He stated that this 
is fairly typical of the market for partially entitled master planned community land of this size 
and development range. 

Gary Gorian of Dale Poe Development - Dale Poe Development is the master land developer for 
Stevenson Ranch. They arc in the business of buying, selling and developing land. Mr. Gorian 
said 25% IRR for land development is typical. for properties with significant infrastructure 
costs, he would expect a slightly higher IRR. He would look at an entitled piece of land, ready to 
go, separately from the unentitled land. 

'° The Real Estate Investor $wyey Peter F Kmpacz and Associates, 4"' Quarter:2005, V()!ume 18, Number 4. 

------Seevers • Jordan • Zicgenmeyer ------ 201 



David Pitts of Newhall Land and Farming - IRR's for land development deals should be in the 
low 20o/o range to 30'Yi, on an unlcvcragcd basis, depending upon risk and length of the 
development period. Newhall Land is the master planned community developer of the 
community of Valencia. Additionally, Newhall Land has gained approvals for a new community 
that will be a larger master planned community in California. 

Mark Palkowitsh of MSP California, LLC This company is based in Denver, Colorado. They 
purchase uncntitlcd and partially entitled land and take it to entitlements and sell it They are 
currently involved in several Southern California large land deals, most in Riverside County and 
a few in Santa Clarita. They consider themselves risk takers and expect the higher returns for 
entitling properties. For large land deals from raw uncntitlcd to tentative map stage, he would 
expect an IRR of 35%, unleveraged or leveraged. From tentative map to pad sales to merchant 
builders, an unlevcraged IRR of25% to 300/o would be expected. 

Rick Nieman of GFC • Mr. Nieman is involved with the purchase of Tak:ga in San Clemente. 
Their IRR requirements for land with some entitlements is l 8o/o to 22%, unlcvcragcd. This return 
would be for developing and marketing the pads to merchant builders. They would anticipate an 
IRR of 30% for raw unentitled land with some entitlement "clean-up" involved. A recent 
example of this was the purchase of an industrial subdivision where they changed the 
entitlements to residential. 

Roy Robertson of Ekotec ~ Mr. Robertson is an engineer and consultant to master plan 
developers. He prcviousiy worked for ·1 he Irvine Co. and has a great deal of experience of all 
levels of a n1aster plan. For an uncntitlcd property, the IRR requirements would be 200/o to 30%. 
The lower end of the range would reflect those properties close to tentative maps. 

Lin Stinson of Providence Realty Group - Mr. Stinson works with Security Capital and other 
private venture fund sources in acquiring land and joint venture partnerships in California and 
throughout the Pacific Southwest. He indicates that a yield rate in the low 20% range is required 
to attract capital to longer-term land holdings. 

Gordon MacKenzie, formerly of Brookfield Development - Mr. MacKenzie has been directly 
involved with La Costa land holdings in San Diego County through two ownership's since the 
1970's, up to the foreclosure with the Fieldstone Venture. \Vhen typical entitlement risk exists, 
he feels the IRR should be no less than 30o/Q. 

Dan Boyd of ESE Land Company and formerly of James Warmington Development indicated 
that merchant builder yield requirements were in the 20% range for traditionally financed tract 
developments. Larger land holdings would require 25'% to 30°/o depending on the goals/patience 
of the funding partner. Environmentally challenged or politically risky development could well 
run in excess of 35% IRR with the possibility that some early entitlement/political work may be 
necessary before cooperative capital would become interested. 

Higher profit'> arc generally required for longer construction and sellout periods, as well as riskier 

projects, Profit is site specific with a number of factors to consider. These include, but are not 

limited to, the following: 

• Entitlements 
• Physical ~iatus ofthc property (raw/improvcd'partially improved) 
• Moratoriums 
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• Endangered species 
• Price range of the proposed units 
• Construction/absorption period 
• Location 
• Amenities such as golf course orientation or views 
• Future competition 

Profit is estimated based on the perspective of a new buyer, not the current owner. The profit must 

be sufficient to attract investment based on the relative risks of the project. 

While the subject property is still considered to exhibit a certain degree of risk, the positive attributes 

of the subject include: I) the adoption of the West Roseville Specific Plan and approved 

Development Agreement for the subject property, 2) the stable market acceptance exhibited by sales 

within other developments in the area, and 3) the population and employment trends for the area. All 

of these factors tend to lessen the perceived risk of the subjt."Ct development 

Based on the specifics of the Westpark master planned community discussed throughout the report, a 

discount rate towards the middle of the range reflected by the survey respondents appears 

reasonabie, Thus, a discount tactor of 18%, inclusive of developer's profit, will be utilized in this 

analysis. 

CONCLUSIOS 

After deriving the four components of the subdivision development approach, the discounted cash 

flow and hypothetical market value conclusion of the subject property is offered on the following 

page. 
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FINAL CONCLUSION OF HYPOTHETICAL MARKET VALUE 

The purpose of this appraisal has been to estimate the hypothetical market value (fee simple estate) 

of the subject property, assuming the completion of the primary infra.<,tructure and facilities to be 

financed by the Wcstpark Con1munity Facilities District No. l bond i&suance (Series 2005 and 2006 

bonds). The hypothetical market value estimate also accounts for the impact of the Special Tax 

securing the bonds. After analyzing cwrent market infonnation and trends, and in accordance with 

the definitions, certifications, assumptions and significant factors set forth in the attached document 

(please refer to pages 9 through 11), it is our opinion the hypothetical market value of the subject 

property, as of May 12, 2006, is ... 

Hypothetical Market Value: $472,000,000 

Below, we will estimate a reasonable exposure time for the subject property. 

Exposure Time 

Exposure time is the period a property interest would have been offered on the market prior to the 

hypothetical consummation of a sale at market value on the effective date of lhe appraisal. For a 

complete definition of exposure time, please reference the Glossary of Terms in lhe Addenda. 

In attempting to estimate a reasonable exposure time for the subject property, we looked at both the 

historical exposure times of a number of sales, as well as current and past economic conditions. The 

real estate market in the Sacramento region has been very strong fOr the past several years. A 

transfer of residential and commercial properties in the region typically occurs within 6 to 12 months 

of exposure. Please reference the absorption section of the discounted cash flow analysis for 

information relating to specific projects. It is estimated the exposure time for the subject property 

would be I 2 months on a wholesale basis. 
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APPENDIXC 

SUMMARY OF CERTAIN PROVISIONS OF THE FISCAL AGENT AGREEMENT 

The following summary of the Fiscal Agent Agreement is a summary only and does not purport 
to be a complete statement of the contents thereof. Reference is made to the Fiscal Agent Agreement 
for the complete terms thereof. 

Definitions 

"Act" means the Mello-Roos Community Facilities Act of 1982, as amended, being Sections 
53311 et seq. of the California Government Code. 

"Administrative Expenses" means any or all of th,i following: the fees and expenses of the Fiscal 
Agent (including any fees or expenses of its counsel), the expenses of the City in carrying out its duties 
under the Fiscal Agent Agreement (including, but not limited to, the levying and collection of the Special 
Taxes, and the foreclosure of the liens of delinquent Special Taxes) including the fees and expenses of 
its counsel, an allocable share of the salaries of City staff directly related thereto and a proportionate 
amount of City general administrative overhead related thereto, any amounts paid by the City from its 
general funds pursuant to the Fiscal Agent Agreement, and all other costs and expenses of the City or 
the Fiscal Agent incurred in connection with the issuarn;e and administration of the Bonds and/or the 
discharge of their respective duties under the Fiscal Agent Agreement (including, but not limited to, the 
calculation of the levy of the Special Taxes, foreclosures with respect to delinquent taxes, and the 
calculation of amounts subject to rebate to the United States) and, in the case of the City, in any way 
related to the administration of the District. Administrative Expenses shall include any such expenses 
incurred in prior years but not yet paid, and any advanc,es of funds by the City under the Fiscal Agent 
Agreement. 

"Agreement" means the Fiscal Agent Agreement dated as of August 1, 2005 and a First 
Supplement to Fiscal Agent Agreement dated as of July 1, 2006, by and between the City and the Fiscal 
Agent, as it may be amended or supplemented from time to time by any Supplemental Agreement. 

"Annual Debt Service" means, for each Bond Year, the sum of (i) the interest due on the 
Outstanding Bonds in such Bond Year, assuming that th,e Outstanding Bonds are retired as scheduled, 
and (ii) the principal amount of the Outstanding Bonds including any mandatory sinking fund payments 
due in such Bond Year. 

"Authorized Officer" means the City Administrative Services Director, Finance Director, City 
Manager or any other officer or employee authorized by the City Council of the City or by an Authorized 
Officer to undertake the action referenced in the Fiscal Agent Agreement as required to be undertaken 
by an Authorized Officer. 

"Bond Counsel" means any attorney or firm of attorneys acceptable to the City and nationally 
recognized for expertise in rendering opinions as to the legality and tax-exempt status of securities 
issued by public entities. 

"Bond Year" means each twelve-month period beginning on September 2 in any year and 
extending to the next succeeding September 1, both dates inclusive; except that the first Bond Year 
shall begin on the Closing Date and end on September 1, 2006. 

"Bonds" means the City of Roseville Westpark Community Facilities District No. 1 Special Tax 
Bonds Series 2006 at any time Outstanding under the Fiscal Agent Agreement or any Supplemental 
Agreement. 
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"Business Day" means any day other than (i) a Saturday or a Sunday or (ii) a day on which 
banking institutions in the state in which the Principal Office of the Fiscal Agent is located are authorized 
or obligated by law or executive order to be closed. 

"CD/AC" means the California Debt and Investment Advisory Commission of the office of the 
State Treasurer of the State of California or any successor agency or bureau thereto. 

"City" means the City of Roseville, California, and any successor thereto. 

"Closing Date" means the date upon which there is a physical delivery of the Bonds in exchange 
for the amount representing the purchase price of the Bonds by the Original Purchaser. 

"Code" means the Internal Revenue Code of 1986 as in effect on the date of issuance of the 
Bonds or (except as otherwise referenced herein) as it may be amended to apply to obligations issued 
on the date of issuance of the Bonds, together with applicable temporary and final regulations 
promulgated, and applicable official public guidance published, under the Code. 

"Continuing Disclosure Agreement" means the Continuing Disclosure Agreement, dated as of 
July 1, 2006, by and among the City and The Bank of New York Trust Company, NA, in its capacity as 
Dissemination Agent, as originally executed and as it may be amended from time to time in accordance 
with the terms thereof. 

"Cost of Issuance" means items of expense payable or reimbursable directly or indirectly by the 
City and related to the authorization, sale and issuance of the Bonds, which items of expense shall 
include, but not be limited to, printing costs, costs of reproducing and binding documents, closing costs, 
filing and recording fees, initial fees, expenses and charges of the Fiscal Agent including its first annual 
administration fee, expenses incurred by the City in connection with the issuance of the Bonds, financial 
advisor fees, Bond (underwriter's) discount or underwriting fee, legal fees and charges, including bond 
counsel, charges for execution, transportation and safekeeping of the Bonds and other costs, charges 
and fees in connection with the foregoing. 

"OTC" means the Depository Trust Company, New York, New York, and its successors and 
assigns. 

"Debt Service" means the scheduled amount of interest and amortization of principal payable on 
the Bonds during the period of computation, excluding amounts scheduled during such period which 
relate to principal which has been retired before the beginning of such period. 

"Debt Service Account" means the account of the Special Tax Fund by that name established 
under the Fiscal Agent Agreement. 

"District" means the City of Roseville Westpark Community Facilities District No. 1 (Public 
Facilities) formed pursuant to the Resolution of Formation. 

"Fair Market Value" means the price at which a willing buyer would purchase the investment from 
a willing seller in a bona fide, arm's length transaction (determined as of the date the contract to purchase 
or sell the investment becomes binding) if the investment is traded on an established securities market 
(within the meaning of Section 1273 of the Code) and, otherwise, the term "Fair Market Value" means the 
acquisition price in a bona fide arm's length transaction (as referenced above) if (i) the investment is a 
certificate of deposit that is acquired in accordance with applicable regulations under the Code, (ii) the 
investment is an agreement with specifically negotiated withdrawal or reinvestment provisions and a 
specifically negotiated interest rate (for example, a guaranteed investment contract, a forward supply 
contract or other investment agreement) that is acquired in accordance with applicable regulations under 
the Code, (iii) the investment is a United States Treasury Security-State and Local Government Series 
that is acquired in accordance with applicable regulations of the United States Bureau of Public Debt, or 
(iv) the investment is the Local Agency Investment Fund of the State of California, but only if at all times 
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during which the investment is held its yield is reasonably expected to be equal to or greater than the 
yield on a reasonably comparable direct obligation of the United States. 

"Federal Securities" means any of the· following which are non-callable and which at the time of 
investment are legal investments under the laws of the State of California for funds held by the Fiscal 
Agent (the Fiscal Agent entitled to rely upon investment direction from the City as a certification that such 
investment constitutes a legal investment). 

