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September 15, 2000

BLACK & VEATCH
8950 Cal Center Drive, Suite 300
Sacramento, CA  95814-2700

Re: RIGHT OF WAY ACQUSITION COSTS
SACRAMENTO REGIONAL COUNTY SANITIATION DISTRICT INTERCEPTOR
SYSTEM MASTER PLAN 2000
SACRAMENTO, CALIFORNIA

Dear Sir/Madam:

We have completed the estimated right of way cost required for the interceptors reflected in the
Master Plan 2000 Update.  These costs are based on the recommended Capital Improvement
Program presented by Black & Veatch.   Our analyses and valuation conclusions are contained
in the attached report.

In the report that follows, each of the project areas is described establishing the land use today,
and the anticipated land use when the project becomes viable.  The estimating procedure
projects into the future the anticipate use, valuing the right of way at the time it will be acquired.
Each of the land uses is further defined into three land stages:  Developed, Developing and
Undeveloped.  A base value is established which is then applied to the anticipated right of way
needs as presented by Black & Veatch.

We have not anticipated any acquisition of fully improved properties.  The most likely
acquisition for improved properties will be adjacent to streets, setbacks, parking lots, or other
non-intrusive areas.  Additionally, anticipated habitat and environmental set asides, severance
and cost-to-cure damages have not been included in the right of way estimates presented.

We are pleased to have this opportunity to provide you with professional right of way services.

BENDER ROSENTHAL

Cydney G. Bender, MAI
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EXECUTIVE SUMMARY
RIGHT OF WAY ACQUSITION COSTS

SACRAMENTO REGIONAL COUNTY SANITIATION DISTRICT INTERCEPTOR
SYSTEM MASTER PLAN 2000
SACRAMENTO, CALIFORNIA

Properties Identification.  The SRCSD Interceptor Mater Plan Capital Improvement Program
contains 50 projects required to convey wastewater flow from existing and planned development
to the Sacramento Regional Wastewater Treatment Plant. Construction of the facilities are
scheduled over a 35-year period providing capacity for all planned development within the urban
services boundary.  The improvements in the Master Plan (MP) 2000 have been assigned start
and completion dates as part of Black & Veatch’s study. The timing of the project has been taken
into consideration in our right of way estimate.

The purpose of this study is to estimate the costs for the required right of way based on Black &
Veatch’s recommended Capital Improvement Program. The interceptors requiring right of way
include 43 projects or reaches through undeveloped, developing and developed areas.   This is
not an “appraisal” as defined by the Standards of Professional Appraisal Practice of the
Appraisal Institute, and is only a study of the estimated costs associated with acquiring right of
way for these 43 projects.

Function or Use of the Right of Way Estimate.   The cost estimate will be included in the
Capital Improvement Program.  SRCSD is preparing to sell tax-exempt bonds to fund capital
improvements. The estimated right of way, for either fee or permanent easement as well as
temporary construction easements is presented below.

Right of Way
Estimate

Temporary
Construction

Easement
Total

Permanent
Easement

$42,538,946 $6,597,883 $49,136,829

Fee Interest $44,777,838 $6,597,883 $51,375,721

Important Assumptions. In order to establish a right of way estimate, certain assumptions have
to be made.

Improved Areas. We have not anticipated any acquisition of fully improved properties.  The
most likely acquisition for within improved areas will within sidewalks, setbacks, parking lots, or
other non-intrusive areas.  No costs have been included for the acquisition of improved
buildings.
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Environmental Concerns. Habitat and environmental set asides have not been reflected in the
estimated right of way costs.

Existing Mello Roos and Assessment Bonds. The values presented have made no adjustment
for existing bond encumbrances.

Hazardous Waste.  The estimate is predicated on the assumption that there is no such material
on or in the property that would cause additional expenses or loss.

Damages.  Severance and cost to cure damages have not been included in the right of way
estimates presented.

Scope of the Appraisal Process. The scope of the appraisal involved a) downloading (from
several sources) and cataloging data b) building a master data base; c) inspection of the
properties and comparable properties; d) study of the area, community, and neighborhood; e)
incorporate Black & Veatch’s SRCSD Interceptor System Master Plan 2000; f) review of various
public records; g) interviews with owners and brokers; h) analyses of all appropriate data to
arrive at estimates; and i) preparation of this report. Also, past and current real estate market
conditions, trends affecting supply and demand, and other economic factors affecting the current
and prospective marketability of the respective parcels were investigated and analyzed.  The
right of way’s most probable highest and best use including stage of development and probable
improvements at the time of acquisition has been determined.  The current value of the right of
way at the time of the proposed project is the basis of valuation.  The resulting product is a right
of way estimate.

Regional Overview. The Sacramento-Yolo Consolidated Metropolitan Statistical Area (CMSA),
consisting of El Dorado, Placer, Sacramento, and Yolo counties1, is located at the confluence of
two major rivers, the Sacramento and the American, at the northern end of California's great
inland Sacramento-San Joaquin Valley, often called the Central Valley.  The community's area
of influence extends from the Coastal Mountains to the west, across the Sacramento Valley, and
up through the foothills of the Sierra Nevada Mountains to the east.  The area is strategically
located adjacent to productive agricultural areas on the north and south, recreational mountain
areas on the east, and not far from the metropolitan San Francisco Bay Area 85 miles to the
southwest.  Also, it is centrally located with respect to the Mexican and Canadian borders.  The
largest city in the region, Sacramento, is the state capital and the cultural, communications,
financial, employment, and transportation hub of the Sacramento Valley and adjacent mountain
county regions.

The population of this area is about 1.8 million, making it the 26th largest metropolitan area in
the United States. Population has been increasing at a 3% average rate since 1990. The area
attracts retired persons and others from the coastal areas who can buy replacement housing
locally for much less than they would pay in those areas.  Del Webb, for instance, sold out their

                                                          
1 Yolo County, including the communities of West Sacramento and Davis, often is not included in statistical
summaries compiled by California State agencies, even though it is definitely part of the metropolitan area.
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first Roseville development five years ahead of schedule and are now acquiring land for their
third project.

Employment has been increasing steadily over the last several years.  The December, 1999
unemployment rate was 3.3%.  The number of high-tech jobs continues to increase as Silicon
Valley companies relocate some of their facilities to Sacramento, a low earthquake risk area.
Almost all sectors of the economy are adding jobs at this time. The government sector continues
to comprise in excess of 25% of all employment. It, too, is growing. And, in recessionary times,
it tends to contract less, making Sacramento less likely to experience the overall employment
downturn that the state as a whole might experience.

Almost all area new housing markets are enjoying brisk activity.  The Laguna area, south of
Sacramento, is absorbing rapidly, even as new projects come to market.  The city of Roseville,
northeast of Sacramento, expects to have all remaining land destined for housing developed and
absorbed within the next five to seven years. The university community of Davis, west of
Sacramento, almost never has significant amounts of housing stock available. The inventory of
resale housing is also low in almost all areas.

The North Natomas area, located “up the freeway a little” from high-priced Davis, and closer to
downtown Sacramento than the more expensive Roseville/ Rocklin suburban areas, appears well
positioned to capture a significant share of new housing demand.

Final Valuation Summary. To summarize, all properties have been distributed within three
general categories:

Developed Areas.  If alignments for future interceptors must traverse developed urban
areas, such as the City of Sacramento, the most probable route will be along rights of way
of existing city streets, rail lines, or other in place facilities.  In this instance, almost all
construction will be by encroachment or other permissive use.  Only in cases, where
major reconstruction or realignment of such an existing facility is being undertaken
would there be a need to acquire such rights in advance of the interceptor design phase.

However, there are situations identified where the planned future facility must cross areas
of private property. In these cases, the valuation reflects the cost to acquire minimal
improvements.  We have not anticipated any acquisition of fully improved properties.
The most likely acquisition within improved areas will be sidewalks, setbacks, parking
lots, or other non-intrusive areas.  No costs have been included for the acquisition of
improved buildings.

Developing Areas.  Developing areas are those areas within the urban service boundary,
that will most likely be developed based on the general plan designation. Black &
Veatch’s interceptor phases accounts for population increases and future sewer capacity
demands.  Generally, when an interceptor is required, development of the vacant lands is
eminent.  The majority of vacant land falls within this category.  Protecting right of way
for future interceptor construction will most likely be accomplished during the design
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phase of, for example, a subdivision.  We anticipate the acquisition of lands in an
“entitled” stage, prior to installation of a subdivision’s roads, curbs, or gutters.
Additionally, because the right of way is acquired during the planning stage, damages as
a result of alignment will be decreased.  Issues such as a decrease in the number of
buildable lots, acquisition of improvements are avoided.

Undeveloped Areas.  These areas are primarily rural agricultural lands (permanent open
space) that will remain at their current use, and the proposed interceptor construction will
precede future development.

Design Report Phase

During the Design Report Phase future interceptor rights of way will be delineated within a few
feet of the final design requirements.  The estimated right of way costs are based on the SRCSD
Interceptor System Master Plan 2000 developed by Black & Veatch.

A summary of the right of way estimate is presented on the following pages.

The table uses acronyms for each of the value scenarios.  The examples below are further
defined.  The cost estimate is 10% of the fee value times the duration on an annual basis.  TCE
stands for a temporary construction easement.  PRW is permanent right of way and represents a
permanent easement value, or 95% of the fee simple value.  Fee Interest represents the fee simple
inerest of land and its corresponding value basis.

The calculation for the estimated “TOTAL Fee Interest + TCE” is:
      “Fee Interest” plus “TCE”.

The calculation for the estimated “TOTAL Perm. Easement + TCE” is:
      “Perm. Easement” plus “TCE”.
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SUMMARY
ESTIMATED RIGHT OF WAY COSTS

PE%= 95% of Fee
TCE%= 10% of Fee per Yr.

