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October 6, 1999

. 6¢ 6y
To: Bill Abbott 916-446-2291, Dave Haley 209-785-8551, Bob Kawaski 209-754-&53}
From: David Strong — Strong Associates

Re:  Saddle Creek Community Services District (CSD) Cost/Income Analysis

Attached is our updated analysis of the projected costs and income for the Saddle Creek
Community Services District (CSD). '

I SUMMARY

As summarized on page 1 of the Tables:

e There will be a total of 1,163 residential lots at build-out, in year 9.

e The costs of providing on-going services are estimated at a total of $871,400 per
year at build-out.

e This comes to an average of $750 per lot per year, or $62.50 per lot per month.
(Note that variable costs, such as amount of security services, have been adjusted to
maintain. this desired level of per lot cost.)

All costs are projected in constant 1999 value dollars. Thus the estimates of costs in
future years are based on what those services would cost in 1999. (The Consumer
Price Index has been inflating at an average of 4.25% per year over the past five years,
while the construction cost index has been inflating only slightly faster, at an average of
5.52%, according to the Engineering News Record.) Thus, the California CPI inflator
would adequately keep income in line with costs to keep pace with inflation.

1. LAND USE

The build-out projections (on page 1 of the Tables) are based on the phased
construction of infrastructure and reasonable annual lot sales. Sales of large blocks of
lots are assumed to join the CSD upon filing of the recorded map, approval of conditional
use permits, or the issuing of building permits, whichever is first.

As shown, there will be a mix of different lot types, with a total at build-out of:
113 Phase 1 lots (existing);

119 estate lots;

360 family lots;

208 small family lots;

241 cottage lots; and

122 bungalow lots.

The phasing of lots entering the CSD is estimated at over 200 lots per year in the first
three years, dropping to 85 and 22 lots in years 4 and 5, and then hovering at about 100
lots per year in years 6 through 9. The total at build-out is 1,163 lots.
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Based on this phasing of infrastructure and lot sales, the estimated costs of services per
lot stay relatively constant throughout the nine years of development, very close to the
average of $750 per lot per year.

1. CSD COSTS

The cost estimates are detailed in pages 2 through 5 of the Tables and discussed below.
The amount and timing of infrastructure have been estimated by Sierra Engineers, and
costs are estimated by a combination of Sierra Engineers and Strong Associates, based
on public sector owned and maintained facilities.

All costs are for on-going service and maintenance, shown in constant 1999 dollar
values. Initial costs of building infrastructure are borne by the developer, then dedicated
to the CSD when the infrastructure is complete and ready for use by the lot owners.

A. Roadways

As detailed on page 2 of the Tables, the Saddle Creek development will involve the
following roads at build-out:

e 1,200 linear feet of 44’-width entry drive;

e 16,425 linear feet of 32-width entry road;

e 47,650 linear feet of 28'-width roads;

e 29400 linear feet of 24'-width courts; and

e 73-5,000 sq. ft. cul-de-sacs (of which %2 would have an interior curbed circle).
These road lengths and paved areas have been adjusted to correspond to the Specific
Plan on file with the County as modified by actual and planned construction.

For all of the roads, costs include annual maintenance and long-term replacement costs

of the paved area as well as curb, gutter and sidewalks. For the paved road area, costs

are estimated at $.086 per sq. ft. per year. This includes:

e $0.5 per sq. ft. for repaving, estimated to be needed at 12 year intervals, which
amortizes to $0.042 per year, ‘

e $0.12 per sq. ft. for new slurry seal, estimated to occur at approximate 5-year
intervals, which amortizes to $0.024 per year, and

o $0.02 per sq. ft. for annual costs of sign replacement and repair, striping and
occasional street cleaning.

For annual maintenance and long-term repair of curbs and gutters, costs are estimated
at $0.21 per linear foot per year. (Note that each foot of roadway involves twice the
linear footage for curbs on each side of the street. The cul-de-sacs have 225 linear feet
of outside curb. Those with an interior circle will have an added 120 linear feet of inside
curbs, or an average of 60 linear feet per cul-de-sac.)

Total on-going road maintenance costs thus come to $304,062 per year at build-out.
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B. Storm Drains

The total storm drain improvements at build-out are projected based on the detailed
engineering plans for the first two years. As shown in the footnote on page 3, these
plans indicate that at year 2 there is a need for:

e one linear foot of culverts for each 3.4 feet of roadway;

e one catch basin for each 458.5 feet of roadway; and

e one man hole for each 2,834 feet of roadway.

Thus at build-out, with 94,675 linear feet of roadways, we estimate a need for:
o 27,642 linear feet of culverts at an estimated cost of $.21 per linear foot;

e 207 catch basins, at $15 annual cost per basin; and

e 33 man holes, at $15 annual cost per man hole.

Total storm drain costs at build-out are thus estimated at $9,403 per year.
C. Lighting

As shown on page 3 of the Tables, there will be a total of 106 street lights, 2 monument
entry lights, 2 park & ride lot lights, and 1 mini-park/trail light at build-out. The street
lights are phased in over the nine-year period, the entry lights are at year 1, and the
other lights are at year S.