(i) Direct general obligations of the United States of America (including obligations 
issued or held in book-entry form on the books of the United States Department of the Treasury) 
and obligations, the payment of principal of and interest on which are directly or indirectly 
guaranteed by the United States of America, im;luding, without limitation, such of the foregoing 
which are commonly referred to as "stripped" obligations and coupons; or 

(ii) Any of the following oJligations of the following agencies of the United States of 
America: (i) direct obligations of the Export-Import Bank, (ii) certificates of beneficial ownership 
issued by the Farmers Home Administration, {iii) participation certificates issued by the General 
Services Administration, (iv) mortgaf·e-backed bonds or passthrough obligations issued and 
guaranteed by the Government Natio.1al Mortgage Association, {v) project notes issued by the 
United States Department of Housing and Urban Development, and (vi) public housing notes and 
bonds guaranteed by the United States of America. 

"Fiscal Agent" means the Fiscal Agent appointed by the City and acting as an independent fiscal 
agent with the duties and powers herein provided, its successors and assigns, and any other 
corporation or association which may at any time be substituted in its place, as provided in the Fiscal 
Agent Agreement. 

"Fiscal Year" means the twelve-month period extending from September 1 in a calendar year to 
June 30 of the succeeding year, both dates inclusive. 

"Information Services" means Financial Information, Inc 's "Daily Called Bond Service," 30 
Montgomery Street, 10th Floor, Jersey City, New Jersey 07302, Attention Editor; Kenny Information 
Services' "Called Bond Service," 65 Broadway, 16th Floor, New York, New York 10064; Mergent/FIS, 
Inc., 5250 77 Center Drive, Charlotte, North Carolina 28217, Attention Municipal News Reports; 
Standard & Poor's Ratings Services "Called Bond Record," 25 Broadway, 3rd Floor, New York, New 
York 10004; and, in accordance with ther current guidelines of the Securities and Exchange 
Commission, such other addresses and/or such services providing information with respect to called 
bonds as the City may designate in an Officer's Certificate, delivered to the Fiscal Agent. 

2007. 
"Interest Payment Dates" means March 1 and September 1 of each year, commencing March 1, 

"Maximum Annual Debt Service" means the lar1Jest Annual Debt Service for any Bond Year 
after the calculation is made through the final rr•aturity dat,e of any Outstanding Bonds. 

"Officer's Certificate" means a written certificate of the City signed by an Authorized Officer of 
the City. 

"Ordinance" means any ordinance of the City levying the Special Taxes. 

"Original Purchaser" means the first pu-chaser of the Bonds from the City. 

"Outstanding," when used as of any particular time with reference to Bonds, means {subject to 
the provisions of the Fiscal Agent Agreement) all Bonds except (i) Bonds theretofore canceled by the 
Fiscal Agent or surrendered to the Fiscal Agen1 for cancellation; (ii) Bonds paid or deemed to have been 
paid within the meaning of the Fiscal Agent Agreement; and (iii) Bonds in lieu of or in substitution for 
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which other Bonds shall have been authorized, executed, issued and delivered by the City pursuant to 
the Agreement or any Supplemental Agreement. 

"Owner" or "Bondowner'' means any person who shall be the registered owner of any 
Outstanding Bond. 

"Participating Underwriter" shall have the meaning ascribed thereto in the Continuing Disclosure 
Agreement. 

"Permitted Investments" means any of the following, to the extent that they are lawful 
investments for City funds at the time of investment, and are acquired at Fair Market Value {the Fiscal 
Agent entitled to rely upon investment direction from the City as a certification that such investment 
constitutes a legal investment): 

(i) Federal Securities; 

(ii) any of following obligations of federal agencies not guaranteed by the United 
States of America: (a) debentures issued by the Federal Housing Administration; (b) 
participation certificates or senior debt obligations of the Federal Home Loan Mortgage 
Corporation or Farm Credit Banks (consisting of Federal Land Banks, Federal Intermediate 
Credit Banks or Banks for Cooperatives); (c) bonds or debentures of the Federal Home Loan 
Bank Board established under the Federal Home Loan Bank Act, bonds of any federal home 
loan bank established under said act and stocks, bonds, debentures, participations and other 
obligations of or issued by the Federal National Mortgage Association, the Student Loan 
Marketing Association, the Government National Mortgage Association and the Federal Home 
Loan Mortgage Corporation; and bonds, notes or other obligations issued or assumed by the 
International Bank for Reconstruction and Development; 

(iii) interest-bearing demand or time deposits (including certificates of deposit) in 
federal or State of California chartered banks (including the Fiscal Agent), provided that (a) in 
the case of a savings and loan association, such demand or time deposits shall be fully insured 
by the Federal Deposit Insurance Corporation, or the unsecured obligations of such savings and 
loan association shall be rated in one of the top two rating categories by a nationally recognized 
rating service, and (b) in the case of a bank, such demand or time deposits shall be fully insured 
by the Federal Deposit Insurance Corporation, or the unsecured obligations of such bank (or the 
unsecured obligations of the parent bank holding company of which such bank is the lead bank) 
shall be rated in one of the top two rating categories by a nationally recognized rating service; 

(iv) repurchase agreements with a registered broker/dealer subject to the Securities 
Investors Protection Corporation Liquidation in the event of insolvency, or any commercial bank 
provided that: (a) the unsecured obligations of such bank shall be rated in one of the top two 
rating categories by a nationally recognized rating service, or such bank shall be the lead bank 
of a banking holding company whose unsecured obligations are rated in one of the top two 
rating categories by a nationally recognized rating service; (b) the most recent reported 
combined capital, surplus an undivided profits of such bank shall be not less than $100 million; 
(c) the repurchase obligation under any such repurchase obligation shall be required to be 
performed in not more than thirty (30) days; (d) the entity holding such securities as described in 
clause (c) shall have a pledged first security interest therein for the benefit of the Fiscal Agent 
under the California Commercial Code or pursuant to the book-entry procedures described by 
31 C.F.R 306.1 et seq. or 31 C.F.R. 350.0 et seq. and are rated in one of the top two rating 
categories by a nationally recognized rating service; 

(v) bankers acceptances endorsed and guaranteed by banks described in clause (iv) 
above; 
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(vi) obligations, the interest on which is exempt from federal income taxation under 
Section 103 of the Code and which are rated in the one of the top two rating categories by a 
nationally recognized rating service; 

(vii) money market funds which inve,st solely in Federal Securities or in obligations 
described in the preceding clause (ii) of this definition, or money market funds which are rated in 
the highest rating category by Standa-d & Poor's Ratings Services or Moody's Investor Service, 
including funds which are managed or maintained by the Fiscal Agent; 

(viii) units of a taxable government money market portfolio comprised solely of 
obligations listed in (i) and (iv) above; 

(ix) any investment which is a legal investment for proceeds of the Bonds at the time 
of the execution of such agreement, and which investment is made pursuant to an agreement 
between the City or the Fiscal Agent or any suc,;essor Fiscal Agent and a financial institution or 
governmental body whose long term debt obligations are rated in one of the top two rating 
categories by a nationally recognized rating service; 

(x) commercial paper of "prime" quality of the highest ranking or of the highest letter 
and numerical rating as provided for by Moody's Investors Service, or Standard and Poor's 
Corporation, of issuing corporations that are organized and operating within the United States 
and having total assets in excess of five hundred million dollars ($500,000,000) and having an 
"AA" or higher rating for the issuer's debentures, other than commercial paper, as provided for by 
Moody's Investors Service or Standard and Poor's Corporation, and provided that purchases of 
eligible commercial paper may not exceed 180 days maturity nor represent more than 10 percent 
of the outstanding paper of an issuing corporation; 

(xi) any general obligatior of a bank or insurance company whose long term debt 
obligations are rated in one of the two highest rating categories of a national rating service; 

(xii) shares in a common law trust established pursuant to Title 1, Division 7, 
Charter 5 of the Government Code of the State which invests exclusively in investments 
permitted by Section 53635 of Title 5, Division 2, Chapter 4 of the Government Code of the State, 
as ii may be amended; 

(xiii) shares in the California Asset Management Program; or 

(xiii) the Local Agency lnve,stment Fund established pursuant to Section 16429.1 of 
the Government Code of the State of California, provided, however, that the Fiscal Agent shall be 
permitted to make investments and withdrawals in its own name and the Fiscal Agent may restrict 
investments in the such fund if necessary to keep moneys available for the purposes of the Fiscal 
Agent Agreement. 

(xiv) any other lawful investment for City funds. 

"Principal Office• means the corporate trust office of the Fiscal Agent in San Francisco, 
California, or such other or additional offices as may be designated by the Fiscal Agent. 

"Project" means the acquisitions and improvements described in the Resolution of Intention. 

"Record Date" means the fifteenth (15th) day o-f the month next preceding the month of the 
applicable Interest Payment Date. 

"Regulations" means temporary and permanent rngulations promulgated under the Code. 
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"Reserve Fund Credit Instrument" means a surety bond issued by an insurance company rated in 
the highest rating category by Standard & Poor's and Moody's. 

"Reserve Requirement" means an amount equal to the lesser of (a) Maximum Annual Debt 
Service on the Outstanding Bonds, (b) 125% of average annual Debt Service, or (c) ten percent (10%) of 
the total proceeds of the Bonds deposited under the Fiscal Agent Agreement. 

"Resolution" means Resolution No. 06-333, adopted by the City Council of the City on September 
21, 2006, which resolution, among other matters, authorized the issuance of the Bonds. 

"Resolution of Formation" means Resolution No. 04-439, adopted by the City Council of the City 
on September 15, 2004, establishing the District for the purpose of providing for the financing of certain 
public facilities in and for such District. 

"Securities Depositories" means The Depository Trust Company, 711 Stewart Avenue, Garden 
City, New York 11530, Fax-(516) 227-4039 or 4190; Midwest Securities Trust Company, Capital 
Structures-Call Notification, 440 South LaSalle Street, Chicago, Illinois 60605, Fax-(312) 663-2343; 
Philadelphia Depository Trust Company, Reorganization Division, 1900 Market Street, Philadelphia, 
Pennsylvania 19103, Attention Bond Department, Dex-(215) 496-5058; and, in accordance with then 
current guidelines of the Securities and Exchange Commission, such other addresses and/or such other 
securities depositories as the City may designate in an Officer's Certificate delivered to the Fiscal Agent. 

"Special Tax Revenues" means the proceeds of the Special Taxes received by the City, including 
all scheduled payments and delinquent payments thereof, interest and penalties thereon and proceeds of 
the redemption or sale of property sold as a result of foreclosure of the lien of the Special Taxes. 

"Special Taxes" means the special taxes levied within the District pursuant to the Act, the 
Ordinance and the Fiscal Agent Agreement. 

"Supplemental Agreement" means an agreement the execution of which is authorized by a 
resolution which has been duly adopted by the City under the Act and which agreement is amendatory of 
or supplemental to the Fiscal Agent Agreement, but only if and to the extent that such agreement is 
specifically authorized under the Fiscal Agent Agreement. 

"Treasurer" means the duly acting Treasurer of the City or if the City has no Treasurer, the 
Administrative Services Director of the City. 

Special Tax Revenues; Flow of Funds 

Pledge of Special Tax Revenues. All of the Special Tax Revenues and all moneys deposited 
in the Bond Fund, the Reserve Fund and, until disbursed as provided in the Fiscal Agent Agreement, in 
the Special Tax Fund are pledged to secure the repayment of the Bonds. Such pledge shall constitute a 
first lien on the Special Tax Revenues and said amounts. The Special Tax Revenues and all moneys 
deposited in such funds ( except as otherwise provided in the Fiscal Agent Agreement) are dedicated in 
their entirety to the payment of the principal of, and interest and any premium on, the Bonds as provided 
in the Fiscal Agent Agreement and in the Act until all of the Bonds have been paid and retired or until 
moneys or Defeasance Obligations have been set aside irrevocably for that purpose in accordance with 
the Fiscal Agent Agreement. Amounts in the Costs of Issuance Fund are not pledged to the repayment 
of the Bonds. 

Special Tax Fund. 

Establishment of Special Tax Fund. There is established under the Fiscal Agent Agreement as 
a separate fund to be held by the Treasurer, the Westpark Community Facilities District No. 1 Special 
Tax Bonds Special Tax Fund, to the credit of which the City shall deposit, immediately upon receipt, all 
Special Tax Revenues received by the City and any amounts required by the Fiscal Agent Agreement to 
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be deposited therein. Within the Special Tax Fund, the Treasurer will establish and maintain two 
accounts: (i) the Debt Service Account, to the credit of which the City will deposit, immediately upon 
receipt, all Special Tax Revenues, and (ii) the Surplus Account, to the credit of which the City will 
deposit, immediately upon receipt, surplus Special Tax i=~evenues, as described below. Moneys in the 
Special Tax Fund will be disbursed as provided below and, pending any disbursement, will be subject to 
a lien in favor of the Owners of the Bonds. 