ESTIMATED  RIGHT-OF-WAY  COSTS
Project

ID
Project Name PRW

Sq.Ft.
TCE

Sq.Ft.
Time

Period
Fee

Interest
Perm.

Easement
(PRW)

TCE TOTAL
Fee Interest

+TCE

TOTAL
Perm. Easement

+TCE
BR-6A Bradshaw Interceptor Section 6A 1,026,375 1,279,250 1/00

-6/03
$41,055 $39,002 $15,351 $56,406 $54,353

BR-6B Bradshaw Interceptor Section 6B
and Jackson Connector

0 178,821 1/00
-3/04

$0 $0 $12,501 $12,501 $12,501

BR-6BS Bradshaw Interceptor Section 6B
Stub

444,860 392,080 1/21
-7/23

$17,794 $16,905 $3,921 $21,715 $20,825

BR-7 Bradshaw Interceptor Section 7 154,224 683,040 1/01
-11/04

$470,539 $447,012 $521,175 $991,714 $968,187

BR-8 Bradshaw Interceptor Section 8 131,400 121,956 1/01
-1/05

$401,820 $381,729 $131,712 $533,532 $513,441

SR-1 Sunrise Interceptor Section 1 80,946 115,796 12/02
-12/06

$528,151 $501,744 $100,071 $628,222 $601,815

SR-2 Sunrise Interceptor Section 2 35,560 102,168 12/02
-12/06

$302,260 $287,147 $201,660 $503,920 $488,807

FE-1B Folsom East Interceptor Section 1B 0 84,000 6/00
-12/02

$0 $0 $75,600 $75,600 $75,600

FE-3PS Folsom East Interceptor Section 3
Pump Station

100,000 25,000 1/00
-11/02

$205,000 $194,750 $14,948 $219,948 $209,698

UNW-1 Upper Northwest Interceptor
Section 1

707,200 0 1/03
-1/07

$28,288 $26,874 $0 $28,288 $26,874

UNW-2 Upper Northwest Interceptor
Section 2

639,120 0 12/04
-6/09

$25,565 $24,287 $0 $25,565 $24,287

UNW-3 Upper Northwest Interceptor
Section 3

0 220,644 12/04
-6/09

$0 $0 $2,648 $2,648 $2,648

UNW-4 Upper Northwest Interceptor
Section 4

84,425 191,875 4/07
-10/09

$353,672 $335,988 $200,950 $554,622 $536,938

UNW-5 Upper Northwest Interceptor
Section 5

0 307,800 12/01
-1/05

$0 $0 $160,272 $160,272 $160,272

UNW-7 Upper Northwest Interceptor
Section 7

148,860 139,840 6/01
-4/05

$1,050,512 $997,986 $314,794 $1,365,306 $1,312,780

UNW-8 Van Maren Pump Station 40,000 40,000 6/01
-4/05

$288,000 $273,600 $86,400 $374,400 $360,000

UNW-9 Upper Northwest Interceptor
Section 9

8,904 281,256 1/07
-7/09

$64,109 $60,903 $627,481 $691,590 $688,384

LNW-1 Lower Northwest Interceptor
Section 1

1,236,273 0 4/02
-2/06

$4,820,244 $4,579,232 $0 $4,820,244 $4,579,232

LNW-2 Lower Northwest Interceptor
Section 2

2,870,538 0 7/02
-6/06

$3,449,592 $3,277,112 $0 $3,449,592 $3,277,112

LNW-3 Lower Northwest Interceptor
Section 3

2,407,661 502,900 10/02
-1/07

$4,990,660 $4,741,127 $370,994 $5,361,655 $5,112,122

LNW-4 Natomas Pump Station Expansion 100,000 25,000 10/00
-1/04

$4,000 $3,800 $300 $4,300 $4,100

SO-1 South Interceptor Section 1 160,170 207,940 5/07
-11/09

$1,153,224 $1,095,563 $374,292 $1,527,516 $1,469,855

SO-2 South Interceptor Section 2 457,824 0 10/07
-10/11

$3,066,489 $2,913,164 $0 $3,066,489 $2,913,164
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PE%= 95% of Fee
TCE%= 10% of Fee per Yr.

ESTIMATED  RIGHT-OF-WAY  COSTS
SO-3 South Interceptor Section 3 326,040 476,784 6/10

-12/12
$1,879,621 $1,785,640 $687,165 $2,566,786 $2,472,805

SO-4 South Interceptor Pump Station 100,000 25,000 10/07
-10/11

$433,000 $411,350 $32,475 $465,475 $443,825

LC-1 Laguna Creek Interceptor Section 1 638,996 0 9/09
-3/12

$2,084,575 $1,980,347 $0 $2,084,575 $1,980,347

LC-2 Laguna Creek Interceptor Section 2 1,366,256 0 3/12
-2/16

$4,422,233 $4,201,121 $0 $4,422,233 $4,201,121

LC-3 Laguna Creek Interceptor Section 3 1,748,960 14,000 2/16
-1/20

$4,203,352 $3,993,184 $18,354 $4,221,706 $4,011,538

LC-4 Laguna Creek Interceptor Section 4 1,446,964 1,809,092 1/20
-12/23

$57,879 $54,985 $21,709 $79,588 $76,694

LC-5 Laguna Creek Interceptor Section 5 372,480 446,976 1/22
-7/24

$14,899 $14,154 $4,470 $19,369 $18,624

DC-1 Deer Creek Interceptor Section 1 379,690 476,100 1/20
-7/23

$401,828 $381,736 $272,495 $674,322 $654,231

DC-2 Deer Creek Interceptor Section 2 1,452,702 1,847,610 7/23
-1/27

$340,078 $323,074 $131,900 $471,978 $454,974

DC-3 Deer Creek Interceptor Section 3 1,953,504 2,330,335 2/27
-8/30

$78,140 $74,233 $27,964 $106,104 $102,197

DC-4 Deer Creek Interceptor Section 4 448,000 408,000 8/30
-2/33

$17,920 $17,024 $4,080 $22,000 $21,104

MA-1 Mather Interceptor Section 1 1,164,440 2,425,880 7/11
-1/15

$2,776,112 $2,637,306 $1,807,995 $4,584,107 $4,445,301

AJ-1 Aerojet 1 394,592 796,090 7/13
-1/16

$15,784 $14,994 $7,961 $23,745 $22,955

AJ-2 Aerojet 2 634,977 34,146 1/16
-7/18

$2,285,917 $2,171,621 $30,731 $2,316,649 $2,202,353

AJ-2S Aerojet 2 Stub 415,989 0 1/16
-7/18

$1,497,560 $1,422,682 $0 $1,497,560 $1,422,682

AJ-3 Aerojet 3 416,367 370,104 9/20
-3/23

$1,498,921 $1,423,975 $333,094 $1,832,015 $1,757,069

AJ-3S Aerojet 3 Stub 270,732 0 4/23
-10/25

$974,635 $925,903 $0 $974,635 $925,903

AJ-4 Aerojet 4 0 201,732 7/29
-6/33

$0 $0 $2,421 $2,421 $2,421

RL-1 Rio Linda Interceptor Section 1 940,240 0 2/23
-8/25

$37,610 $35,729 $0 $37,610 $35,729

FS-1 South Folsom PS & FM 138,000 0 1/20
-7/22

$496,800 $471,960 $0 $496,800 $471,960

25,443,26
9

16,561,21
5

$44,777,83
8

$42,538,94
6

$6,597,883 $51,375,721 $49,136,829
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I. INTRODUCTION

Purpose of the Right of Way Estimate

The SRCSD is preparing to sell tax-exempt bonds to fund capital improvements.  The estimated
right of way costs are a capital expenditure necessary for the proposed facilities identified by
Black & Veatch.

Use of the Report

The report will be used to assist the SRCSD in facility planning and associated capital
expenditures for the planned bond sale.

Property Rights Estimated; Dates of Value

The property rights estimated include the fee simple interest and a permanent easement.  Also, a
temporary construction easement has been valued. In the report that follows, each of the project
areas requiring right of way acquisition is described establishing the land use today, and the
anticipated land use when the project becomes viable. The estimating procedure projects into the
future the anticipated use of the right of way at the time it will be acquired.  The value estimates
are based on current market prices for similar land use designations.

Land Use Projections.  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, generally determines the ultimate use of any given property.  The
basis for the legally permissible uses are usually determined by the General Plan and any
applicable Community Plans. Accordingly, development within the subject areas will be
constrained by the requirements of the General Plans and Community Plans.  Although
designated property uses may be shifted within the confines of a particular village, community or
neighborhood, developers generally will have to adhere to the land use designations that have
been applied to their properties.  Therefore, as a practical matter, the General Plan and applicable
Community Plans really determine the most likely use mix within any particular group of
properties.  We have used these plans as a basis of establishing the land use values.

The various subject sewer project sites have been inspected, and the General Plan land use
designations and Community/Specific Plan land use designations, if applicable, have been
researched and identified for each of the projects. Additional factors influencing possible and
feasible future uses of the various project sites have been identified and reviewed in conjunction
with the General Plan and Community Plan land use designations in order to project the probable
land use(s) at the time of the projected construction for each of the subject project sites requiring
right of way acquisition.  These land use designations and additional factors are discussed in the
Appraised Area Descriptions section of this report.
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Important Assumptions1

In order to properly value the entire portfolio of properties, certain assumptions have to be made.

Improved Areas.  We have not anticipated any acquisition of fully improved properties.  The
most likely acquisition for within improved areas will within sidewalks,  setbacks, parking lots,
or other non-intrusive areas.  No costs have been included for the acquisition of improved
buildings.

Environmental Concerns.  Habitat and environmental set asides have not been reflected in the
estimated right of way costs.