Street light costs are estimated at $70 per light per year. This includes:

e Annual electric cost for a 70-watt high-pressure sodium vapor lamp, estimated by
PG&E at $46 per year, and :

e Pole repair labor and parts estimated at $24 per pole per year.

Annual costs at build-out are thus estimated at $7,770.

D. Landscape

As shown on page 4 of the Tables, landscape costs are subdivided into the following

categories:

1. Formal parks including special street planting, mini-strip parks, medians/traffic
circles, entry parkways, and park & ride lot. All of these are estimated at annual
maintenance of $0.16 per sq. ft. This is based on:

e Water - 3 ac feet at $300 per ac foot ($900/ac/yr)

e Labor for mowing, weeding, and vegetation maintenance at 5 hours per acre per week at $19 per
hour contract for time/ and machinery ($5,000 ac/yr.)

e Equipment replacement, and incidental costs at $1,100/aclyr

o Total costs at $7,000/ac/yr or $0.16/sq. ft./yr.

2 Low maintenance parks (natural park and park & ride areas), estimated at half the
cost of formal parks, or $0.08 per sq. ft.

3. Native landscape, estimated at $0.04 per sq. ft. per year maintenance.

4. Atotal of 2,200 re-vegetation areas trees. These are estimated to cost more initially,
with on-going cost after year 3, as follows:

e Year 1 — 1/2 hour of time @$19: 1,500 gallons of water@3$1 .50: 3% tree replacement@$4.50,
chemicals @$0.50. Total = $16/treefyr1

o Year2—1/2 the costof year 1, but no tree replacement = $5.75/tree/yr2

e Year 3 on — $3.75/tree for water, labor, chemicals.
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5. Natural wetlands (10 acres) and enhanced wetlands (5 acres), estimated at $150 per
acre per year, based on 2 hours per acre of maintenance 4 times per year @
$19/hour.

6. Perimeter clearing (fire fuel reduction), estimated at $0.10 per linear foot, based on
500 feet per hour @ $25/hour 2 times per year.

7. Trail maintenance (weed, annual and long-term repairs) at $1,100 per mile, or $0.21
per linear foot of trail.

Total costs for landscaping are thus estimated at $72,345 per year at build-out.
E. Structures & Special Areas

As shown on page 5 of the Tables, these improvements include:

e The entry security system (beginning in year 2), at a cost of $2,200/year. This
annual cost includes a kiosk (250 sq. ft.) entry gate, security system, utilities,
telephone, janitorial, and building maintenance at $180/month.

e Entry monument lighting (beginning in year 1) estimated at $200/year.

e Maintenance for an 800 sq. ft. tot lot estimated at $200/year.

e A second entry security system (in year 9), estimated at $500/year.

Total structures and special area costs are eétimated at $3,100 per year at build-out.
F. Mosquito Abatement

This cost, including stocking of fish, spraying, and monitoring, is estimated at $1,000 per.
year for years 1 and 2 and $2,000 per year thereafter.

G. Security Services, CSD Management, Insurance/Legal

These costs include the following at build-out:

e Gate security supervisor contract services at $30,000 annually.

e Gate and patrol security contract personnel (10.5 at build-out) at $23,000 each
annually. (Contract personnel costs include all employee benefits.)

o Auto and equipment for four patrol vehicles at $2,500 each per year.

o CSD Management fee for County overview and management estimated at $80,000
at build-out.

o Insurance and legal costs estimated at $32,000 per year at build-out.

Security and management costs thus total an estimated $393,500 per year at build-out.
H. Contingency

Contingency costs are estimated at 10% of the total other costs to cover unforeseen
expenses. As noted above, the total on-going costs at build-out are estimated at $871,400
per year, with the lion’s share for roads ($304,100) and security & management ($393,500).
Landscaping ($72,350) and contingencies ($79,200) are also significant, with other costs
(storm drain, lighting, structure maintenance, and mosquito abatement) fairly minor.
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January 21, 2000 - Saddle Creek, roadway sinking fund analysis

To: Bill Abbott (916-446-2291) and Dave Haley (209-785-8551)
From: David Strong - Stron Associates - 510-428-2904

Road installed in February 1996 - Current age approximately 4 years

Sinking fund costs per Sq Foot:

Detail of roadway sq.ft. costs
Repave cost - 1 year
Cost for 4 year

Per sq.ft. Every # years

$0.50

Total per Sq. Ft. cost for sinking fund - 4 years

. ROADWAYS

Entry - 44 ft width added
Cum. Total (linear ft.)
Cum. Total (sq. ft.)

Entry - 32 ft width added
Cum. Total (linear ft.)
Cum. Total (sq. ft.)

Roads 28 ft width added
Cum. Total (linear ft.)

Cum. Total (sq. ft.)

Courts 24 ft width added
Cum. Total (linear ft.)
Cum. Total (sq. ft.)

Cul-de-sac Bulb@5,000sf
Total
Total Sq.ft. (5,000 sf per Bulb)

Total Sq. Ft.
Total Per SF Cost

Roadway Costs

2000/01
1,200
52,800

5,050
161,600

8,200
229,600

5,600
134,400

14
70,000

648,400
$0.1667

$108,067