All Special Tax Revenues shall be deposited in the Debt Service Account upon receipt. No later 
than ten (10) Business Days prior to each Interest Payment Date, the City will withdraw from the Debt 
Service Account of the Special Tax Fund and transfer (i) to the Fiscal Agent for deposit in the Reserve 
Fund an amount such that the amount then on deposit th,,rein is equal to the Reserve Requirement, and 
(ii) to the Fiscal Agent for deposit in the Bond Fund an amount, taking into account any amounts then on 
deposit in the Bond Fund such that the amount in the Bond Fund equals the principal, premium, if any, 
and interest due on the Bonds on the next Interest Payment Date. At such time as deposits to the Debt 
Service Account equal the principal, premium, if any, and interest becoming due on the Bonds for the 
current Bond Year, including any mandatory sinking fund payments required to be made, and the 
amount needed to restore the Reserve Fund balance to the Reserve Requirement, the amount in the 
Debt Service Account in excess of such amount may, at the discretion of the City, be transferred to the 
Surplus Account, which will occur on or after S13ptember ·15"' of each year. 

Bond Fund. 

Establishment of the Bond Fund. There is established under the Fiscal Agent Agreement as a 
separate fund to be held by the Fiscal Agent the Westparl< Community Facilities District No. 1 Special Tax 
Bonds Bond Fund, to the credit of which deposits shall be made as required by the Fiscal Agent 
Agreement or the Act. Moneys in the Bond Fund shall be, held in trust by the Fiscal Agent for the benefit 
of the Owners of the Bonds, shall be disbursed for the payment of the principal of, and interest and any 
premium on, the Bonds as provided below, an:l, pending such disbursement, shall be subject to a lien in 
favor of the Owners of the Bonds. 

Disbursements. On each Interest Payment Date, the Fiscal Agent shall withdraw from the Bond 
Fund and pay to the Owners of the Bonds the principal of, and interest and any premium, then due and 
payable on the Bonds, including any amounts due on the, Bonds by reason of the sinking payments set 
forth in the Fiscal Agent Agreement or any redemption of the Bonds pursuant to the Fiscal Agent 
Agreement. 

In the event that amounts in the Bond Fund are insufficient to pay regularly scheduled payments 
of principal of and interest on the Bonds, the Fiscal Agent shall withdraw from the Reserve Fund to the 
extent of any funds therein, the amount of sucl1 insufficiency, and the Fiscal Agent shall provide written 
notice to the Treasurer and Administrative S,3rvices Director of the amounts so withdrawn from the 
Reserve Fund. Amounts so withdrawn from tho Reserve Fund shall be deposited in the Bond Fund. 

If, after the foregoing transfer, there are insufticient funds in the Bond Fund to make the 
payments provided for to pay regularly scheduled paym,mts of principal of and interest on the Bonds, 
the Fiscal Agent shall apply the available funds. first to the payment of interest on the Bonds, then to the 
payment of principal due on the Bonds other than by reason of sinking payments, and then to payment 
of principal due on the Bonds by reason of sinking payments. Any sinking payment not made as 
scheduled shall be added to the sinking payment to be made on the next sinking payment date. 

Deficiency. If at any lime it appears to the Fiscal Agent that there is a danger of deficiency in 
the Bond Fund and that the Fiscal Agent may IJe unable to pay regularly scheduled debt service on the 
Bonds in a timely manner, the Fiscal Agent shall report to the Treasurer and Administrative Services 
Director such fact. The City covenants to increase the levy of the Special Taxes in the next Fiscal Year 
(subject to the maximum amount authorized by the Resolution of Formation) in accordance with the 
procedures set forth in the Act for the purpose of curing Bond Fund deficiencies. 
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Reserve Fund. 

There is established in the Fiscal Agent Agreement as a separate fund to be held by the Fiscal 
Agent the Westpark Community Facilities District No. 1 Special Tax Bonds Reserve Fund. In lieu of 
funding the Reserve Fund with cash or in replacement thereof, the Reserve Fund may be funded with a 
Reserve Fund Credit Instrument. Moneys in the Reserve Fund shall be held in trust by the Fiscal Agent 
for the benefit of the Owners of the Bonds as a reserve for the payment of principal of, and interest on, 
the Bonds and shall be subject to a lien in favor of the Owners of the Bonds. 

Use of Fund. Except as otherwise provided in the Fiscal Agent Agreement, all amounts 
deposited in the Reserve Fund shall be used and withdrawn by the Fiscal Agent solely for the purpose 
of making transfers to the Bond Fund in the event of any deficiency at any time in the Bond Fund of the 
amount then required for payment of the principal of, and interest on, the Bonds. Whenever transfer is 
made from the Reserve Fund to the Bond Fund due to a deficiency in the Bond Fund, the Fiscal Agent 
shall provide written notice thereof to the Treasurer and the Administrative Services Director. 

Transfer of Excess of Reserve Requirement. Whenever, on the Business Day prior to any 
Interest Payment Date, the amount in the Reserve Fund exceeds the then applicable Reserve 
Requirement, the Fiscal Agent shall transfer an amount equal to the excess from the Reserve Fund to 
the Improvement Fund, if the Improvements have not been completed as of the date of such transfer, or 
if the Improvements have been completed, to the Bond Fund to be used for the payment of the principal 
of and interest on the Bonds. 

Transfer for Rebate Purposes. Investment earnings on amounts in the Reserve Fund may be 
withdrawn from the Reserve Fund for purposes of making payment to the federal government to comply 
with rebate requirements. 

Transfer When Balance Exceeds Outstanding Bonds. Whenever the balance in the Reserve 
Fund exceeds the amount required to redeem or pay the Outstanding Bonds, including interest accrued 
to the date of payment or redemption and after making premium, if any, due upon redemption, and 
make any transfer required under the Fiscal Agent Agreement and upon receipt of an Officer's 
Certificate directing it to do so, the Fiscal Agent shall transfer the amount in the Reserve Fund to the 
Bond Fund to be applied, on the next succeeding Interest Payment Date to the payment and redemption 
of all of the Outstanding Bonds. In the event that the amount so transferred from the Reserve Fund to 
the Bond Fund exceeds the amount required to pay and redeem the Outstanding Bonds, the balance in 
the Reserve Fund shall be transferred to the City, after payment of any amounts due the Fiscal Agent, to 
be used for any lawful purpose of the City. 

Improvement Fund. 

Establishment of Improvement Fund. There is established in the Fiscal Agent Agreement as a 
separate fund to be held by the Administrative Services Director, the Westpark Community Facilities 
District No. 1 Special Tax Bonds Improvement Fund to the credit of which a deposit shall be made as 
required by the Fiscal Agent Agreement. Moneys in the Improvement Fund shall be held in trust by the 
Administrative Services Director and shall be disbursed as provided in the Fiscal Agent Agreement for 
the payment or reimbursement of costs of the Project. 

Procedure for Disbursement. Disbursements from the improvement Fund shall be made as 
determined by the Administrative Services Director for the payment or reimbursement of the costs of the 
Project, including for costs of acquisition of portions of the Project in accordance with the Acquisition 
Agreement. 

Investment. Moneys in the Improvement Fund and the accounts established thereunder shall be 
invested and deposited in accordance with the Fiscal Agent Agreement. Interest earnings and profits 
from the investment of amounts in the Improvement Fund shall be retained by the Administrative Services 
Director in the Improvement Fund to be used for the purposes of the Improvement Fund. 
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Closing of Fund. Upon the filing of an Officer's Certificate stating that the portion of the Project to 
be financed from the Improvement Fund and the accou11ts established thereunder has been completed 
and that all costs of such portion of the Improvements have been paid or are not required to be paid from 
the Improvement Fund, the Administrative Services Director shall transfer the amount, if any, remaining in 
the Improvement Fund to the Fiscal Agent for deposit in the Bond Fund for application to the payment of 
principal of and interest on the Bonds in accordance with the Fiscal Agent Agreement and the 
Improvement Fund shall be closed. 

Costs of Issuance Fund. 

Establishment of Costs of Issuance Fund. There is established under the Fiscal Agent 
Agreement as a separate fund to be held by the Fiscal A1ient, the Westpark Community Facilities District 
No. 1 Special Tax Bonds Costs of Issuance Fund. Mom,ys in the Costs of Issuance Fund shall be held 
in trust by the Fiscal Agent and shall be disbursed for the payment or reimbursement of Costs of 
Issuance. 

Disbursement. Amounts in the Costs of Issuance Fund shall be disbursed from time to time to 
pay Costs of Issuance, as set forth in a requisition containing respective amounts to be paid to the 
designated payees, signed by the Treasurer or Administrative Services Director or a designee thereof 
and delivered to the Fiscal Agent. The Fiscal Agent shall maintain the Costs of Issuance Fund for a 
period of six months, from the Closing Date and then shall transfer any moneys remaining therein, 
including any investment earnings thereon, to the Treasurer for deposit by the Treasurer in the Special 
Tax Fund. Thereafter, every invoice received by the Fiscal Agent shall be submitted to the Treasurer or 
Administrative Services Director for payment from amounts on deposit in the Special Tax Fund. 

Certain Covenants of the City 

Punctual Payment. The City will punctually pay or cause to be paid the principal of, and interest 
and any premium on, the Bonds when and as due in strict conformity with the terms of the Fiscal Agent 
Agreement, and it will faithfully observe and p,,rform all of the conditions covenants and requirements of 
the Fiscal Agent Agreement and all Supplemental Agreements and of the Bonds. 

Limited Obligation. The Bonds are limited obligations of the City on behalf of the District and are 
payable solely from and secured solely by the Special Tax Revenues and the amounts in the Bond Fund, 
the Reserve Fund and the Special Tax Fund created under the Fiscal Agent Agreement. 

Extension of Time for Payment. In order to prevent any accumulation of claims for interest after 
maturity, the City shall not, directly or indirectly, extend or consent to the extension of the time for the 
payment of any claim for interest on any of the Bonds and shall not, directly or indirectly, be a party to the 
approval of any such arrangement by purchasing or funding said claims for interest or in any other 
manner. In case any such claim for interest shall be extended or funded, whether or not with the consent 
of the City, such claim for interest so extended or funded shall not be entitled, in case of default under the 
Fiscal Agent Agreement, to the benefits of the Fiscal Agent Agreement, except subject to the prior 
payment in full of the principal of all of the Bonds then Outstanding and of ail claims for interest which 
shall not have been so extended or funded. 

Against Encumbrances. The City will not encumber, pledge or place any charge or lien upon any 
of the Special Tax Revenues or other amounts pledged to the Bonds superior to or on a parity with the 
pledge and lien herein created for the benefit of the Bonds, except as permitted by the Fiscal Agent 
Agreement. 

Books and Accounts. The City will keep, or cause to be kept, proper books of record and 
accounts, separate from all other records and accounts of the City, in which complete and correct entries 
shall be made of all transactions relating to the expenditure of amounts disbursed from the Special Tax 
Fund and to the Special Tax Revenues. Suc:h books of record and accounts shall at all times during 
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business hours be subject to the inspection of the Fiscal Agent and the Owners of not less than ten 
percent (10%) of the principal amount of the Bonds then Outstanding, or their representatives duly 
authorized in writing. 

Protection of Security and Rights of Owners. The City will preserve and protect the security of 
the Bonds and the rights of the Owners, and will warrant and defend their rights against all claims and 
demands of all persons. From and after the delivery of any of the Bonds by the City, the Bonds shall be 
incontestable by the City. 

Compliance with Law: Completion of Project. The City will comply with all applicable provisions 
of the Act and the law in completing the acquisition and construction of the Project; provided that the City 
shall have no obligation to advance any funds to complete the Project in excess of the amounts available 
therefor in the Improvement Fund. 

Collection of Special Tax Revenues. The City shall comply with all requirements of the Act so as 
to assure the timely collection of Special Tax Revenues, including without limitation, the enforcement of 
delinquent Special Taxes. On or within five (5) Business Days of each June 1, the Fiscal Agent shall 
provide the Treasurer and Administrative Services Director with a notice stating the amount then on 
deposit in the Bond Fund and the Reserve Fund. The receipt of such notice by the Treasurer and 
Administrative Services Director shall in no way affect the obligations of the Treasurer or Administrative 
Services Director under the following two paragraphs. Upon receipt of such notice, the Treasurer shall 
communicate with the Administrative Services Director to ascertain the relevant parcels on which the 
Special Taxes are to be levied, taking into account any parcel splits during the preceding and then current 
year. 

The City shall effect the levy of the Special Taxes each Fiscal Year in accordance with the 
Ordinance such that the computation of the levy is complete before the final date on which County Auditor 
will accept the transmission of the Special Tax amounts for the parcels within the District for inclusion on 
the next secured real property tax roll. Upon the completion of the computation of the amounts of the 
levy, the City shall prepare or cause to be prepared, and shall transmit to the Administrative Services 
Director, such data as the County Auditor requires to include the levy of the Special Taxes on the next 
secured real property tax roll. 

The City shall fix and levy the amount of Special Taxes within the District required for the 
payment of principal of and interest on any outstanding Bonds of the District becoming due and payable 
during the ensuing year, including any necessary replenishment or expenditure of the Reserve Fund for 
the Bonds and an amount estimated to be sufficient to pay the Administrative Expenses during such year, 
ail in accordance with the rate and method of apportionment of the Special Taxes for the District and the 
Ordinance. In any event, the Special Taxes so levied shall not exceed the authorized amounts as 
provided in the proceedings pursuant to the Resolution of Formation. 