Existing Mello Roos and Assessment Bonds. The values presented have made no adjustment
for existing bond encumbrances.

Hazardous Waste.  The estimate is predicated on the assumption that there is no such material
on or in the property that would cause additional expenses or loss.

Damages.  Severance and cost to cure damages have not been included in the right of way
estimates presented.

Scope of the Right of Way Estimate Process

The scope of the appraisal included:

• downloading (from several sources) and cataloging data.
• reconciling this data with the city staff and their private consultant;
• building a master data base;
• inspection of the properties requiring right of way acquisition and comparable properties;
• study of the area, community, and neighborhood;
• review of various public records;
• review Black & Veatch’s SRCSD Interceptor System Master Plan 2000;
• acquired right of way widths, and degree of title required for the interceptors;
• reviewed and discussed methodology, assumptions, and duration of temporary

construction easements;
• interviews with owners and brokers;
• preparation of a projection of land uses at the time of the proposed interceptor construction;
• analyses of all appropriate data to arrive at value conclusions; and
• preparation of this report.

                                                          
1 Now called, according to USPAP, extraordinary assumptions, because they are not generic to all appraisals, and
are special to the appraisal problem being addressed.
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Also, past and current real estate market conditions, trends affecting supply and demand, and
other economic factors affecting the current and prospective marketability of the respective
parcels were investigated and analyzed.  The resulting product is a right of way estimate.

Mello-Roos Bonds

Mello-Roos bonds, also known as special tax bonds, can be issued by a municipality under the
auspices of the California Mello-Roos Community Facilities Act of 1982. Proceeds from such
bonds usually pay for major development infrastructure, such as roads, sewer lines, etc. The
benefiting properties are obliged to pay a special tax until the bonds are finally retired. A
property described as “subject” to these bonds is really subject to the special tax, and not the
bonds directly. Therefore, a property subject to a special tax should really be described, in the
appraisers’ opinion, as a property owned in fee simple, as taxation is one of the four powers
reserved from private property ownership (see definition of “fee simple estate” below).  Often,
however, the description is extended to “fee simple subject to special tax”, or “fee simple subject
to bonds”.

The subject properties, as well as many of the comparable properties considered in this appraisal,
are subject to annual special tax payments rather than, for example, one-time fees assessed to the
property at the time of development.  Various properties have different annual maximum taxes
depending on the drainage basin, quadrant, etc. in which they are located.

The varying special tax rates must be considered when reviewing the comparable sales. In
general, the comparables have been adjusted “upward”.  This situation is somewhat analogous to
concluding that the value of a house that might sell for $200,000 is worth only $80,000 because
there is a $120,000 mortgage encumbering it; the equity valued may be only $80,000 but the fee
simple estate is certainly worth $200,000.

Although we do not anticipate the existing bonds and assessments to have a “significant” impact
on the concluded values, the reader is cautioned that the concluded right of way estimates are
based on a fee simple scenario, and bond debt attributed to the right of way has not been
addressed.

Definitions Used in the Report

Fee Simple Estate2 is the absolute ownership of real property unencumbered by any other
interest, subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat.

Right of Way3 is a privilege to pass over the land of another in some particular path; usually an
easement over the land of another; a strip of land used in this way for railroad and highway
purposes, for pipelines or pole lines, and for private or public passage.

                                                          
2

THE APPRAISAL OF REAL ESTATE (Tenth Edition), Appraisal Institute, Chicago, Illinois, 1992, p. 122.
3 THE DICTIONARY OF REAL ESTATE APPRAISERS (Third Edition), Appraisal Institute, Chicago, Illinois,
1993, p.310.
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Easement4 is an interest in real property that conveys use, but not ownership, of a portion of an
owner’s property.  Access or right-of-way easements may be acquired by private parties or
public utilities.

Market Value is the most probable price in cash or terms equivalent to cash for which the
specified property rights should sell after reasonable exposure in a competitive market under all
conditions requisite to a fair sale, with the buyer and seller each acting prudently,
knowledgeably, and for self-interest, and assuming that neither is under undue stress.

Temporary Easement5 is an easement granted for a specific purpose and applicable for a
specific time period.  A construction easement, for example, is terminated after the construction
of the improvement and the unencumbered fee interest in the land reverts to the owner.

Reasonable Exposure Time6 is the estimated length of time the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a
sale at market value on the effective date of the appraisal; a retrospective estimate based upon an
analysis of past events assuming a competitive and open market.

Standard Assumptions and Limiting Conditions

This right of way estimate are expressly subject to the following assumptions and/or limiting
conditions. These assumptions/limiting conditions, or some very similar thereto, are used for
nearly all valuation estimate reports.

1. Title to the property is marketable.

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

 3. No conditions exist that would affect the use and value of the property that are not
discoverable through normal, diligent investigation.

 4. The valuation is based on information from sources believed reliable, and that such
information is correct and accurately reported.

 5. The value estimates are made subject to the purpose, date, and definition of value.

 6. The report is to be considered in its entirety and use of only a portion will invalidate the
right of way cost estimate.

 7. This right of way estimate was made on the premise that there are no encumbrances
prohibiting utilization of the property under the appraiser's estimate of highest and best
use.

                                                          
4 ibid., p. 110.
5 Ibid. p. 364.
6

UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE,  1995 Edition, Statement 6.
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8. The liability of the right of way estimators, the firm, and its employees and associates is
limited to the client only and to the fee actually received by the firm.  There shall be no
accountability, obligation, or liability to any third party.  If the report is disseminated to
anyone other than the client, the client shall make such party or parties aware of all
limiting conditions and assumptions affecting the appraisal assignment.  Neither the right
of way estimators nor the firm are in any way to be responsible for any costs incurred to
discover or correct any physical, financial, and/or legal deficiencies of any type present in
the subject property.

9. Any person or entity who obtains or reads this report, or a copy, other than the client
specified in this report, expressly assumes all risk of damages to himself or third persons
arising out of reliance on this report and waives the right to bring any action based on the
appraisal, and neither the appraisers nor Bender Rosenthal shall have any liability to any
such person or entity.

10. The right of way estimators shall not be required to give testimony or appear in court by
reason of this report with reference to the property described in this report unless prior
arrangements have been made.

11. No responsibility is assumed for building permits, zone changes, engineering, or any
other services or duty connected with legally utilizing the subject property.

12. Unless otherwise stated in this report, the existence of hazardous material, which may or
may not be present on the property, was not observed by the appraisers.  The appraisers
have no knowledge of the existence of such materials on or in the property, except as
discussed in the report.  The right of way estimators, however, are not qualified to detect
such substances.  The presence of such substances as asbestos, ureaformaldehyde foam
insulation, or other potentially hazardous materials may affect the value of the property.
The value estimate is predicated on the assumption that 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 this field, if desired.
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LABOR FORCE DISTRIBUTION
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II.  SACRAMENTO AREA ECONOMIC CONDITIONS
AND FUTURE HOUSING NEEDS

The Sacramento Metropolitan Area, including the counties of Sacramento, Yolo, Placer, and El
Dorado, is strategically located with respect to transportation corridors and agricultural
production within California's huge Central Valley region.  The metropolitan area benefits from
being the capital and center of government for the state of California, which currently has a
population exceeding 33 million and a gross domestic product that, if compared to other nations,
would be among the top ten in the world.  According to the U. S. Census Bureau, the
Sacramento-Yolo Consolidated Metropolitan Statistical Area (CMSA) population is in excess of
1.686 million (7/1/98 estimate; their latest); this is approximately 5 percent of California's total
population.

The area's population is well educated, relatively young, and used to working at wage scales that
are below those found in the larger, coastal cities.  Local employment, which is very dependent
on government (25+ percent of jobs, 50+ percent of economic base), was adversely impacted by
the national recession and California depression of the early 1990s, but less so than many other
metropolitan areas of California. Indeed, the economic downturns in this area are never as severe
as they are in some other parts of the state.

In addition to government,
services and trade are the
major employment
components of local labor
force.  The “high tech”
employment component is
increasing as companies
located in the Silicon
Valley and elsewhere
relocate some of their
facilities here, but this is
still less than 7% of all
jobs.

The current national
prosperity is also evident
locally. While the
Sacramento MSA
unemployment rate is not
quite as low as those being experienced in the booming Silicon Valley and in Southern
California, it definitely is low by state and national standards. In fact, the rate is so low in all of
these areas that one would expect the possibility of wage-push inflation to develop. All reports
are that the Federal Reserve is watching this closely, and moves by them to increase interest rates
are forecast.
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UNEMPLOYMENT SUMMARY
December, 1999

AREA: RATE:

United States 3.7%

California 4.6%

Sacramento MSA 3.3%

for comparison:
San Francisco MSA 1.8%

and:
San Jose MSA 2.1%

and:
San Diego MSA 2.5%

and:
Orange County MSA 2.1%

Source: California EDD

The total number of jobs in the local
economy was restored to pre-recession levels
in early 1995, and job growth has continued
steadily since then. As of the end of 1999
there were 762,200 persons employed,
compared to 654,000 at the end of 1989.  The
adjacent table shows this robust job growth
on an incremental basis.

With job growth locally, and a strong stock
market nationally, comes consumer
confidence and a strong housing market.  The
median existing home price in 1999 was
$131,841 in Sacramento County, $205,000 in
Placer County, and $177,500 in El Dorado
County. A total of 21,640 existing homes were sold in these three counties in 1999.

The new home market is also very active, as builders offer product in various localities in the
metropolitan area, including Laguna, Folsom, Natomas, Roseville, Rocklin, and other venues.
For the first time ever the median price of new homes sold in the area rose above the $200,000
level. A total of 10,656 new homes were sold in the four county area in 1999. Most of the
brokers are expecting a similar or better year in 2000.
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POPULATION SHARE, 2000
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POPULATION SHARE, 2022
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Regional Growth Expectations vs. Available Residential Land

Regional Growth Expectations, and Competing Areas.  In the report addenda we reviewed
the socio-economic conditions and potential for Sacramento and the region. Generally, there
appear to be ample reasons to expect the Sacramento area to continue to add population and
increase its employment base, consistent with the expectations for California and the rest of the
western United States.

The Sacramento Area Council of Governments (SACOG), an association of local governments
formed by four counties and 15 cities (including some cities not within the four counties), has
projected future population for the entire six county region.  Their projections appear to be
reasonable, based on both historical data and future regional economic expectations.  According
to SACOG, total area population is expected to grow from 1,866,000 (2000) to 2,739,000 (2022),
an increase of 47 percent over the 22 year period.  Slightly over half, or about 51 percent, of this
total population growth will occur in Sacramento County.  The next largest population growth
area is projected to be Placer County, with 20 percent of the total.  El Dorado County is expected
to comprise 11 percent, Yolo County 9 percent, Sutter County 5 percent, and Yuba County 4
percent.

Sacramento County's projected large population
growth notwithstanding, relative population
densities will shift over the 22-year period, and the
locus of population density will move north and
east. The second chart to the right shows the
percent of total population each respective area is
expected to contain in the year 2022, relative to
the year 2000 (first chart). Said differently, the rate
of population growth will be higher in Placer
County and some other counties, relative to
Sacramento County.

Sacramento County historical population data and
SACOG's projections can be considered as
presented on the next page.  The extra-ordinary
growth of the 1980s is not projected to be repeated
anytime soon, but current growth rates are
sustained and actually increase modestly for a
while; this seems consistent with prevailing
expectations. The projected total population
increase over the next 22 years is 442,000+.  At
about 2.4 persons per dwelling unit, this increase
in population should generate a need for about
183,000 dwelling units, and this is consistent with
SACOG projections.
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SACRAMENTO COUNTY POPULATION,
HISTORIC GROWTH AND

FUTURE PROJECTION

Year Population
5 Year

Growth Rate
1975 686,336

1980 777,800 113.3%

1985 883,700 113.6%

1990 1,031,500 116.7%

1995 1,115,100 108.1%

2000 1,203,900 108.0%

2005 1,306,350 108.5%

2010 1,431,500 110.0%

2015 1,555,233 108.6%

2020 1,620,933 104.2%

2022 1,646,283 -

Source: SACOG

Residential development.   Residential development in the North Natomas area will be
competing with likely development in many other areas within the region.  We consider the
Franklin-Laguna, Antelope, Vineyard, and Elk Grove areas to be the major competing areas
because of their mid-range home pricing emphasis and locational attributes, but other areas also
will provide competition.

Some of these competing areas are profiled below:

Franklin-Laguna.  This area stretches from Sheldon Road to Twin Cities Road, west of
Highway 99 and the Consumnes River.  It has significant amounts of residentially zoned land; in
excess of 25,000 new dwelling units could be accommodated.  The area is similar to Natomas in
that the terrain is flat and readily developed, but it is farther from the city center.

Vineyard.  This area is still rural in character.  Fewer than 4,000 of the 21,000 dwelling units
capable of being developed are in place at this time, and the area will be in competition with
North Natomas throughout the first 25 years of this century.

Elk Grove.  Although once viewed as a rural refuge, attempts to isolate it have largely not
succeeded. Low land prices and easy freeway access make this area very competitive with
Natomas, at least in these respects.
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Total Residential Land Available. SACOG has catalogued all land in the greater Sacramento
area. We have made a study of the amount of vacant land designated residential, according to
SACOG. Based on that study, we have estimated minimum remaining absorption capacities of
some competing residential areas as shown in the following table.  We have suggested their
degree of competitiveness with the North Natomas area, based on type of community, access,
nearby amenities, proximity, etc.

ESTIMATED REMAINING HOLDING CAPACITIES (DUs) OF
COMPETING RESIDENTIAL AREAS

North Natomas: 32,500

Highly Competitive Areas:

Franklin-Laguna 24,900
South Natomas 9,800
Antelope 6,100
Vineyard 18,900
Elk Grove 12,500
Citrus Heights 6,600
Woodland 11,000
Total 89,800
Moderately Competitive Areas:
Roseville/Rocklin 25,100
Folsom 10,900
Downtown 7,100
Landpark/Pocket/Meadowview 5,300
Total 48,400
Marginally Competitive Areas:
South Sacramento 12,100
West Sacramento 20,900
Western El Dorado County 47,700
Rancho Murieta 3,000
Lincoln 9,000
Auburn 7,300
Total 100,000

Grand Total 270,700
Based on SACOG RAD data interpreted by Bender
Rosenthal

While our study of vacant residential land could have a moderate margin of error, the evident
conclusion is that the supply of land in the greater Sacramento area (i.e., including western El
Dorado County, eastern Yolo County and southern Placer County) that is potentially developable
for residential purposes is seemingly huge. However, much of this land faces development
problems and may never reach a ready-for-development status.  Nevertheless at 2.4 persons per
household, this land area potentially could accommodate a population growth of 650,000.
SACOG projects a total population growth in this area over the next 22 years of about 793,000,
suggesting that land shortages should not develop until the later years. Of course, it is possible
that higher residential densities can be achieved in the future, and/or other vacant land now
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designated for non-residential uses ultimately may be converted to residential uses, which would
extend the period of ample residential land availability. North Natomas, for example, appears to
have more office-zoned land than is likely to be developed for that purpose over the next 20
years.

In any event, there should be no area-wide land supply constraint on housing development for at
least the next 5 years, in our opinion.  Therefore, location, timing and marketing prowess likely
will drive the rate of absorption in any particular localized market.  Land supply will not be
constrained for quite a few years, and the absorption rate as a whole, for any major market area,
cannot be expected to significantly exceed the demand driven by the area's overall population
growth rate, over the long run. Fortunately for current, fully entitled development projects, the
short-term demand component is large, and absorption of their product should proceed at a brisk
pace.

The next section of the report introduces the individual Project Area Descriptions.  This section
describes the projects, the current and future land use, which becomes the basis of our analysis.
This section is followed by Valuation Methodologies prior to estimating the right of way.

Note: A more comprehensive discussion of the attributes and economics of the greater Sacramento area is included
in the Addenda.
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III. PROJECT AREA DESCRIPTIONS

The following are the project area descriptions which establish the land use today, and the
anticipated land use when each of the projects becomes viable.  Only the interceptor projects
requiring right of way acquisition are presented below.

PROJECT:  BR-6A Bradshaw Interceptor Section 6A

LOCATION:  Elk grove Florin to Bradshaw/Elder Creek (crosses/runs adjacent-
to “Elder Creek” creek.

PERIOD: 1/2000-6/2003

TOTAL LENGTH: 14,875’

STATED PURPOSE: “Category A: Required for relief of Northeast and Central
Interceptors.”

CURRENT:  The section is mostly undeveloped.  The only quasi-development
consists of the Champions Golf Links golf course near intersection
of Gerber and Elk Grove Florin roads.  The portion situated to the
south of Florin Road is within an Urban Development Area (Urban
Reserve) designated land use, and the portion situated to the north
of Florin Road is within an Agriculture-Recreation Reserve land
use area.  Note: The preservation, protection and promotion of
recreation reserve appears to be a priority in the General Plan;
therefore, it is assumed that any land zoned for such use is likely to
remain at that same use in the future.  The portion of the planned
interceptor to the north of Florin Road runs in close proximity to,
and even crosses, “Elder Creek” creek.  Since the existence of the
creek probably influences the land use designation, it is anticipated
that the current land use designation will remain the same during
the projected completion period.

The General Plan indicates that most of the Urban Reserve
Resources land will serve as open space.  This type of zoning is
located contiguous to planned urban areas and is suitable for urban
development.  To the extent possible, the “best” agricultural land
has been excluded from this zoning.  Most of this land will serve as
open space throughout the planning period.  Only “well-planned”
future urban development will be permitted.  The function of this
land use category is to provide a reserve area for future urban
expansion when the pressure of population growth within the
planned urban areas can substantiate the need for making more
land contiguous to the urban area available for development.
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FUTURE:  The projected start date is in 2000.  As discussed above, no
changes to the current land use are anticipated.

PROJECT:  BR-6B Bradshaw Interceptor Section 6B

LOCATION:  From a point at Bradshaw Road, south of Elder Creek Road, then
northward along Bradshaw Road to Jackson Road.

PERIOD:  1/2000-1/2004

TOTAL LENGTH:  11,359’

STATED PURPOSE: “Category A: Required for relief of Northeast and Central
Interceptors.”

CURRENT:  Most of the Bradshaw Road portion is undeveloped and designated
as an agricultural-recreation reserve use by the Sacramento County
General Plan.  The northern portion of Bradshaw Road near the
intersection of Jackson Road is developed with commercial uses
designated as commercial and office land use.  Older retail uses are
situated at the intersection.

FUTURE:   The commercial land uses at the developed portion of the project
section are expected to remain the same by the projected
construction start date.  Alternate uses in nearby or surrounding
areas are not expected to substantially impact the current
designated land uses.  The portions of the section designated as
agricultural-recreation reserve use are also projected to remain
under the current general land use at the present stage of
development.

PROJECT:  BR-6BS Bradshaw Interceptor Section 6B Stub

LOCATION:  Bradshaw Road to south of Elder Creek Road.

PERIOD:  1/2021-9/2023

TOTAL LENGTH:  7,540’

STATED PURPOSE: “Category C: Required for future development west of Bradshaw
Road.”

CURRENT:  Designated Agricultural-Recreation Reserve land use.
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FUTURE:   The current land uses are anticipated to remain predominately
unchanged.