No Arbitrage. The City shall not take, or permit or suffer to be taken by the Fiscal Agent or 
otherwise, any action with respect to the gross proceeds of the Bonds which if such action had been 
reasonably expected to have been taken, or had been deliberately and intentionally taken, on the 
Closing Date would have caused the Bonds to be "arbitrage bonds" within the meaning of Section 148 
of the Code and Regulations. 

Maintenance of Tax-Exemption. The City shall take all actions necessary to assure the 
exclusion of interest on the Bonds from the gross income of the Owners of the Bonds to the same extent 
as such interest is permitted to be excluded from gross income under the Code as in effect on the date 
of issuance of the Bonds. 

Investments; Disposition of Investment Proceeds 

Deposit and Investment of Moneys in Funds. Moneys in any fund or account created or 
established by the Fiscal Agent Agreement and held by the Fiscal Agent shall be invested by the Fiscal 
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Agent in Permitted Investments, as directed pursuant to an Officer's Certificate filed with the Fiscal Agent 
at least two Business Days in advance of the making of such investments. 

The Fiscal Agent or the Treasurer, as applicable, shall sell or present for redemption, any 
investment security whenever it shall be necessary to provide moneys to meet any required payment, 
transfer, withdrawal or disbursement from the fund or account to which such investment security is 
credited and neither the Fiscal Agent nor the Treasurer shall be liable or responsible for any loss resulting 
from the acquisition or disposition of such investment security in accordance with the Fiscal Agent 
Agreement. 

Rebate of Excess Investment Earnings to the United States. The City covenants to 
calculate and rebate to the federal government, in accordance with the Regulations, excess investment 
earnings to the extent required by Section 14€,(f) of the Code. The City shall notify the Fiscal Agent of 
any amounts determined to be due to the fedE>ral government, and the Fiscal Agent shall, upon receipt 
of an Officer's Certificate of the City, withdraw such amounts from the Reserve Fund pursuant to the 
Fiscal Agent Agreement, and pay such amoun-:s to the federal government as required by the Code and 
the Regulations. In the event of any shortfall in amounts available to make such payments, the Fiscal 
Agent shall notify the Administrative Services Director in writing of the amount of the shortfall and the 
Administrative Services Director shall make such payment from any amounts available in the Special 
Tax Fund. 

The Fiscal Agent 

Removal or Resignation of Fiscal ,t1gent. The City may remove the Fiscal Agent initially 
appointed, and any successor thereto, and may appoint a successor or successors thereto, but any such 
successor shall be a bank or trust company having a combined capital ( exclusive of borrowed capital) 
and surplus of at least Fifty Million Dollars ($50,000,000) including, for such purpose, the combined 
capital and surplus of any parent holding company, and subject to supervision or examination by federal 
or state authority. 

The Fiscal Agent may at any time resign by giving written notice to the City and by giving to the 
Owners notice by mail of such resignation. Upon receiving notice of such resignation, the City shall 
promptly appoint a successor Fiscal Agent by an instrum,3nt in writing. Any resignation or removal of the 
Fiscal Agent shall become effective upon acceptance of appointment by the successor Fiscal Agent. 

If no appointment of a successor Fiscal Agent has be made within thirty (30) days after the Fiscal 
Agent has given to the City written notice or after a vacancy in the office of the Fiscal Agent shall have 
occurred by reason of its inability to act, the Fiscal Agent or any Bondowner may apply to any court of 
competent jurisdiction to appoint a successor Fiscal Agent. Said court may thereupon, after such notice, 
if any, as such court may deem proper, appoint a successor Fiscal Agent. 

Modification or Amendment of Fiscal Agent Agreement 

The Fiscal Agent Agreement and the rights and obligations of the City and of the Owners of the 
Bonds may be modified or amended at any time by a Supplemental Agreement pursuant to the 
affirmative vote at a meeting of Owners, or with the written consent without a meeting, of the Owners of at 
least sixty percent (60%) in aggregate principal amount of the Bonds then Outstanding, exclusive of 
Bonds disqualified as provided in the Fiscal Ag,9nt Agreement. No such modification or amendment shall 
(i) extend the maturity of any Bond or reduce the interest rate thereon, or otherwise alter or impair the 
obligation of the City to pay the principal of, and the intemst and any premium on, any Bond, without the 
express consent of the Owner of such Bond, or (ii) permit the creation by the City of any pledge or lien 
upon the Special Taxes superior to or on a parity with the pledge and lien created for the benefit of the 
Bonds (except as otherwise permitted by the Act, the laws of the State of California or the Fiscal Agent 
Agreement). or reduce the percentage of Bonds required for the amendment of the Fiscal Agent 
Agreement. No such amendment may modify any of the rights or obligations of the Fiscal Agent without 
its written consent. 
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The Fiscal Agent Agreement and the rights and obligations of the City and of the Owners may 
also be modified or amended at any time by a Supplemental Agreement, without the consent of any 
Owners, only to the extent permitted by law and only for any one or more of the following purposes: 

(A) to add to the covenants and agreements of the City in the Fiscal Agent 
Agreement contained, other covenants and agreements thereafter to be observed, or to limit or 
surrender any right or power in the Fiscal Agent Agreement reserved to or conferred upon the 
City; 

(Bl to make modifications not adversely affecting any outstanding series of Bonds 
of the City in any material respect; 

(CJ to make such provisions for the purpose of curing any ambiguity, or of curing, 
correcting or supplementing any defective provision contained in the Fiscal Agent Agreement, or 
in regard to questions arising under the Fiscal Agent Agreement, as the City and the Fiscal 
Agent may deem necessary or desirable, and which shall not adversely affect the rights of the 
Owners of the Bonds; 

(DJ to make such additions, deletions or modifications as may be necessary or 
desirable to assure compliance with Section 148 of the Code relating to required rebate of 
excess investment earnings to the United States or otherwise as may be necessary to assure 
exclusion from gross income for federal income tax purposes of interest on the Bonds or to 
conform with the Regulations. 

Procedure for Amendment with Written Consent of Owners. The City and the Fiscal Agent may 
at any time enter into a Supplemental Agreement amending the provisions of the Bonds or of the Fiscal 
Agent Agreement or any Supplemental Agreement, to the extent that such amendment is permitted by 
the Fiscal Agent Agreement. A copy of such Supplemental Agreement, together with a request to 
Owners for their consent thereto, if such consent is required, shall be mailed by first class mail, by the 
Fiscal Agent to each Owner of Bonds Outstanding, but failure to mail copies of such Supplemental 
Agreement and request shall not affect the validity of the Supplemental Agreement when assented to as 
in the Fiscal Agent Agreement. 

If consent of the Owners is required, such Supplemental Agreement shall not become effective 
unless there shall be filed with the Fiscal Agent the written consents of the Owners of at least sixty 
percent (60%) in aggregate principal amount of the Bonds then Outstanding (exclusive of Bonds 
disqualified as provided in the Fiscal Agent Agreement) and a notice shall have been mailed as provided 
in the Fiscal Agent Agreement. 

Miscellaneous 

Discharge of Agreement. If the City has paid and discharged the entire indebtedness on all or 
any portion of the Bonds Outstanding in any one or more of the following ways: 

(A) by well and truly paying or causing to be paid the principal of, and interest and 
any premium on, such Bonds Outstanding, as and when the same become due and payable; 

(BJ by depositing with the Fiscal Agent, in trust, at or before maturity, money which, 
together with (in the event that all of the Bonds are to be defeased) the amounts then on deposit 
in the funds and accounts provided for in the Fiscal Agent Agreement, is fully sufficient to pay 
such Bonds Outstanding, including all principal, interest and redemption premiums, or; 

(C) by irrevocably depositing with the Fiscal Agent, in trust, cash and Federal 
Securities in such amount as the City shall determine as confirmed by an independent certified 
public accountant will, together with the interest to accrue thereon and (in the event that all of 
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the Bonds are to be defeased) moneys then on deposit in the fund and accounts provided for in 
the Fiscal Agent Agreement, be fully sufficient to pay and discharge the indebtedness on such 
Bonds (including all principal, interest and redemption premiums) at or before their respective 
maturity dates; 

and if such Bonds are to be redeemed prior to the maturity thereof notice of such redemption 
has been given as in the Fiscal Agent Agreement provided or provision satisfactory to the Fiscal Agent 
has been made for the giving of such notice, then, at the election of the City, and notwithstanding that 
any Bonds shall not have been surrendered for payment, the pledge of the Special Taxes and other 
funds provided for in the Fiscal Agent Agreement and all other obligations of the City under the Fiscal 
Agent Agreement with respect to such Bonds Outstanding shall cease and terminate, except only the 
obligations of the City with respect to maintenance of the tax exemption of the Bonds and to pay or 
cause to be paid to the Owners of the Bonds not so surrendered and paid all sums due thereon and all 
amounts owing to the Fiscal Agent; and thereafter Special Taxes shall not be payable to the Fiscal 
Agent. 

Any funds thereafter held by the Fiscal Agent upon payments of all fees and expenses of the 
Fiscal Agent, which are not required for said purpose, shall be paid over to the City. 

Execution of Documents and Proof of Ownership by Owners. Any request, declaration or other 
instrument which the Fiscal Agent Agreement may require or permit to be executed by Owners may be in 
one or more instruments of similar tenor, and shall be ex1,cuted by Owners in person or by their attorneys 
appointed in writing. 

Except as otherwise expressly providE>d in the Fiscal Agent Agreement, the fact and date of the 
execution by any Owner or his attorney of such request, consent, declaration or other instrument, or of 
such writing appointing such attorney, may be proved by the certificate of any notary public or other 
officer authorized to take acknowledgments of deeds to be recorded in the state in which he purports to 
act, that the person signing such request, declaration or other instrument or writing acknowledged to him 
the execution thereof, or by an affidavit of a witness of such execution, duly sworn to before such notary 
public or other officer. 

Except as otherwise expressly provided in the Fiscal Agent Agreement, the ownership of 
registered Bonds and the amount, maturity, number and date of holding the same shall be proved by the 
registry books. 

Any request, consent, declaration or other instrument or writing of the Owner of any Bond shall 
bind all future Owners of such Bond in respect of anything done or suffered to be done by the City or the 
Fiscal Agent in good faith and in accordance therewith. 

Waiver of Personal Liability. No member, officer, agent or employee of the City shall be 
individually or personally liable for the payment of the principal of, or interest or any premium on, the 
Bonds; but nothing herein contained shall relieve any such member, officer, agent or employee from the 
performance of any official duty provided by law. 
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Jl,PPENDIX D 

THE CITY OF ROSEVILLE AND PLACER COUNTY 

The District is located in the City of Roseville in Southwestern Placer County. The 
financial and economic data for the City are presented for information purposes only. The 2006 
Bonds are not a debt or obligation of the City or the County, but are a limited obligation of the 
City secured solely by the funds held pursuant to thE1 Fiscal Agent Agreement. 

Financial and economic data for the City of Roseville are presented in this Appendix for 
information purposes only. The Bonds are not a de•bt or obligation of the City, but are a limited 
obligation secured solely by the funds he/a' under thi, Indenture. 

The City of Roseville is located in Placer County, in California's Sacramento Valley near 
the foothills of the Sierra Nevada mountain range, about 16 miles northeast of Sacramento and 
110 miles east of San Francisco. The City, with a population estimated to be approximately 
102, 191 at January 1, 2005, is the largest city in Placer County, as well as the residential and 
industrial center of the County. 

The City has warm summers typical of central California, with an average July 
temperature of 77 degrees. Winter temperatures are moderate; the average January 
temperature is 46 degrees. The temperature drops below freezing an average of eight days per 
year. Rainfall averages 20 inches annuall11 and falls mostly during the winter. 

There is a wide variety of land uses within the City. Most of the City's residential 
neighborhoods are located west of Interstate Highway 80; industrial facilities, including Hewlett
Packard, NEC Electronics, Inc. and Roseville Telephone Company are concentrated in the 
north Roseville area. 

Municipal Government 

The City was incorporated on April 10, 1909 and is a charter city. The City operates 
under the council-manager form of government, with a five-member City Council elected at 
large for staggered four-year terms. At each election, the council member receiving the most 
votes is appointed mayor pro-tempore for two years and becomes mayor for the final two years. 

City services include, among others, police and fire protection, library services, street 
maintenance, and parks and recreation. The City also owns two golf courses and provides its 
own electricity, water, sewer and refuse services to its citizens. 
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Population 

The following table shows population estimates for the City, the County and the State as 
of January 1 for the past five calendar years. 

Year 
2002 
2003 
2004 
2005 
2006 

PLACER COUNTY 
Population Estimates 

2002 through 2006 

City of Roseville 
87,630 
93,502 
98,558 

103,185 
104,655 

Placer County 
271, 109 
283,942 
297,033 
308,431 
316,508 

Source: California State Department of Finance. 
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State of California 
35,088,671 
35,691,472 
36,245,016 
36,728,196 
37,172,015 



Employment and Industry 

The following table summarizes thE, civilian labor force, employment and unemployment, 
as well as employment by industry, in the Sacramento Metropolitan Statistical Area (which is 
comprised of Sacramento, Placer, El Dorado and Yolo Counties) for the years 2001 through 
2005. 