PROJECT:  BR-7 Bradshaw Interceptor Section 7

LOCATION:  From intersection of Bradshaw Road and Jackson Road (this
intersection is located southeast of Mather Airport), continuing
northward along Bradshaw Road to Kiefer Boulevard, then
approximately eastward to Happy Lane, then northward to Old
Placerville Road, then northeastward to International Drive.

PERIOD:  1/2001-11/2004

TOTAL LENGTH:  26,300’

STATED PURPOSE: “Category A: Required for relief of Northeast and Folsom
Interceptor.”

CURRENT:  Older retail uses are situated at the intersection of Bradshaw and
Jackson Roads.  Proceeding north along Bradshaw Road to Kiefer
Boulevard, and eastward along Kiefer Boulevard to Happy Lane,
the majority of this portion of the proposed interceptor section is
situated within undeveloped Intensive Industrial designated land
use areas.  Proceeding northward along Happy Lane, the
designated Intensive Industrial land use is initially undeveloped
and transitions to developing Intensive Industrial land uses further
north along Happy Lane to Old Placerville Road.  Proceeding
along Old Placerville Road, the land uses on the north side of the
street are developed with Low-density residential, and to the south
with industrial uses.  Developing and developed industrial uses
continue eastward to International Drive.

FUTURE:   The projected start date is in 2001.  No changes to the current land
uses are anticipated.

PROJECT:  BR-8 Bradshaw Interceptor Section 8

LOCATION:  The proposed interceptor section runs from a point on International
Drive eastward to Kilgore Road, then northward to a point north of
White Rock Road, then northeastward across Sunrise Boulevard,
then northward to Citrus Road and Folsom Boulevard.

PERIOD:  1/2001-1/2005
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TOTAL LENGTH:  17,975’

STATED PURPOSE: “Category A: Required for relief of Northeast and Folsom
Interceptor.”

CURRENT:  The majority of the portion of the interceptor section that is
situated along International Drive does not require right-of-way
acquisition or valuation.  The primary portion that does require
acquisition and valuation begins at a point on Kilgore Road, north
of White Rock Road, and continues north along Kilgore Road, then
proceeds northeastward across Sunrise Boulevard and northward to
Citrus Road and Folsom Boulevard.  These portions are
predominately comprised of developing and developed light
industrial and commercial and office land uses.

FUTURE:   The projected start date is in January, 2001.  No substantial
changes to the current land uses are anticipated.

PROJECT:  SR-1 Sunrise Interceptor Section 1

LOCATION:  The proposed interceptor section runs from Folsom Boulevard and
Citrus Road northward across Highway 50 to a point on Sunrise
Boulevard, north of Coloma Road.  The proposed section then
proceeds northward along Sunrise Boulevard to the bridge at the
American River.

PERIOD:  12/2002-12/2006

TOTAL LENGTH:  8,670’

STATED PURPOSE: “Category A: Required for relief of Northeast area.”

CURRENT:  The portion of the interceptor section requiring right-of-way
acquisition and valuation is the segment proceeding from Folsom
Boulevard and Citrus Road northward across Highway 50 to
Sunrise Boulevard, north of Coloma Road. The existing land uses
at the southern portion of the segment are developed industrial
uses.  The land uses to the north of Highway 50 transition into
undeveloped and developing industrial uses as the segment
progresses to the south of Coloma Road.  Land uses to the north of
Coloma Road are designated for industrial uses; however, retail
and commercial office uses suggest that commercial uses will
significantly influence the future development.
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FUTURE:   The existing designated land uses are projected to remain largely
unchanged.  Commercial office uses are projected for the portion
situated to the north of Coloma Road.  Some of the developing
areas are expected to be further along in the development stage,
with some areas reaching the fully developed stage by the end of
the estimated construction period.

PROJECT:  SR-2 Sunrise Interceptor Section 2

LOCATION:  This proposed interceptor section proceeds from a point located at
or near the Sunrise Boulevard bridge, south of the American River,
northward along Sunrise Boulevard to a point south of Winding
Way.  It then diverges from Sunrise Boulevard and crosses over to
Pennsylvania Avenue, a somewhat parallel arterial located just to
the west.  The interceptor section then continues northward along
Pennsylvania Avenue to Sunset Avenue.

PERIOD:  12/2002-12/2006

TOTAL LENGTH:  7,871’

STATED PURPOSE: “Category A: Required for relief of Northeast area.”

CURRENT:  The following two segments of the proposed interceptor section
require right-of-way acquisition and valuation: 1.) The segment
progressing northward from a point at or near the south end of the
Sunrise Boulevard bridge to a point located at or near the north end
of the bridge.  The land use for this segment is designated as
recreational open space.  2.) This second segment starts from a
point at or near Sunrise Boulevard, south of Winding Way, and
then crosses over to Pennsylvania Avenue to the east.  It then
proceeds northward along Pennsylvania Avenue to Sunset Avenue.
The land use for the southern portion of this segment (situated to
the south of Winding Way) is designated as commercial office.
The land use for the portion extending from Winding Way to
Sunset Avenue is designated as low-density residential.  The
residential and commercial land uses in this area are developed.

FUTURE:   The existing designated land uses are projected to remain
unchanged by the start of construction.

PROJECT:  FE-1B Folsom East Interceptor Section 1B
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LOCATION:  This proposed interceptor section progresses from Folsom
Boulevard and Citrus Road, eastward along Folsom Boulevard to
the Folsom South Canal crossing.

PERIOD:  6/2000-12/2002

TOTAL LENGTH:  10,500’

STATED PURPOSE: “Category A: Existing Folsom Int at capacity during PWWF and
required to provide capacity for new development in Folson.”

CURRENT:  The existing land use is primarily developed industrial.

FUTURE:   The present land use is projected to remain unchanged by the start
of construction.

PROJECT:  FE-3PS Folsom East Interceptor Section 3 Pump Station

LOCATION:  North of Highway 50, south of Iron Point Road.

PERIOD:  1/2000-11/2002

TOTAL LENGTH: 500’ X 200’

STATED PURPOSE: “Category C: Required to provide service to new development in
Folsom East area.”

CURRENT:  All of the land in this project is undeveloped, and the designated
use under the General Plan is Extensive Industrial

FUTURE:  The land use is projected to remain unchanged by the start of
construction.

PROJECT:  UNW-1 Upper Northwest Interceptor Section 1

LOCATION:  Natomas Pump Station, then northeastward and northward along
the East Drainage Canal to north of Del Paso Boulevard.

COMMUNITY PLAN: North Natomas Community Plan

PERIOD:  1/2003 – 1/2007

TOTAL LENGTH: 10,400’
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STATED PURPOSE: “Category C:  Required to serve future development in the North
Natomas and Rio Linda areas and for relief of Northeast trunks and
Dry Creek Int.”

CURRENT:  The entire Interceptor Section UNW-1 is contained within
“Undeveloped” “Park Open Space” General Plan designation.
Note:  Environmental mitigation required for construction along
canal.

FUTURE:  Although development in the North Natomas area is proceeding at
a relatively fast pace, the “Park Open Space” land use and
“undeveloped” development stage is projected to remain
unchanged by the projected start of construction due to the
segment’s proximity to the existing canal.

PROJECT:  UNW-2 Upper Northwest Interceptor Section 2

LOCATION:  From a Point north of Del Paso Boulevard along the East Drainage
Canal northward to Elkhorn Boulevard.

COMMUNITY PLAN:  North Natomas Community Plan

PERIOD: 12/2004 – 6/2009

TOTAL LENGTH: 10,652’

STATED PURPOSE: “Category C:  Required to serve future development in the North
Natomas and Rio Linda areas and for relief of Northeast trunks and
Dry Creek Int.”

CURRENT: The entire Interceptor Section UNW-2 is contained within
“Undeveloped” “Park Open Space” General Plan designation.
Note:  Environmental mitigation required for construction along
canal.

FUTURE:  Although development in the North Natomas area is proceeding at
a relatively fast pace, the “Park Open Space” land use and
“undeveloped” development stage is projected to remain
unchanged by the projected start of construction due to the
segment’s proximity to the existing canal.
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PROJECT:  UNW-3 Upper Northwest Interceptor Section 3

LOCATION:  From a point on Elkhorn Boulevard at the East Drainage Canal
eastward along Elkhorn Boulevard to the Natomas East Main
Drainage Canal.

COMMUNITY PLAN: North Natomas Community Plan

PERIOD:  12/2004 – 6/2009

TOTAL LENGTH: 6,129’

STATED PURPOSE: “Category C:  Required to serve future development in the North
Natomas and Rio Linda areas and for relief of Northeast trunks and
Dry Creek Int.”

CURRENT:  The entire Interceptor Section UNW-3 is contained within
“Undeveloped” “Park Open Space” General Plan designation.
Note:  Environmental mitigation required for canal crossing.

FUTURE: The land use and development status is projected to remain
unchanged by the start of construction. Alternate uses in nearby or
surrounding areas are not expected to substantially impact the
current designated land uses.

PROJECT:  UNW-4 Upper Northwest Interceptor Section 4

LOCATION:  From Elkhorn Boulevard at the Natomas East Main Drainage
Canal eastward along Elkhorn Boulevard to Cherry Lane.

PERIOD:  4/2007 – 10/2009

TOTAL LENGTH: 11,084’

STATED PURPOSE: “Category C:  Required to serve future development in the North
Natomas and Rio Linda areas and for relief of Northeast trunks and
Dry Creek Int.”

CURRENT:  The segments of Interceptor Section UNW-4 requiring right-of-
way acquisition and valuation are situated within the following
designated land uses: Agricultural, Agricultural-Residential and
Low-Density Residential.  The residential uses are developed.
Note: there is a portion of the interceptor section situated east of
Marysville Boulevard that does not require right-of-way
acquisition or valuation.
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FUTURE: The land uses for the projected interceptor section are anticipated
to remain mostly unchanged by the start of construction.