Sacramento Me,tropolita n Statistical Area 
(Sacramento, Placer, El Dorado and Yolo Counties) 

Civilian Labor Force, Employment and Unemployment 
(Annual Averages) 

20Q.1 2002 2003 2004 2005 
Wage and Salary Employment''1 

Agriculture 8,100 7,900 7,500 7,400 7,100 
Natural Resources and Mining 900 800 700 700 700 
Construction 59.500 61,300 66,500 70,800 73,300 
Manufacturing 49 800 47,000 46,300 47,300 49,000 
Wholesale Trade 25 800 25,600 26,300 26,500 26,800 
Retail Trade 91 600 92,700 94,900 96,700 98,700 
Transportation, Warehousing and 
Utilities 23,300 22,400 21,900 22,900 23,500 
Information 22,300 23, 100 21,900 20,900 19,900 
Finance and Insurance 38,700 41,300 44,800 45,400 47,000 
Real Estate and Rental and Leasing 13,700 13,900 14,600 15, 100 16,400 
Professional and Business Services 99,300 96,100 95,800 98,400 102,600 
Educational and Health Services 75,900 78,000 81,000 84,600 87,500 
Leisure and Hospitality 72,200 75,200 77,300 79,900 82,200 
Other Services 27,700 28,200 28,000 28,500 28,800 
Federal Government 12,800 12,700 12,900 12,600 12,700 
State Government 106,200 108,200 106,700 102,300 102,300 
Local Government 99, 100 .1!)5,900 106,600 106,800 109,000 

Total, All Industries 827,000 840,100 853,500 866,400 887,400 

(1) Labor force data is by place of residence; includes self.employE~d individuals, unpaid family workers, household domestic 
workers, and workers on strike. 

(2) Industry employment is by place of work; excludes self·employud individuals, unpaid family workers, household domestic 
workers, and workers on strike. 

(3) Figures may not total due to rounding. 
Source: State of California Employment Development Department. 
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Major Employers 

The following table sets forth the largest employers in the City. 

CITY OF ROSEVILLE 
Major Employers 

June 30, 2004 

Employer Name 
Hewlett-Packard 
Kaiser Permanente 
Sutter Roseville Medical Center 
Union Pacific Railroad 
City of Roseville 
Roseville Joint Union High School District 
Pride Industries 
NEC Electronics 
SureWest Communications 
State Farm Insurance 

Source: City of Roseville. 

No. of Employees 
3,803 
3,000 
1,800 
1,294 
1,046 

982 
800 
725 
683 
560 

The following table sets forth the largest employers in the County of Placer as of January 1, 2006. 

Employer Name 
Adventist Health 
Alpine Meadows Ski Resort 
Auburn Area Answering Svc 
Club Cruise 
Coherent Inc 
Formica Corp 
Future Ford 
Hewlett-Packard Co 
Home Depot 
J R Pierce Plumbing Co Inc 
Nee Electronics Usa Inc 
Oracle Corp 
Placer County Marshal 
Placer County Sheriff 
Placer County Superintendent 
Public Works 
Resort At Squaw Creek 
Sierra Community College Dist 
Sierra Wes Drywall Inc 
Spa St Squaw Creek 
Sutter Auburn Faith Hospice 
Sutter Roseville Medical Ctr 
Thunder Valley Casino 
Underground Construction Co 
United Natural Foods 

COUNTY OF PLACER 
Major Employers 

January 2006 

Location 
Roseville 
Alpine Meadows 
Auburn 
Auburn 
Auburn 
Rocklin 
Roseville 
Roseville 
Roseville 
Rocklin 
Roseville 
Rocklin 
Auburn 
Auburn 
Auburn 
Auburn 
Olympic Valley 
Rocklin 
Loomis 
Olympic Valley 
Auburn 
Roseville 
Lincoln 
Roseville 
Auburn 

Industry 
Health Services 
Skiing Centers & Resorts 
Paging & Answering Service 
Travel Agencies & Bureaus 
Lasers-Medical-Manufacturers 
Plastics-High Pressure Laminates (Mfrs) 
Automobile Dealers-New Cars 
Computer Services 
Home Centers 
Plumbing Contractors 
Semiconductors & Related Devices (Mfrs) 
Computer Software 
Government Offices-County 
Sheriff 
Schools 
Grading Contractors 
Resorts 
Schools-Universities & Colleges Academic 
Dry Wall Contractors 
Spas-Beauty & Day 
Hospitals 
Hospitals 
Casinos 
Pipe Line Contractors 
Health Food Products- Wholesale 

Source: State of California Employment Development Department. 
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Construction 

The following table shows residential and non-residential building permits issued, for calendar 
years 2001 through 2005. 

Cil:y of Roseville 
Building Permit Valuation 

(Valuation in Thousands of Dollars) 

2001 2002 2003 2004 2005 
Permit Valuation 
New Single-family $356,214.1 $526,365.7 $384,045.3 $251,956.9 $174,522.4 
New Multi-family 61, 1,001.6 78/999.5 42,747.2 7,863.7 17,304.5 
Res. Alterations/Additions 2 455.9 .6!349.5 2 374.4 3 781.0 3 043.1 

Total Residential 420,600.6 608,014.8 429,166.9 263,601.6 194,870.0 

New Commercial 50,213.0 105,953.3 91,323.3 88,982.1 69,756.3 
New Industrial 6,214.0 2,922.5 3,883.9 13,600.2 5,975.0 
New Other 11,554.4 22,969.7 23,697.7 25,404.3 23,301.6 
Com. Alterations/Additions 40 603.4 34 272.8 37 062.9 43 987.8 52 473.8 

Total Nonresidential 108,589.8 166, 118.3 155,967.7 171,974.3 151,506.7 

New Dwelling Units 
Single Family 1,456 2,:100 1,467 1,015 826 
Multiple Family 762 ~14 474 93 165 

TOTAL 2,218 3,214 1,941 1,108 991 

Source: Construction Industry Research Board, Building Permit Summary. 

Residential Development. As of July 1, 2003, the City had 31,708 housing units; approximately 
75% are single family detached, 20% are apartments and 5% are duplexes and mobile homes. A total of 
2,564 building permits, including building permits for 820 apartment units, were issued by the City's 
Building Division in Fiscal Year 2002-03. The, highest monthly total was in April 2003 with 283 single 
family permits issued. All 820 apartment permits were issued in October 2002. The North Roseville 
Specific Plan Area is now the most active lccation for homebuilders in the City with well over 1,000 
permits issued. The Stoneridge Specific Plan is seeing stEiady growth as well. 

Commercial Development. The City's has over El.8 million square feet of developed commercial 
space on 1, 147 acres as of June 30, 2003. Developers built 895,869 square feet of commercial space in 
2002-03. New development activity includes national re,tailers and grocers. Target opened its second 
store in Roseville and EXPO Design Center's. opening was the third store in Roseville opened by the 
Home Depot chain. Safeway and Ralph's opened additional stores as well. 

The City also has over 5.2 million square feet c,f developed office space as of June 30, 2003. 
Included is the Sutter Roseville Medical Center, Secret Ravine Medical/Dental Center and Sutter 
Roseville Medical Center Ambulatory. 
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Taxable Sales 

During the first and second quarters of calendar year 2005, reported total taxable sales 
in the City were reported to be $1,835,982,000 a 6.2% increase over total taxable transactions 
of $1,727,941,000 that were reported during the first and second quarters of calendar year 
2004. A summary of taxable transactions in the City is shown below. Annual figures for 2005 are 
not yet available. 

City of Roseville 
Taxable Transactions 

Calendar Years 2000 through 2004 
(Dollars in thousands) 

2000 2001 2002 2003 2004 

Apparel stores $67,603 $110,463 $118,936 $128,694 $158,633 

General merchandise stores 306,446 370,924 418,267 467,494 561,058 

Food stores 64,750 66,469 75,978 93,286 95,389 

Eating and drinking places 140,862 177,347 195,011 214,558 235,917 
Home furnishing and appliances. 59,436 82,000 96,700 108,737 136,822 
Building material and farm implements 146,088 174,920 217,298 251, 148 288,940 

Auto dealers and auto supplies 879,626 938,034 1,026,213 1, 125,482 1,201,552 

Service stations 84,345 90,944 89,200 114,336 130,953 
Other retail stores 273 708 341 119 376 465 412 610 446106 

Retail Stores Totals 2,022,864 2,352,220 2,614,068 2,916,345 3,255,370 

All Other Outlets 372430 404 367 374 189 372 114 405 061 

TOTAL ALL OUTLETS $2,395,294 $2,756,587 $2,988,257 $3,288,459 $3,660,431 

TOTAL NUMBER OF PERMITS 2,637 2,967 3,348 3,909 4,307 

Source: California Stale Board of Equalization, 
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Jl,PPENDIJ( E 

FORM OF OPINION OF 130ND COUNSEL 

City Council 
City of Roseville 
311 Vernon Street 
Roseville, California 94111 

, 2006 

OPINION: $22,095,000 City of Roseville Westpark Community Facilities District No. 1 
(Public Facilities) Special Tax Bonds Series 2006 

Members of the City Council: 

We have acted as bond counsel in connection with the issuance by the City of Roseville 
(the "City") of $22,095,000 City of Roseville Westpark Community Facilities District No. 1 (Public 
Facilities) Special Tax Bonds Series 2006 (the "2006 Bonds"), pursuant to the Mello-Roos 
Community Facilities Act of 1982, as amended, constituting Section 53311, et seq. of the 
California Government Code (the "Act") and a Fiscal Agent Agreement dated as of August 1, 
2005, and a First Supplement to Fiscal Agent Agreement dated as of August 1, 2006 (together, 
the "Fiscal Agent Agreement") by and between the City on behalf of the City of Roseville 
Westpark Community Facilities District and The Bank of New York Trust Company, N.A .. We 
have examined the law and such certified proceedin!gs and other papers as we deem necessary 
to render this opinion. 

As to questions of fact material to our opinion, we have relied upon representations of 
the City contained in the Fiscal Agent Agreement, and in the certified proceedings and other 
certifications of public officials furnished to us, without undertaking to verify the same by 
independent investigation. 

Based upon the foregoing, we are cf the opinion, under existing law, as follows: 

1. The City is duly created and validly existing as a public body, corporate and 
politic, with the power to adopt the resolution authorizing the issuance of the 2006 Bonds, enter 
into the Fiscal Agent Agreement, and perform the agreements on its part contained therein and 
issue the 2006 Bonds. 

2. The 2006 Bonds have been duly authorized, executed and delivered by the City 
and are valid and binding limited obligations of the City, payable solely from the sources 
provided therefor in the Fiscal Agent Agreement. 

3. The Fiscal Agent Agreemi~nt has lbeen duly entered into by the City and 
constitutes a valid and binding obligation of the City Emforceable upon the City. 
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4. Pursuant to the Act the Fiscal Agent Agreement creates a valid lien on the funds 
pledged by the Fiscal Agent Agreement 

3. The interest on the 2006 Bonds is excluded from gross income for federal 
income tax purposes and is not an item of tax preference for purposes of the federal alternative 
minimum tax imposed on individuals and corporations; it should be noted, however, that, for the 
purpose of computing the alternative minimum tax imposed on corporations (as defined for 
federal income tax purposes), such interest is taken into account in determining certain income 
and earnings. The opinion set forth in the preceding sentence is subject to the condition that 
the City comply with all requirements of the Internal Revenue Code of 1986 that must be 
satisfied subsequent to the issuance of the 2006 Bonds in order that such interest thereon be, 
or continue to be, excluded from gross income for federal income tax purposes. The City has 
covenanted to comply with each such requirement Failure to comply with certain of such 
requirements may cause the inclusion of interest on the 2006 Bonds in gross income for federal 
income tax purposes to be retroactive to the date of issuance of the 2006 Bonds. We express 
no opinion regarding other federal tax consequences arising with respect to the 2006 Bonds. 

6. The interest on the 2006 Bonds is exempt from personal income taxation 
imposed by the State of California. 

The rights of the owners of the 2006 Bonds and the enforceability of the 2006 Bonds and 
the Fiscal Agent Agreement may be subject to bankruptcy, insolvency, reorganization, 
moratorium and other similar laws affecting creditors' rights heretofore or hereafter enacted and 
may also be subject to the exercise of judicial discretion in appropriate cases. 

Respectfully submitted, 
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APPENDIX F 

FORM OF CONTINUING DISCLOSURE UNDERTAKINGS 

CONTINUING DISCLOSURE AGREEMENT 
(City) 

THIS CONTINUING DISCLOSURE AGREEMENT (the "Disclosure Agreement") is 
dated as of , 2006, is by and between the City of Roseville, a public body, 
corporate and politic, organized and existing under and by virtue of the laws of the State of 
California {the "Issuer'' or the "City"), and , California, in its 
capacity as Dissemination Agent (the "Dissemination Agent"). 