PROJECT:  UNW-5 Upper Northwest Interceptor Section 5

LOCATION:  Elkhorn Boulevard and Cherry Lane to Elkhorn Boulevard and
Watt Avenue.

PERIOD:  12/2001 – 1/2005

TOTAL LENGTH: 19,385’

STATED PURPOSE: “Category A: Required for relief of Northeast area.”

CURRENT:  The segments of Interceptor Section UNW-5 requiring right-of-
way acquisition and valuation are situated within developed Low-
Density Residential and Agricultural-Residential designated land
uses.  Note: various portions of this interceptor section do not
require right-of-way acquisition or valuation.

FUTURE: The land uses for the projected interceptor section are anticipated
to remain unchanged by the start of construction.

PROJECT:  UNW-7 Upper Northwest Interceptor Section 7

LOCATION:  Elkhorn Boulevard and Don Julio Boulevard to the Van Maren
Pump Station at Auburn Boulevard and Van Maren Lane.

PERIOD:  6/2001 – 4/2005

TOTAL LENGTH: 16,040’

STATED PURPOSE: “Category A: Required for relief of Northeast area.”

CURRENT:  The segments of Interceptor Section UNW-7 requiring right-of-
way acquisition and valuation are situated within the following
developed land uses: low-density residential, high-density
residential, and commercial and office designated land uses.  Note:
various portions of this interceptor section do not require right-of-
way acquisition or valuation.

FUTURE: The land uses for the projected interceptor section are anticipated
to remain unchanged by the start of construction.
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PROJECT:  UNW-8 Van Maren Pump Station

LOCATION:  The Van Maren Pump Station site is located west of Auburn
Boulevard and Van Maren Lane.

PERIOD:  6/2001 – 4/2005

TOTAL LENGTH: 400’ X 100’

STATED PURPOSE: “Category A: Required for relief of Northeast area.”

CURRENT:  The UNW-8 pump station site is located at the northwest quadrant
of Auburn Boulevard and Van Maren Lane.  The site is situated
within a developed low-density residential designated land use
area.

FUTURE: The existing land use for the projected pump station site is
anticipated to remain unchanged by the start of construction.

PROJECT:  UNW-9 Upper Northwest Interceptor Section 9

LOCATION:  Van Maren Pump Station to Old Auburn Road and Fair Oaks
Boulevard.

PERIOD:  1/2007 – 7/2009

TOTAL LENGTH: 13,185’

STATED PURPOSE: “Category B: Required to relieve future capacity deficiencies in
Northeast trunk system.”

CURRENT:  The segments of Interceptor Section UNW-9 requiring right-of-
way acquisition and valuation are situated within developed low-
density residential, commercial and office, and public/quasi-public
designated land uses.

FUTURE: The land uses for the projected interceptor section are anticipated
to remain mostly unchanged by the start of construction.

PROJECT:  LNW-1 Lower Northwest Interceptor Section 1

LOCATION:  SRWTP to west of Sacramento River.

PERIOD:  4/2002 – 2/2006
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TOTAL LENGTH: 17,917’

STATED PURPOSE: “Category B: Required for relief of Northeast area and future
North Natomas and West Sacramento development.”

CURRENT:  Interceptor Section LNW-1 proceeds through the following land
uses: low- and high-density residential, commercial and office,
industrial, public & quasi-public, and agricultural, parks & open
space designated land uses.

FUTURE: The land uses for the projected interceptor section are anticipated
to remain mostly unchanged by the start of construction.

PROJECT:  LNW-2 Lower Northwest Interceptor Section 2

LOCATION:  West of Sacramento River to south of Linden Road.

PERIOD:  7/2002 – 6/2006

TOTAL LENGTH: 41,602’

STATED PURPOSE: “Category B: Required for relief of Northeast area and future
North Natomas and West Sacramento development.”

CURRENT:  Interceptor Section LNW-2 proceeds through the following land
uses: low-density residential, rural residential and general
agricultural designated land uses.

FUTURE: The land uses for the projected interceptor section are anticipated
to remain unchanged by the start of construction.

PROJECT:  LNW-3 Lower Northwest Interceptor Section 3

LOCATION:  South of Linden Road to Natomas Pump Station.

PERIOD:  10/2002 – 1/2007

TOTAL LENGTH: 43,467’

STATED PURPOSE: “Category B: Required for relief of Northeast area and future
North Natomas development.”

CURRENT:  Interceptor Section LNW-3 proceeds through the following land
uses: low- and high-density residential, commercial and office,
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industrial, public & quasi-public, and agricultural, parks and
recreation, and open space designated land uses.

FUTURE: The land uses for the projected interceptor section are anticipated
to remain unchanged by the start of construction.

PROJECT:  LNW-4 Natomas Pump Station Expansion

LOCATION:  The Natomas Pump Station Expansion site is located
approximately at San Juan Road and the East Drainage Canal
within the northeast quadrant of the junction of Interstate 5 and
Interstate 80.

PERIOD:  10/2000 – 1/2004

TOTAL LENGTH: 500’ X 200’

STATED PURPOSE: “Category B: Required for relief of Northeast area and future
North Natomas development.”

CURRENT:  The LNW-4 pump station expansion site is situated within a Park
Open Space designated land use.

FUTURE: The existing land use for the projected pump station expansion site
is anticipated to remain unchanged by the start of construction.

PROJECT:  SO-1 South Interceptor Section 1

LOCATION:  From the Sacramento Regional Wastewater Treatment Plant to
Laguna Boulevard.

PERIOD:  5/2007 – 11/2009

TOTAL LENGTH: 8,886’

STATED PURPOSE: “Category C: Capacity required to serve new development in the
south area.”

CURRENT:  The portion of the section situated within the Sacramento Regional
Wastewater Treatment Plant (“SRWTP”) does not require right-of-
way acquisition or valuation.  The portion of the section from the
southern boundary of the  SRWTP to Laguna Boulevard is situated
within a developed low-density residential designated land use
area.



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140 25
BENDER ROSENTHAL

FUTURE:  The land use is projected to remain unchanged by the start of
construction.

PROJECT:  SO-2 South Interceptor Section 2

LOCATION:  From a point adjacent-to, or under Franklin Boulevard to the south
of Elk Grove Boulevard, then proceeding west to railroad tracks,
then northward along railroad tracks across Elk Grove Boulevard
and continuing to a point adjacent-to or under Laguna Boulevard.

PERIOD:  10/2007 - 10/2011

TOTAL LENGTH: 8,032’

STATED PURPOSE: “Category C:  Capacity required to serve new development in the
south area.”

CURRENT:  The majority of the section runs along the railroad tracks and the
immediate surrounding area is developed as low density residential
consistent with the designated land use.  The east-west portion at
the southernmost point of the project section is undeveloped land
designated under the General Plan as low-density residential land
use.

FUTURE:  The land use is projected to remain unchanged by the start of
construction. Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses.

PROJECT:  SO-3 South Interceptor Section 3

LOCATION:  From a point east of Bruceville Road, and north of the intersection
of Bruceville Road and Bilby Road, proceeding westward across
Bruceville Road to a point west of Bruceville Rd., and then turning
and proceeding northward to a point and then turning westward
and proceeding to Franklin Boulevard, then turns and runs
northward adjacent-to or under Franklin Boulevard to a point south
of Elk Grove Boulevard.

PERIOD:  6/2010 - 12/2012

TOTAL LENGTH: 20,168’

STATED PURPOSE: “Category C:  Capacity required to serve new development in the
south area.”
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CURRENT:  All of the land within the project section is primarily undeveloped
with a low-density residential designated land use.

FUTURE:  Since the residential developments immediately north of Elk Grove
are expanding at a high pace, the close proximity to such
development suggests that the land within this project section has a
high probability of being at a developing or developed stage by the
projected start of construction.  Residential development in
relatively close proximity to the east also suggests that further
development will migrate to this project section in the near future.

PROJECT:  SO-4 South Interceptor Pump Station

LOCATION:  The South Interceptor Pump Station site is located approximately
at Bruceville Road and Bilby Road.

PERIOD:  10/2007 – 10/2011

TOTAL LENGTH: 500’ X 200’

PURPOSE: 30 mgd pump station which discharges to SO-2

CURRENT:  The SO-4 pump station site is situated within an undeveloped low-
density residential land use designation.

FUTURE: The existing land use for the projected pump station site is
anticipated to remain mostly unchanged by the start of
construction.

PROJECT:  LC-1 Laguna Creek Interceptor Section 1

LOCATION:  From a point within the Sacramento Regional Wastewater
Treatment Plant (“SRWTP”) at the railroad tracks eastward to
Franklin Boulevard (which is the eastern boundary of the
SRWTP), then, running approximately adjacent to Laguna Creek,
southeastward to Bruceville Road.

PERIOD:  9/2009 - 3/2012

TOTAL LENGTH: 13,297’

STATED PURPOSE: “Category C:  Required for future service to east county area.”
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CURRENT:  The western segments of the section within the SRWTP are
undeveloped land with a designated Public-Quasi-Public land use.
This portion of the land does not require acquisition or valuation.
The portions to the east of Franklin Boulevard are predominately
within an undeveloped Recreation Area designated land use, and a
large portion of the projected interceptor section is situated within
the North Laguna Creek Wildlife Area.  Developed and developing
low-density residential land uses comprise the nearby and
surrounding areas in close proximity to the projected interceptor
section

FUTURE:  The land use and development is projected to remain largely
unchanged by the projected start of construction. However, it is
likely that the low-density residential uses in nearby and
surrounding areas will have an impact on land uses for various
portions of the projected interceptor section.

PROJECT:  LC-2 Laguna Creek Interceptor Section 2

LOCATION:  From a point at Bruceville Road, north of Big Horn Boulevard,
running approximately adjacent to Laguna Creek eastward across
Highway 99, then continuing eastward across Elk Grove Florin
Road to Waterman Road.

PERIOD:  3/20112-2/2016

TOTAL LENGTH: 20,092’

STATED PURPOSE: “Category C:  Required for future service to east county area.”

CURRENT:  The portion of the projected interceptor section from Bruceville
Road to Elk Grove Florin Road is situated within undeveloped
Recreational and developed Low-Density Residential designated
land use area.  The portions of the section to the east of Elk Grove
Florin Road are situated within undeveloped Intensive Industrial,
Agricultural-Residential and Natural Preserve land use areas.
Developed and developing low-density residential land uses
comprise nearby and surrounding areas in close proximity to the
eastern portions of the projected interceptor situated between
Highway 99 and Elk Grove Florin Road.

FUTURE:  The land use and development is projected to remain largely
unchanged by the anticipated construction start date. However, it is
likely that some of the low-density residential and light industrial
and commercial uses in nearby and surrounding areas will have an
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impact on future land uses for portions of the planned interceptor
section.  Some of the developing residential and commercial areas
in close proximity to the interceptor sections are projected to be
further along in the development stage, with some areas reaching
the fully developed stage by start of construction.

PROJECT:  LC-3 Laguna Creek Interceptor Section 3

LOCATION:  Waterman Road and Bond Road to Excelsior Road south of Gerber
Road.

PERIOD:  2/2016 – 1/2020

TOTAL LENGTH: 26,421’

STATED PURPOSE: “Category C:  Required for future service to east county area.”

CURRENT:   The majority of the project sections do not appear to run
contiguous or under any public streets.  The majority of the
sections are “Undeveloped” with the exception of the section
running from Calvine Road northeastward to Bradshaw Road (this
section is Developing Low Density Residential designated land
use).

The remaining “Undeveloped” land uses, heading north and
northeasterly from Bond Road to Excelsior Road (excluding the
“Developing” portion discussed above), include Commercial
Office, High Density Residential, Low Density Residential, and
Agricultural-Residential land use designations.

FUTURE: The land use is projected to remain unchanged by the start of
construction. Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses.
The developing land, especially the portion near Bradshaw Road,
is projected to transition to a developed stage by the construction
start date.  The development stages for the remaining portions are
projected to remain largely unchanged.

PROJECT:  LC-4 Laguna Creek Interceptor Section 4

LOCATION:  Excelsior Road south of Gerber Road to Sunrise Boulevard, south
of Jackson Road.

PERIOD:  1/2020 – 12/2023
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TOTAL LENGTH: 22,297’

STATED PURPOSE: “Category C:  Required for future service to east county area.”

CURRENT: This section consists of undeveloped, as well as developed (rural
houses and gravel mine), General Agriculture-20-acre designated
land use.

FUTURE: The land use is projected to remain unchanged by the start of
construction. Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses.

PROJECT:  LC-5 Laguna Creek Interceptor Section 5

LOCATION:  Sunrise Boulevard, south of Jackson Road to end of pipe west of
Grant Line Road.

PERIOD:  1/2022 – 7/2024

TOTAL LENGTH: 6,208’

STATED PURPOSE: “Category C:  Required for future service to east county area.”

CURRENT:   This section consists of undeveloped General Agriculture-20-acre
and Urban Development Area designated land use.

FUTURE: The land use is projected to remain unchanged by the start of
construction. Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses.

PROJECT:  DC-1 Deer Creek Interceptor Section 1

LOCATION:  Waterman Road and Bond Road to Wilton Road and Deer Creek.

PERIOD:  1/2020 – 7/2023

TOTAL LENGTH: 23,167’

STATED PURPOSE: “Category C:  Required for future service to southeast county.”

CURRENT:   This section consists of developing and developed low-density
residential and agricultural-residential designated land uses.
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FUTURE: The land use is projected to remain largely unchanged by the start
of construction.  Developing residential land is projected to
transition to a developed stage by the construction start date.

PROJECT:  DC-2 Deer Creek Interceptor Section 2

LOCATION:  Wilton Road and Deer Creek to Folsom South Canal and Deer
Creek.

PERIOD:  7/2023 – 2/2027

TOTAL LENGTH: 25,486’

STATED PURPOSE: “Category C:  Required for future service to southeast county.”

CURRENT:   This section consists of undeveloped and developed (1-10 acre lot
rural residential) Agricultural-Residential designated land use, and
undeveloped General Agricultural-20-acres and General
Agricultural-80-acres designated land uses.

FUTURE: The land use is projected to remain unchanged by the start of
construction. Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses
and stages of development.

PROJECT:  DC-3 Deer Creek Interceptor Section 3

LOCATION:  Folsom South Canal and Deer Creek to end of pipe NW of
Sloughhouse.

PERIOD:  2/2027 – 8/2030

TOTAL LENGTH: 34,884’

STATED PURPOSE: “Category C:  Required for future service to far east portions of
county within urban services boundary.”

CURRENT:   This section consists of undeveloped General Agricultural-20 acres
and General Agricultural-80 acres designated land use.

FUTURE: The land use and development status is projected to remain
unchanged by the start of construction.
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PROJECT:  DC-4 Deer Creek Interceptor Section 4

LOCATION:  From connection with DC-3 to end of pipe east of Deer Creek.

PERIOD:  8/2030 – 2/2033

TOTAL LENGTH: 8,000’

STATED PURPOSE: “Category C:  Required for future service to far east portions of
county within urban services boundary.”

CURRENT:   This section consists of undeveloped General Agricultural-80 acres
designated land use.

FUTURE: The land use and development status is projected to remain
unchanged by the start of construction.

PROJECT:  MA-1 Mather Interceptor Section 1

LOCATION:  From Happy Lane, southwest of Mather Airport, eastward along
portions of Kiefer Boulevard, then northeastward and eastward and
parallel to north side of Douglas Road to Folsom South Canal and
Sunrise Boulevard.

PERIOD:  7/2011 – 1/2015

TOTAL LENGTH: 26,240’

STATED PURPOSE: “Category C:  Required for future service to former Mather AFB
and Sunrise-Douglas areas.”

CURRENT:   The majority of the eastern portion of this project section consists
of undeveloped Recreation Area designated land use, and the
portion of the section running parallel to Douglas Road is
developed with office uses within the Commercial Office
designated land use.  The proximity to Mather Airport of the
eastern portions of the project section makes any changes to the
land use or development status unlikely.

FUTURE:  The current land uses are projected to remain unchanged by the
anticipated start of construction.
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PROJECT:  AJ-1 Aerojet Interceptor Section 1

LOCATION:  Sunrise Boulevard and Douglas Road to west of Jaeger Road.

PERIOD:  7/2013 – 1/2016

TOTAL LENGTH: 8,958’

STATED PURPOSE: “Category C:  Required for future development in Sunrise-Douglas
area.”

CURRENT:  The development status for the entire section is currently
undeveloped.  Designated land uses include Urban Development
Area and Recreation Area land uses.

FUTURE:  The land use is projected to remain unchanged by the start of
construction.  Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses.
The development stages for the remaining portions are projected to
remain largely unchanged.  (it should be noted, however, that the
start date is projected out more than 20 years from the date of this
report, and anticipated development and likely land uses are
difficult to project due the multitude of possible future
development scenarios that might occur during such an extended
length of time.)

PROJECT:  AJ-2 Aerojet Interceptor Section 2

LOCATION:  Sunrise Boulevard and Douglas Road to White Rock Road.

PERIOD: 1/2016 – 7/2018

TOTAL LENGTH: 13,873’

STATED PURPOSE: “Category C:  Required for future development in Aerojet area.”

CURRENT:  The land use is Extensive Industrial.

FUTURE:  The undeveloped industrial land is projected to progress to a
developed stage by the estimated start of construction.

PROJECT:  AJ-2S Aerojet Interceptor Section 2 Stub

LOCATION:  Sunrise Boulevard and Douglas Road to north of Morrison Creek.
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PERIOD: 1/2016 – 7/2018

TOTAL LENGTH: 6,603’

STATED PURPOSE: “Category C:  Required for future development in Aerojet area.”

CURRENT:  The land use is Extensive Industrial.

FUTURE:  The undeveloped industrial land is projected to progress to a
developed stage by the estimated start of construction.

PROJECT:  AJ-3 Aerojet Interceptor Section 3

LOCATION:  White Rock Road to South of Highway 50.

PERIOD:  9/2020 – 3/2023

TOTAL LENGTH: 6,607’

STATED PURPOSE: “Required for future development in Aerojet area.”

CURRENT:  The designated land use is Extensive Industrial.

FUTURE:  The land use is projected to remain unchanged by the start of
construction. Undeveloped land is projected to progress to a
developed stage by the estimated start of construction.

PROJECT:  AJ-3S Aerojet Interceptor Section 3 Stub

LOCATION:  White Rock Road to Old White Rock Road.

PERIOD:  4/2023 – 10/2025

TOTAL LENGTH: 3,516’

STATED PURPOSE: “Required for future development in Aerojet area.”

CURRENT:  The designated land use is Extensive Industrial.

FUTURE:  The land use is projected to remain unchanged by the start of
construction. Undeveloped land is projected to progress to a
developed stage by the estimated start of construction.



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140 34
BENDER ROSENTHAL

PROJECT:  AJ-4 Aerojet Interceptor Section 4

LOCATION:  Sunrise Boulevard and Douglas Road to end of LC-5 north of
Jackson Highway.