WITNESSETH: 

WHEREAS, pursuant to a Fiscal Agent Agreement dated as of August 1, 2005 and a 
First Supplement to Fiscal Agent Agreement dated as of August 1, 2006 (together, the "Fiscal 
Agent Agreement") by and between the City and Tl1e Bank of New York Trust Company, N.A., 
as the Fiscal Agent, the City has issued its City <lf Roseville Westpark Community Facilities 
District No. 1 (Public Facilities) Special Tax Bonds Series 2006 (the "2006 Bonds"), in the 
aggregate principal amount of $22,095,000; and 

WHEREAS, this Disclosure Agreement is being executed and delivered by the City and 
the Dissemination Agent for the benefit of the Holders and Beneficial Owners of the 2006 Bonds 
and in order to assist the Participating Underwriiter of the 2006 Bonds in complying with 
Securities and Exchange Commission Rul,e 15c2-12(b)(5); 

NOW, THEREFORE, for and in consideration of the mutual promises and covenants 
herein contained, the parties hereto agree as follows: 

SECTION 1. Definitions. In addition to the definitions set forth in the Agreement, which 
apply to any capitalized term used in this Disclosure, Agreement unless otherwise defined in this 
Section, the following capitalized terms shall have the following meanings: 

"Annual Report" shall mean any Annual Report provided by the City pursuant to, and as 
described in, Sections 2 and 3 of this Disclosure Agreement. 

"Beneficial Owner" shall mean any person which (a) has the power, directly or indirectly, 
to vote or consent with respect to, or to dispose of ownership of, any 2006 Bonds (including 
persons holding 2006 Bonds through nominees, deipositories or other intermediaries), or (b) is 
treated as the owner of any 2006 Bonds for federal income tax purposes. 

"Disclosure Representative" shall mean the designees of the City to act as the 
disclosure representative. 
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"Dissemination Agent" shall mean , acting in its capacity as 
Dissemination Agent hereunder, or any successor Dissemination Agent designated in writing by 
the City. 

"Listed Events" shall mean any of the events listed in Section 4(a) of this Disclosure 
Agreement and any other event legally required to be reported pursuant to the Rule. 

"National Repository" shall mean any Nationally Recognized Municipal Securities 
Information Repository for purposes of the Rule. Any filing under this Disclosure Agreement 
with a National Repository may be made solely by transmitting such filing to the Texas 
Municipal Advisory Council (the "MAC") as provided at http://www.disclosureusa.org unless the 
United States Securities and Exchange Commission has withdrawn the interpretive advice in its 
letter to the MAC dated September 7, 2004. 

"Official Statement" means the Official Statement, dated July 18, 2006, relating to the 
2006 Bonds. 

"Participating Underwriter" shall mean any of the original underwriters of the 2006 Bonds 
required to comply with the Rule in connection with offering of the 2006 Bonds. 

"Repository" shall mean each National Repository and each State Repository. 

"Rule" shall mean Rule 15c2-12(b){5) adopted by the Securities and Exchange 
Commission under the Securities Exchange Act of 1934, as the same may be amended from 
time to time. 

"State" shall mean the State of California. 

"State Repository" shall mean any public or private repository or entity designated by the 
State as a state repository for the purpose of the Rule and recognized as such by the Securities 
and Exchange Commission. As of the date of this Disclosure Agreement, there is no State 
Repository. 

SECTION 2. Provision of Annual Reports. 

(a) The City shall, or shall cause the Dissemination Agent to, not later than 
January 15 after the end of the City's fiscal year, commencing with the fiscal year ending June 
30, 2006 (for the report due January 15, 2007), provide to each Repository an Annual Report 
which is consistent with the requirements of Section 3 of this Disclosure Agreement. The 
Annual Report may be submitted as a single document or as separate documents comprising a 
package, and may include by reference other information as provided in Section 3 of this 
Disclosure Agreement. Not later than fifteen (15) Business Days prior to said date, the City 
shall provide the Annual Report to the Dissemination Agent. The City shall provide an Officer's 
Certificate with each An nu al Report furnished to the Dissemination Agent to the effect that such 
Annual Report constitutes the Annual Report required to be furnished by the City hereunder. 
The Dissemination Agent may conclusively rely upon such Officer's Certificate of the City. 

{b) If by fifteen (15) Business Days prior to the date specified in subsection (a) for 
providing the Annual Report to the Repositories, the Dissemination Agent has not received a 
copy of the Annual Report, the Dissemination Agent shall contact the City to determine if the 
City is in compliance with subsection (a). 
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{c) If the Dissemination Agent is unablo to verify that an Annual Report has been 
provided to the Repositories by the date required in subsection (a), the Dissemination Agent 
shall provide to (i) each National Repository or the Municipal Securities Rulemaking Board and 
(ii) each appropriate State Repository (with a copy to the Trustee) a notice, in substantially the 
form attached as Exhibit A. 

(d) With respect to the Annual IReport, the Dissemination Agent shall: 

{i) determine each year prior to the date for providing the Annual Report the 
name and address of each National Repository and the State Repository, if any; 
and 

(i) (if the Dissemination Agent is other than the City), to the extent 
appropriate information is available to it, file a report with the City certifying that 
the Annual Report has been provided pursuant to this Disclosure Agreement, 
stating the date it was provided and listing all the Repositories to which it was 
provided. 

SECTION 3. Content of Annual Reports. The City's Annual Report shall contain or 
include by reference the following: 

(a) The following information: 

1. Principal amount of all outstanding bonds of the District. 

2. Balance in the improvement fund or construction account. 

3. Balance in debt service rese,ve fund, and statement of the reserve fund 
requirement. Statement of projecte,d reserve, fund draw, if any. 

4. Balance in other funds and ac:counts held by Issuer or fiscal agent related 
to the 2006 Bonds. 

5. Additional debt authorized by the City and payable from or secured by 
assessments or special taxes with respect to property within the District. 

6. The Special Tax levy, the delinquency rate, total amount of delinquencies, 
number of parcels delinquent in payment for the five most recent fiscal years. 

7. Notwithstanding the June 30th reporting date for the Annual Report, the 
following information shall be reported as of the last day of the month immediately 
preceding the date of the Annual Report rather than as of June 30th. Identity of each 
delinquent taxpayer responsible for 5 percent or more of total special tax/assessment 
levied, and the following information: assessor parcel number, assessed value of 
applicable properties, amount of Special Tax levied, amount delinquent by parcel 
number and status of foreclosure proceedin,gs. If any foreclosure has been completed, 
summary of results of foreclosure sales or transfers. 

8. Most recently available total assessed value of all parcels subject to the 
special tax or assessment. 
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9. List of landowners and assessor's parcel number of parcels subject to 20 
percent or more of the Special Tax levy including the following information: development 
status to the extent shown in City records, land use classification, assessed value (land 
and improvements). 

(b) Audited financial statements prepared in accordance with generally accepted 
accounting principles as promulgated to apply to governmental entities from time to time by the 
Governmental Accounting Standards Board. If the City's audited financial statements are not 
available by the time the Annual Report is required to be filed pursuant to Section 2(a), the 
Annual Report shall contain unaudited financial statements in a format similar to that used for 
the City's audited financial statements, and the audited financial statements shall be filed in the 
same manner as the Annual Report when they become available; provided, that in each Annual 
Report or other filing containing the City's financial statements, the following statement shall be 
included in bold type: 

THE CITY'S ANNUAL FINANCIAL STATEMENT IS PROVIDED SOLELY TO COMPLY 
WITH THE SECURITIES EXCHANGE COMMISSION STAFF'S INTERPRETATION OF RULE 
15C2-12. NO FUNDS OR ASSETS OF THE CITY OF ROSEVILLE (OTHER THAN THE 
PROCEEDS OF THE SPECIAL TAXES LEVIED FOR THE FIDDYMENT RANCH COMMUNITY 
FACILITIES DISTRICT AND SECURING THE BONDS) ARE REQUIRED TO BE USED TO 
PAY DEBT SERVICE ON THE BONDS AND THE CITY IS NOT OBLIGATED TO ADVANCE 
AVAILABLE FUNDS FROM THE CITY TREASURY TO COVER ANY DELINQUENCIES. 
INVESTORS SHOULD NOT RELY ON THE FINANCIAL CONDITION OF THE CITY IN 
EVALUATING WHETHER TO BUY, HOLD OR SELL THE BONDS. 

Any or all of the items listed above may be included by specific reference to other 
documents, including official statements of debt issues with respect to which the City is an 
"obligated person" (as defined by the Rule), which have been filed with each of the Repositories 
or the Securities and Exchange Commission. If the document included by reference is a final 
official statement, it must be available from the Municipal Securities Rulemaking Board. The 
City shall clearly identify each such other document so included by reference. 

SECTION 4. Reporting of Significant Events. 

(a) Pursuant to the provisions of this Section 4, the City shall give an Officer's 
Certificate including notice of the occurrence of any of the following events with respect to the 
2006 Bonds, if material: 

1. 
2. 
3. 
4. 
5. 
6. 
7. 

2006 Bonds. 

Principal and interest payment delinquencies. 
Non-payment related defaults. 
Modifications to rights of 2006 Bondholders. 
Optional, contingent or unscheduled 2006 Bond calls. 
Defeasances. 
Rating changes. 
Adverse tax opinions or events affecting the tax-exempt status of the 

8. Unscheduled draws on the debt service reserves, if any, reflecting 
financial difficulties. 

9. Unscheduled draws on credit enhancements reflecting financial 
difficulties. 

10. Substitution of credit or liquidity providers, or their failure to perform. 
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11. Release, substitution, or sale of property securing repayment of the 2006 
Bonds. 

(b) Whenever the City obtains knowled!Je of the occurrence of a Listed Event, the 
City shall as soon as possible determine if such event would constitut13 material information for 
Holders of 2006 Bonds, provided, that any event under subsection (a)(6) will always be defined 
to be material. 

(c) If the City determines that knowledg13 of the occurrence, of a Listed Event would 
be material under applicable Federal securities law .. the City shall, or by written direction cause 
the Dissemination Agent (if not the City) to, promptly file a notice of such occurrence with (i) 
each National Repository or the Municipal SeGurities Rulemakin g Board and (ii) each 
appropriate State Repository with a copy to the Trustee, together with written direction to the 
Trustee whether or not to notify the 2006 Bond holders of the filin1~ of such notice. In the 
absence of any such direction, the Trustee, shall not send such notice to the 2006 Bond holders. 
Notwithstanding the foregoing, notice of Listed Ev13nts described in subsections (a)(4) and 5) 
need not be given under this subsection any earli13r than the notice (if any) of the underlying 
event is given to holders of affected Certificates pursuant to the Indenture. 

(d) If in response to a request under subsection (b), the City determines that the 
Listed Event would not be material under applicable federal securities laws, the City shall so 
notify the Dissemination Agent in writing and instru,;t the Dissemination Agent not to report the 
occurrence pursuant to subsection (e). 

(e) If the Dissemination Agent has b13en instructed by the City to report the 
occurrence of a Listed Event, the Dissemination Agemt shall file a notice of such occurrence with 
the Repository. Notwithstanding the foregoing: 

SECTION 5. Termination of Reporting Obligation. The obligations of the City, the 
Dissemination Agent under this Disclosure Agreement shall terminate upon the legal 
defeasance, prior redemption or payment in full of all of the 2006 Bonds. If such termination 
occurs prior to the final maturity of the 200<5 Bonds, the City shall give notice of such termination 
in the same manner as for a Listed Event under Section 4(e) hereof. If the City's obligations 
under the Agreement are assumed in full by some other entity, such person shall be responsible 
for compliance with this Disclosure Agreement in the same manner as if it were the City, and the 
City shall have no further responsibility hereunder. 

SECTION 6. Dissemination Agent. ThEl City may, from lime to time, appoint or 
engage a Dissemination Agent to assist it in carrying out its obligations under this Disclosure 
Agreement, and may discharge any such Dissemination Agent, with or without appointing a 
successor Dissemination Agent. The Dissemination Agent may resign at any time by providing 
at least 30 days' notice in writing to the Issuer and the City. 

SECTION 7. Amendment; Waiver. Notwithstanding any other provision of this 
Disclosure Agreement, the City and the Dissemination Agent may amend this Disclosure 
Agreement (and the Dissemination Agent shall agr,ae to any amendment so requested by the 
Issuer, provided no amendment increasing or E1ffecting the obligations or duties of the 
Dissemination Agent shall be made without the consent of either such party) and any provision 
of this Disclosure Agreement may be waived if such amendment or waiver is supported by an 
opinion of counsel expert in federal securities laws acceptable to the Issuer, the City and the 
Dissemination Agent to the effect that such amendment or waiver would not, in and of itself, 
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cause the undertakings herein to violate the Rule if such amendment or waiver had been 
effective on the date hereof but taking into account any subsequent change in or official 
interpretation of the Rule. 

SECTION 8. Additional Information. Nothing in this Disclosure Agreement shall be 
deemed to prevent the City from disseminating any other information, using the means of 
dissemination set forth in this Disclosure Agreement or any other means of communication, or 
including any other information in any Annual Report or notice of occurrence of a Listed Event, 
in addition to that which is required by this Disclosure Agreement. If the City chooses to include 
any information in any Annual Report or notice of occurrence of a Listed Event, in addition to 
that which is specifically required by this Disclosure Agreement, the City shall have no obligation 
under this Agreement to update such information or include it in any future Annual Report or 
notice of occurrence of a Listed Event. 

SECTION 9. Duties. Immunities and Liabilities of Dissemination Agent. The 
Dissemination Agent shall have only such duties as are specifically set forth in this Disclosure 
Agreement, and the City agrees to indemnify and save the Dissemination Agent, its officers, 
directors, employees and agents, harmless against any loss, expense and liabilities which they 
may incur arising out of or in the exercise or performance of their respective powers and duties 
hereunder, including the costs and expenses (including attorneys' fees) of defending against 
any claim of liability, but excluding liabilities due to the Dissemination Agent's negligence or 
willful misconduct. The Dissemination Agent shall be paid compensation by the City for its 
services provided hereunder in accordance with its schedule of fees as amended from time to 
time, and all expenses, legal fees and advances made or incurred by the Dissemination Agent 
in the performance of its duties hereunder. The Dissemination Agent shall have no duty or 
obligation to review any information provided to it hereunder and shall not be deemed to be 
acting in any fiduciary capacity for the Issuer, the 2006 Bondholders, or any other party. The 
obligations of the City under this Section shall survive resignation or removal of the 
Dissemination Agent and payment of the 2006 Bonds. 

SECTION 10. Notices. Any notices or communications to or among any of the parties 
to this Disclosure Agreement may be given as follows: 

To the City: 

To the Dissemination Agent: 

City of Roseville 
311 Vernon Street 
Roseville, California 95678 
Attn: CFD Administrator 

Any person may, by written notice to the other persons listed above, designate a 
different address or telephone number(s) to which subsequent notices or communications 
should be sent. 

SECTION 11. Beneficiaries. This Disclosure Agreement shall inure solely to the benefit 
of the City, the Dissemination Agent, the Participating Underwriter and Holders and Beneficial 
Owners from time to time of the 2006 Bonds, and shall create no rights in any other person or 
entity. 
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SECTION 12. Counterparts. This Disclosure Agreement may be executed in several 
counterparts, each of which shall be an original and all of which shall constitute but one and the 
same instrument. 
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IN WITNESS WHEREOF, the parties hereto have executed this Disclosure Agreement 
as of the date first above written. 
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CITY OF ROSEVILLE, for and on behalf of 
City of Roseville Westpark Community 
Facilities District No. 1 (Public Facilities} 

-------· as Dissemination 
Agent 

By: _____________ _ 

Authorized Officer 



EXHIBIT A 

NOTICE TO REPOSITORIES OF FAILUIRE TO FILE ANNUAL REPORT 

Name of Issuer: 

Name of Bond Issue: 

Date of Issuance: 

City of Roseville 

$22,095,000 City of Roseville Westpark Community Facilities 
District No. 1 (Public Facilities) Special T~1x Bonds Series 2006 

, 2006 

NOTICE IS HEREBY GIVEN that the City of Roseville (the "City") on behalf of City of 
Roseville Westpark Community Facilities District No. 1 (Public Facilities) has not provided an 
Annual Report with respect to the above-named! Bonds as required by the Fiscal Agent 
Agreement dated as of July 1, 2005 and a First Supplement to Fiscal Agent Agreement dated 
as of August 1, 2006 (together, the "Fiscal Agent A~1reement") by and between the City and The 
Bank of New York Trust Company, N.A., as Fiscal Agent. The City anticipates that the Annual 
Report will be filed by _____ _ 

Dated: ______ _ 

cc: City of Roseville 
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_ ____ , as Dissemination Agent, on 
behalf of City of Ro,seville Westpark 
Community Facilitie,s District No. 1 (Public 
Facilities) 

By: ______________ _ 

Authorized Officer 



CONTINUING DISCLOSURE AGREEMENT 
(Developer) 

THIS CONTINUING DISCLOSURE AGREEMENT (the "Disclosure Agreement") dated 
as of ________ , 2006, is by and between PL Roseville, LLC (the "Developer") and 
_____ , ______ , California, in its capacity as Dissemination Agent (the 
"Dissemination Agent"). 

W I T N E S S E T H: 

WHEREAS, pursuant to the Fiscal Agent Agreement dated as of August 1, 2005 and a 
First Supplement to Fiscal Agent Agreement dated as of August 1, 2006 (together, the (the 
"Fiscal Agent Agreement"), by and between the City and the Dissemination Agent, in its 
capacity as Fiscal Agent thereunder, the City has issued its City of Roseville Westpark 
Community Facilities District No. 1 (Public Facilities) Special Tax Bonds Series 2006 (the "2006 
Bonds"), in the aggregate principal amount of $22,095,000; and 

WHEREAS, this Disclosure Agreement is being executed and delivered by the 
Developer and the Dissemination Agent for the benefit of the Holders and Beneficial Owners of 
the 2006 Bonds; 

NOW, THEREFORE, for and in consideration of the mutual promises and covenants 
herein contained, the parties hereto agree as follows: 

SECTION 1. Definitions. In addition to the definitions set forth in the Agreement, which 
apply to any capitalized term used in this Disclosure Agreement unless otherwise defined in this 
Section, the following capitalized terms shall have the following meanings: 

"Annual Report" shall mean any Annual Report provided by the Developer pursuant to, 
and as described in, Sections 2 and 3 of this Disclosure Agreement. 

"Beneficial Owner" shall mean any person which (a) has the power, directly or indirectly, 
to vote or consent with respect to, or to dispose of ownership of, any 2006 Bonds (including 
persons holding 2006 Bonds through nominees, depositories or other intermediaries), or (b) is 
treated as the owner of any 2006 Bonds for federal income tax purposes. 

"Dissemination Agent" shall mean , acting in its capacity as 
Dissemination Agent hereunder, or any successor Dissemination Agent designated in writing by 
the City. 

"Issuer" shall mean the City of Roseville, Placer County, California. 

"National Repository" shall mean any Nationally Recognized Municipal Securities 
Information Repository for purposes of the Rule. Any filing under this Disclosure Agreement 
with a National Repository may be made solely by transmitting such filing to the Texas 
Municipal Advisory Council (the "MAC") as provided at http://www.disclosureusa.org unless the 
United States Securities and Exchange Commission has withdrawn the interpretive advice in its 
letter to the MAC dated September 7, 2004. 
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"Official Statement" means the 01'ficial Statement, dated, July 18, 2006, relating to the 
2006 Bonds. 

"Participating Underwriter" shall mean any of the original underwriters of the 2006 
Bonds. 

"Project" shall mean the proposed subdivision within the District, as described in the 
Official Statement. 

"Repository" shall mean each National Repository and each State Repository. 

"State" shall mean the State of California. 

SECTION 2. Provision of Annual Reports. 

(a) The Developer shall, not ater than April 1 '' of each year (reflecting reported 
information as of December 31'' of the prior year) beginning with the report due April 1, 2007 
and continuing while this agreement is in effect, provide to the Dissemination Agent an Annual 
Report which is consistent with the require:ments of Section 3 of this Disclosure Agreement with 
a copy to the Issuer. The Developer shall provide a written certification with each Annual Report 
furnished to the Dissemination Agent and the Issuer to the effect that the Annual Report is being 
provided pursuant to this Disclosure Agreement. The Annual Report may be submitted as a 
single document or as separate docume11ts comprising a package, and may cross-reference 
other information as provided in Section 4 of this Disclosure Agreement. If the Developer's fiscal 
year changes, it shall give notice of such change in 1the manner set forth under Section 4(c). 

Additionally, the Developer shall provide to any party that so requests by a written 
request made within 30 days prior to any July 1, October 1 or January 1, beginning October 1, 
2007, a quarterly report which is consistent with the requirements of Se,ction 3 of this Disclosure 
Agreement, except that the reported information shall cover only the period from the April 1 next 
preceding the quarterly reporting date. Such quart,9rly report shall be delivered to the address 
given in the notice requesting such report, within 30 days after such applicable July 1, October 1 
or January 1 requested report date. 

(b) If by fifteen (15) Business Days prior to the date specified in subsection (a) for 
providing the Annual Report to the Repositories, the Dissemination Agent has not received a 
copy of the Annual Report, the Dissemination Agent shall contact the Developer to determine if 
the Developer is in compliance with subsection (a). 

(c) If the Developer is unable to provi,je to the Dissemination Agent an Annual 
Report by the date required in subsection (a), the Developer shall send a notice to the 
Dissemination Agent substantially the form attached as Exhibit A. 

(d) The Dissemination Agent shall: 

(i) determine prior to each Report Date th,9 name and address of 
each National Repository and each State Repository, if any; 

(ii) notify the Developer of the final date for providing the Annual 
Report at least 30 days before such final date; and 
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(iii) to the extent the Annual Report has been furnished to it, file a 
report with the Developer (if the Dissemination Agent is other than the 
Developer), the City and the Participating Underwriter certifying that the Annual 
Report has been provided pursuant to this Disclosure Certificate, stating the date 
it was provided and listing all the Repositories to which it was provided. 

SECTION 3. Content of Annual Reports. The Developer's Annual Report shall contain 
or incorporate by reference the following, if material: 

(a) Any significant changes in the information contained in the Official Statement 
under the headings: "THE DISTRICT - Anticipated Development in the District" and the status of 
completion of the Improvements (as defined in the Official Statement). 

(b) A general description of the development status of the parcels within the District. 

(c) A summary of property within the District sold by the Developer since the date of 
the Official Statement. 

(d) A description of any change in the legal structure of the Developer which is 
material to 2006 Bond investors. 

(e) Material changes in Project costs, status of any construction loans and any 
permanent financing received by the Developer with respect to the Project that could have a 
significant impact on the Developer's ability to complete the construction and sale of homes 
within the District. 

(f) Any denial of credit, lines of credit, loans or loss of source of capital that could 
have a significant impact on the Developer's ability to pay the Special Tax or other taxes or 
assessments or to comply with its obligations under the Development Agreement. 

(g) Any failure by the Developer to pay when due general property taxes, 
assessments or special taxes with respect to its property in the District. 

(h) Any previously undisclosed amendments to the land use entitlements or 
environmental conditions or other governmental conditions that are necessary to complete the 
development plan. 

(i) A description of any changes to the Development Agreement which materially 
adversely affect the development of the property within the District as set forth in the Official 
Statement. 

SECTION 4. Reporting of Significant Events. 

(a) Pursuant to the provisions of this Section 4, the Developer shall give, to the 
Dissemination Agent, notice of the occurrence of any of the following events with respect to the 
2006 Bonds, if material: 

(i) failure to pay any real property taxes (including any assessments or 
special taxes) levied within the District on a parcel owned by the 
Developer. 
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(ii) the discovery of to:<ic material or hazardous waste which will require 
remediation on any property owned by the Developer subject to the 
Special Tax. 

(iii) default by the Developer on any loan with respe,ct to the construction or 
permanent financing of public or private improvements with respect to the 
Project. 

(iv) Initiation of Dissemination bankruptcy proceedings (whether voluntary or 
involuntary) by the Developer or any related entity. 

(b) Whenever the Developer obtains knowledge of the occurrence of an event 
described in section (a), the Developer shall as soon as possible determine if such event would 
be material to 2006 Bond investors under applicable federal securities laws. 

(c) If the Developer determine,s that knowledge of the oc:currence of such event 
would be material under applicable federal securities laws, the Developer shall promptly provide 
a notice of such occurrence to the Dissemination Agent, with a copy to the Issuer. 

SECTION 5. Termination of Reporting Obligation. The obligations of the Developer 
and the Dissemination Agent under this Disclosure Agreement shall terminate upon the legal 
defeasance, prior redemption or payment in full of all of the 2006 Bonds. In addition the 
Developer shall have no obligations hereunder if the Special Tax of the District on all property 
within the District owned by the Developer and affil1iates or partners th,ereof is less than twenty 
percent (20%) of the total Special Tax for the entire District. If such termination occurs prior to 
the final maturity of the 2006 Bonds, the Developer shall give notice of such termination in the 
manner set forth under Section 4(c). 

SECTION 6. Amendment; Waiver. Notwithstanding any other prov1s1on of this 
Disclosure Agreement, the Developer and the DissEimination Agent may amend this Disclosure 
Agreement (and the Dissemination Agent shall agr,ee to any amendment so requested by the 
Developer, provided no amendment incr,easing or affecting the obligations or duties of the 
Dissemination Agent shall be made without the corn;ent of either such party), and any provision 
of this Disclosure Agreement may be waived, provided that the following conditions are 
satisfied: 

(a) If the amendment or waiver r,elates to the provisions of Sections 2(a), 3, 
or 4(a), it may only be made in connection with a change in circumstances that arises 
from a change in legal requirement:; or change in law; 

(b) The amendment or waiver either (i) is approved by the 2006 Bondholders 
of the 2006 Bonds in the same manner as provided in the Agreement for amendments to 
the Agreement with the consent of 2006 Bondholders, or (ii) does not, in the opinion of 
nationally recognized bond counsel, materially impair the interests of the 2006 
Bondholders or Beneficial Owners of the 2006 Bonds. 

In the event of any amendment or waiver of a provision of this Disclosure Agreement, 
the Developer shall describe such amendment in the next Annual Report, and shall include, as 
applicable, a narrative explanation of the r,9ason for the amendment or waiver and its impact on 
the type of information being presented by the Developer. 
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SECTION 7. Additional Information. Nothing in this Disclosure Agreement shall be 
deemed to prevent the Developer from disseminating any other information, using the means of 
dissemination set forth in this Disclosure Agreement or any other means of communication, or 
including any other information in any Annual Report or notice of occurrence of a material event, 
in addition to that which is required by this Disclosure Agreement. If the Developer chooses to 
include any information in any Annual Report or notice of occurrence of a material event in 
addition to that which is specifically required by this Disclosure Agreement, the Developer shall 
have no obligation under this Disclosure Agreement to update such information or include it in 
any future Annual Report or notice of occurrence of a material event. 

SECTION 8. Duties, Immunities and Liabilities of Dissemination Agent. The 
Dissemination Agent shall have only such duties as are specifically set forth in this Disclosure 
Agreement, and the Developer agrees to indemnify and save the Dissemination Agent, its 
officers, directors, employees and agents, harmless against any loss, expense and liabilities 
which they may incur arising out of or in the exercise or performance of their respective powers 
and duties hereunder, including the costs and expenses (including attorneys' fees) of defending 
against any claim of liability, but excluding liabilities due to the Dissemination Agent's 
negligence or willful misconduct. The Dissemination Agent shall be paid compensation by the 
Developer for its services provided hereunder in accordance with its schedule of fees as 
amended from time to time, and all expenses, legal fees and advances made or incurred by the 
Dissemination Agent in the performance of its duties hereunder. The Dissemination Agent shall 
have no duty or obligation to review any information provided to it hereunder and shall not be 
deemed to be acting in any fiduciary capacity for the Issuer, the 2006 Bondholders, or any other 
party. The obligations of the Developer under this Section shall survive resignation or removal 
of the Dissemination Agent and payment of the 2006 Bonds. 

SECTION 9. Subsequent Developers. The Developer will require, as a condition of 
sale of any property which the Developer sells within the Project resulting in a new owner who, 
together with affiliates or partners thereof, owns at least twenty percent (20%) of the total 
assessments for the entire District, that such purchaser execute an agreement substantially in 
the form of this Disclosure Agreement, unless this Disclosure Agreement, as it may be amended 
from time to time, by its own terms would not require the purchaser to provide any disclosure. 

SECTION 10. Notices. Any notices or communications to or among any of the parties 
to this Disclosure Agreement may be given as follows: 

To the Developer 

To the Dissemination Agent: 

To the JssuerfCity: 

PL Roseville, LLC 
Attn: Greg Ackerman 
985 Sun City Lane 
Lincoln, CA 95648 

City of Roseville 
311 Vernon Street 
Roseville, CA 95678 
Attn: CFO Administrator 
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Any person may, by written notice to the, other persons listed above, designate a 
different address or telephone number(s) to which subsequent notices or communications 
should be sent. 

SECTION 11. Beneficiaries. This Disclosure Agreement :shall inure solely to the 
benefit of the City, the Dissemination A\Jent, the Participating Underwriter and Holders and 
Beneficial Owners from time to time of thE! 2006 Bonds, and shall create no rights in any other 
person or entity. 

SECTION 12. Counterparts. Th s Disclosure Agreement may be executed in several 
counterparts, each of which shall be an original and all of which shall constitute but one and the 
same instrument. 
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IN WITNESS WHEREOF, the parties hereto have executed this Disclosure Agreement 
as of the date first above written. 
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PL Roseville, LLC, a California limited 
liability company 

By: Pulte Home Corporation, a Michigan 
corporation, its Managing Member 

Mark Kaushagen, 
Its Authorized Agent 

as Dissemination Agent 



EXHIBIT A 

NOTICE TO REPOSITORIES OF FAILURE TO FILE ANNUAL REPORT 

Name of Issuer: 

Name of Bond Issue: 

Date of Issuance: 

City of Roseville 

$22,095,000 City of Roseville, Westpark Community Facilities District 
No. 1 (Public Facilities), Special Tax Bonds, Series 2006 

_____ ,2006 

NOTICE IS HEREBY GIVEN that PL Roseville, LLC (the "Developer") has not provided 
an Annual Report with respect to the above-named Bonds as required by the Continuing 
Disclosure Agreement of the Developer dated as of the date of issuance of such Bonds. The 
Developer anticipates that the Annual Report will be filed by ___ _ 

Dated: ______ _ 

,on behalf of the Dissemination Agent 

By: 

Its: 

cc: Developer 
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APPENDIX G 

THE BOOK ENTRY SYSTEM 

The following description of the Depository Trust Company ("OTC'?, the procedures and 
record keeping with respect to beneficial ownership interests in the Bonds, payment of principal, 
interest and other payments on the Bonds to OTC Participants or Beneficial Owners, 
confirmation and transfer of beneficial ownership interest in the Bonds and other related 
transactions by and between OTC, the OTC Participants and the Beneficial Owners is based 
solely on information provided by OTC. Accordingly, no repres,9ntations can be made 
concerning these matters and neither thEl OTC PlHticipants nor the Beneficial Owners should 
rely on the foregoing information with respect to such matters, but should instead confirm the 
same with OTC or the OTC Participants, as the casi; may be. 

Neither the issuer of the Bonds (th,; "Issuer';! nor the trustee, fiscal agent or paying agent 
appointed with respect to the Bonds (th1; "Agent';I take any responsibility for the information 
contained in this Appendix. 

No assurances can be given that OTC, OTC Participants or Indirect Participants will 
distribute to the Beneficial Owners (a) payments of interest, principal or premium, if any, with 
respect to the Bonds, (b) certificates repmsenting ownership interest in or other confirmation or 
ownership interest in the Bonds, or (c) redemption or other notices sent to OTC or Cede & Co., 
its nominee, as the registered owner of the Bonds, or that they will so do on a timely basis, or 
that OTC, OTC Participants or OTC Indirect Participants will act in the manner described in this 
Appendix. The current "Rules" applicable to OTC are on file with the Securities and Exchange 
Commission and the current "Procedures" of OTC to be followed in dealing with OTC 
Participants are on file with OTC. 

1. The Depository Trust Company ("OTC'), New York, NY, will act as securities 
depository for the securities (the "Bonds"). The Bonds will be issued as fully-registered 
securities registered in the name of Cede & Co. {DTC's partnership nominee) or such other 
name as may be requested by an authorized representative of OTC. One fully-registered Bond 
certificate will be issued for the Bonds, in the aggre,gate principal amount of such issue, and will 
be deposited with OTC. If, however, the aggregate principal amount of any issue exceeds $500 
million, one certificate will be issued with respect !1) each $500 million of principal amount and 
an additional certificate will be issued with respect to any remaining principal amount of such 
issue. 

2. OTC, the world's largest depository, is a limited-purpose trust company organized 
under the New York Banking Law, a "banking organization" within the meaning of the New York 
Banking Law, a member of the Federal Reserve System, a "clearin,J corporation" within the 
meaning of the New York Uniform Commercial Code, and a "clearing agency" registered 
pursuant to the provisions of Section 17 A of the Securities Exchange Act of 1934. OTC holds 
and provides asset servicing for over 2.2 million issues of U.S. and non-U.S. equity, corporate 
and municipal debt issues, and money market instrument from over ·100 countries that DTC's 
participants ("Direct Participants") deposit with DTC. OTC also facilitates the post-trade 
settlement among Direct Participants of sales and other securities transactions in deposited 
securities through electronic computerize,d book-entry transfers and pledges between Direct 
Participants' accounts. This eliminates the need for physical movement of securities certificates. 
Direct Participants include both U.S. and non-U.S. securities brokers :and dealers, banks, trust 
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companies, clearing corporations, and certain other organizations. OTC is a wholly-owned 
subsidiary of The Depository Trust & Clearing Corporation ("DTCC"). DTCC, in turn, is owned 
by a number of Direct Participants of OTC and Members of the National Securities Clearing 
Corporation, Fixed Income Clearing Corporation, and Emerging Markets Clearing Corporation 
(NSCC, FICC, and EMCC, also subsidiaries of DTCC), as well as by the New York Stock 
Exchange, Inc., the American Stock Exchange LLC, and the National Association of Securities 
Dealers, Inc. Access to the OTC system is also available to others such as both U.S. and non
U.S. securities brokers and dealers, banks, trust companies, and clearing corporations that 
clear through or maintain a custodial relationship with a Direct Participant, either directly or 
indirectly ("Indirect Participants"). OTC has Standard & Poor's highest rating: AAA. The OTC 
Rules applicable to its Participants are on file with the Securities and Exchange Commission. 
More information about OTC can be found at www.dtcc.com and www.dtc.org. 

3. Purchases of Bonds under the OTC system must be made by or through Direct 
Participants, which will receive a credit for the Bonds on DTC's records. The ownership interest 
of each actual purchaser of each Bond ("Beneficial Owner") is in turn to be recorded on the 
Direct and Indirect Participants' records. Beneficial Owners will not receive written confirmation 
from OTC of their purchase. Beneficial Owners are, however, expected to receive written 
confirmations providing details of the transaction, as well as periodic statements of their 
holdings, from the Direct or Indirect Participant through which the Beneficial Owner entered into 
the transaction. Transfers of ownership interests in the Bonds are to be accomplished by entries 
made on the books of Direct and Indirect Participants acting on behalf of Beneficial Owners. 
Beneficial Owners will not receive certificates representing their ownership interests in Bonds, 
except in the event that use of the book-entry system for the Bonds is discontinued. 

4. To facilitate subsequent transfers, all Bonds deposited by Direct Participants with OTC 
are registered in the name of DTC's partnership nominee, Cede & Co. or such other name as 
may be requested by an authorized representative of OTC. The deposit of Bonds with OTC and 
their registration in the name of Cede & Co. or such other nominee do not effect any change in 
beneficial ownership. OTC has no knowledge of the actual Beneficial Owners of the Bonds; 
DTC's records reflect only the identity of the Direct Participants to whose accounts such Bonds 
are credited, which may or may not be the Beneficial Owners. The Direct and Indirect 
Participants will remain responsible for keeping account of their holdings on behalf of their 
customers. 

5. Conveyance of notices and other communications by OTC to Direct Participants, by 
Direct Participants to Indirect Participants, and by Direct Participants and Indirect Participants to 
Beneficial Owners will be governed by arrangements among them, subject to any statutory or 
regulatory requirements as may be in effect from time to time. Beneficial Owners of Bonds may 
wish to take certain steps to augment transmission to them of notices of significant events with 
respect to the Bonds, such as redemptions, tenders, defaults, and proposed amendments to the 
security documents. For example, Beneficial Owners of Bonds may wish to ascertain that the 
nominee holding the Bonds for their benefit has agreed to obtain and transmit notices to 
Beneficial Owners, in the alternative, Beneficial Owners may wish to provide their names and 
addresses to the registrar and request that copies of the notices be provided directly to them. 

6. Redemption notices shall be sent to OTC. If less than all of the Bonds within an issue 
are being redeemed, DTC's practice is to determine by lot the amount of the interest of each 
Direct Participant in such issue to be redeemed. 
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7. Neither OTC nor Cede & Co. (nor such other OTC nominee) will consent or vote with 
respect to the Bonds unless authorized by a Direct Participant in accordance with DTC's 
Procedures. Under its usual procedures, OTC mails an Omnibus Proxy to Issuer as soon as 
possible after the record date. The Omnit,us Proxy assigns Cede & Co.'s consenting or voting 
rights to those Direct Participants to whos,~ accounts the Bonds are credited on the record date 
(identified in a listing attached to the Omnibus Proxy). 

8. Redemption proceeds, distributions, and interest payments on the Bonds will be made 
to Cede & Co., or such other nominee as may be requested by an authorized representative of 
OTC. DTC's practice is to credit Direct Participants' accounts, upon DTC's receipt of funds and 
corresponding detail information from Issuer or Age,nt on payable date in accordance with their 
respective holdings shown on DTC's records. Payments by Participants to Beneficial Owners 
will be governed by standing instructions and customary practices, as ii, the case with securities 
held for the accounts of customers in bearer form or registered in "street name," and will be the 
responsibility of such Participant and not of OTC nor its nominee, Agent, or Issuer, subject to 
any statutory or regulatory requirements as may IDe in effect from time to time. Payment of 
redemption proceeds, distributions, and dividend payments to Cede & Co. (or such other 
nominee as may be requested by an authorized representative of OTC) is the responsibility of 
Issuer or Agent, disbursement of such payments to Direct Participants will be the responsibility 
of OTC, and disbursement of such payments to the Beneficial Owners will be the responsibility 
of Direct and Indirect Participants. 

9. OTC may discontinue providing its servh:es as securities depository with respect to 
the Bonds at any time by giving reasonable notice to Issuer or Agent. Under such 
circumstances, in the event that a successor sE,curities depository is not obtained, Bond 
certificates are required to be printed and delivered. 

10. Issuer may decide to discontinue use of the system of book-entry-only transfers 
through OTC (or a successor securities deposito1y). In that event, Bond certificates will be 
printed and delivered to OTC. 

11. The information in this section concerniing OTC and DTC's book-entry system has 
been obtained from sources that Issuer be,lieves to be reliable, but Issuer takes no responsibility 
for the accuracy thereof. 
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