PERIOD:  7/2029 – 6/2033

TOTAL LENGTH: 16,811’

STATED PURPOSE: “Category C:  Required for future development in Aerojet area”

CURRENT: The section is situated in Recreation Area and Urban Development
Area designated land uses.

FUTURE:  The land use is projected to remain unchanged by the estimated
start of construction.

PROJECT:  RL-1 Rio Linda Interceptor Section 1

LOCATION:  Elkhorn Boulevard and Natomas East Drainage Canal across and
to a point north of Elverta Road.

PERIOD:  2/2023 – 8/2025

TOTAL LENGTH: 16,790’

STATED PURPOSE: “Category C:  Required for future development in Rio Linda”

CURRENT:  The entire section is situated within “General Agricultural-80
acres” General Plan designation.

FUTURE:  The land use is projected to remain unchanged by the start of
construction.  Alternate uses in nearby or surrounding areas are not
expected to substantially impact the current designated land uses.

PROJECT:  FS-1 Folsom South Pump Station and Force Main

LOCATION:  South of Highway 50 (and also portions north of Highway 50),
west of Scott Road and east of Prairie City Road.

PERIOD:  1/2020 – 7/2022

TOTAL LENGTH:  2,000’
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STATED PURPOSE:  “Category C:  Required to serve future development in Folsom”

CURRENT:  The Pump Station and Force Main land area is situated within
undeveloped “Intensive Industrial” General Plan designation.

FUTURE:  The land use and development status is projected to remain
unchanged by the start of construction. Alternate uses in nearby or
surrounding areas are not expected to substantially impact the
current designated land uses.  (It should be noted, however, that the
start date is projected out approximately 20 years from the date of
this report, and anticipated development and likely land uses are
difficult to project given the extended period of time.)
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IV. VALUATION METHODOLOGIES

Basic Methodology Employed

All of the properties in the subject areas can be considered to be in one of the three general
categories:

1. Land fully improved with structures (Developed).

The general characteristics of a developed area include:

•  A majority the area is built up with commercial, residential and special purpose
structures.

•  The area’s infrastructure (streets, water, sewer, electricity, communications, etc.) is
basically in place.  Many of these facilities are underground.

•  New construction is limited to in-fill of small vacant areas, reconstruction, or
rehabilitation of existing structures and final development of properties reserved for
specific uses such as parks and schools.

This general category includes land that may have various structures in place such as  houses
completed and finished for end users, model homes, completed office buildings, completed
public facilities, apartment complexes, and other miscellaneous structures.  Since the
proposed subject sewer projects are anticipated to minimize the need for affecting existing
structures, these properties have been valued as vacant land with all offsite improvements
and surrounding infrastructure in place.

2. Land partially improved with structures (Developing).

The general characteristics of developing areas are:

•  Properties have been included in the County General Plan or subordinate Specific Plan
Areas for residential or commercial uses.

•  Developers are in the process of obtaining plan approval and entitlements for future
construction.

•  Infrastructure, roads, electricity, water, sewer, and communications to support future
construction is being planned or installed.

•  Environmental constraints to development are being addressed.

The land in this category has been valued as vacant land with minimal offsite improvements
in place.
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3. Land of all types not improved with structures (Undeveloped).

The general characteristics of undeveloped areas are:

•  Mostly vacant land in it natural state or agricultural uses.
•  Few structures other than in support of current land uses.
•  Little, if any, infrastructure.
•  Existing rights of way are primarily for rural roads, county or state highways and

freeways.  Long line public and private utilities (railroads, long line electric, gas, oil,
water lines, etc.)

•  Environmental impacts of existing uses have either not been significant or assessed.

This general category includes primarily unimproved un-entitled land, and it has been valued as
vacant land with no offsite improvements or surrounding infrastructure.

The retail values for all land in these categories have been estimated in the section that follows.
The procedures employed to value all land not improved with structures are described in the
next several paragraphs.

The methodology employed includes determining a value for each land use based on  land area
and use as shown in the Sacramento County General Plan or applicable community plan, as of
the date of value of this report.  This is accomplished through the utilization of a Sales
Comparison Approach.

Explanation of the Base Values Concept.  Since a large number of individual properties must
be valued, the various comparable sales for each property type (low density residential parcels,
for example) are adjusted relative to a typical, albeit hypothetical, subject parcel.  Then, further
adjustments are made, if and as necessary, to value any particular individual portion of land
relative to the typical parcel.  In this manner, a retail value is derived for each land use category.

Treatment of Encumbering Bonds.  No adjustments have been made for encumbering bonds
that may affect any of the required right of way.

Treatment of Improved Properties.  As discussed above, the proposed subject sewer projects
are anticipated to minimize the need for affecting existing structures.  Therefore, the improved
properties have been valued as vacant land with all offsite improvements and surrounding
infrastructure in place.
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V. COMPARABLES DATA, ANALYSES, AND
DETERMINATIONS OF BASE LAND VALUES

In order to determine base land values for the land use category, values for various property
types must be determined. Those value estimates are derived in this section of the report.

Permitted Land Uses Described.  Various property classifications have been specified within
the Sacramento County General Plan and various Community Plans within the county. These are
the property uses that are found within the subject area. A short description of each follows.

Residential

Residential classifications typically set a target average number of units per net acre (excluding
public streets) within a specified density range.  The density on a portion of a project site may be
anywhere within the designated range as long as the average density per net acre of all the sites
of that density category in the whole Planned Unit Development (PUD) approximates the target
average established for the residential land use classification.

Low Density Residential (LD):  Target average density is 7 dwelling units per net acre
and allowable density range is 3 to 10 units per net acre. Single family detached and
attached units (including patio homes, duplexes, halfplexes, cluster housing, and second
residential units) are included within this designation.  The most typical lot size is 6,300
to 6,825 square feet.

High Density Residential (HD): Target average density is 22 units per net acre and
allowable density range is 11 to 29 units per net acre. Condominium units, garden
apartments, and conventional apartments are included in this designation. HD designated
areas within 1/4 mile of a light rail station or bus transit center may have a density of
greater than 29 dwelling units per net acre. Also, senior citizen housing may have a
density greater than 29 dwelling units per net acre.

Industrial

Industrial classifications are intended for future industrial space in Sacramento County.  The
General Plan provides for future industrial sites in major industrial-transportation corridors
already established and in other areas which will be well served by major transportation facilities
in the future, and which will be easily accessible to employees.  The following two industrial
land uses are included within the General Plan and are applicable to some of the subject project
areas.

Intensive Industrial (II): The purpose of this land use designation is to provide for
research, manufacturing, processing and warehousing activities of an intensive nature, as
well as light manufacturing, warehousing and distribution uses in a business park setting.
Support retail uses are also encouraged in order to serve the employers and employees on
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the site.  Since these industrial uses normally require adequate streets and utilities and
fully improved sites, this land use category is located within the urban areas where the
provision of all needed services is either existing or anticipated in the near future. Certain
“prime” and “potential” industrial areas within the county are identified in the General
Plan and have the greatest potential for industrial development in the near future.

Extensive Industrial (EI):  The purpose of this land use designation is to provide for an
industrial reserve area, planned for industrial use sometime in the future.  However, the
land included within this designation may also be available for immediate industrial use
should an industrial user require a large area and wish to provide its own water and sewer
systems and not require a high level of other urban services.  The significant difference
between the Extensive Industrial category and the Intensive Industrial category is the
timing of the urban type public services to the area. (Extensive Industrial areas are not
expected to be provided with major public services in the near future.)

Commercial and Office

Commercial and office classifications are intended to provide for regional and community
shopping centers, large office complexes, and major concentrations of strip commercial
development.  Uses range from professional offices to heavy commercial operations.

Retail-Commercial:  Appropriate commercial centers are anticipated throughout the
community in order to serve the daily, weekly, and long term retail goods and service
needs of the residents, workers, and visitors throughout the various communities in the
area.  Uses would include neighborhood and convenience commercial uses such as a food
market, drug store, coffee shop, service station, grocery store, drug store, junior
department store, a large variety or discount store, specialty clothing store, furniture or
appliance stores, jewelry stores, entertainment services, and other convenient services.
Transit and highway commercial uses such as dry cleaners, bakeries, barber/beauty
salons, florists, coffee shops, restaurants, and lodges would also be appropriate uses
within the retail-commercial land use classification.

Office: The office classification includes mixed-use business centers that incorporate
primary employment generating uses such as offices, high-tech uses, medical and
educational facilities, and child care centers with secondary uses such as support retail,
light industrial, and residential uses. The secondary uses are intended to serve the
employees and employers at the center.  Individual office buildings and sites are also
included within this classification.

Determinations of Retail Values

The following pages contain the comparable data, and the analysis thereof, that will permit the
determination of retail values for each  land use category.
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Comparables Sales Analysis and Adjustments

In each of the sections, the most common unit of comparison is initially used to identify the sales
price per unit for the comparable sales transactions.  The table below lists each of these units.

Land Use Category Unit of Comparison
Single Family Residence Price per Lot
High Density Residential Price per Unit
Employment Center Price per Square Foot
Retail (Community/Neighborhood Commercial, Village Commercial) Price per Square Foot
Light Industrial Price per Square Foot
Highway/Transit Commercial Price per Square Foot

All units of comparison are then appropriately converted to Price per Square Foot for valuation
purposes.

Property Rights Conveyed

All of the comparables used in this analysis reflect the transfer of the fee-simple estate.

Residential Land Sales.  Six sets of sales and a brief narrative discussing their immediate
market conditions follow.  Two of the sales sets are from the southern portion of the county.
Three of the sets represent the most active subdivisions within North Natomas market.  An
additional set is from the South Placer/Roseville market, which dominates the greater
Sacramento area in new home sales.  A compendium of residential land sales follows on the next
few pages. The buyer’s names have been retained in the appraiser’s files, as requested by the
sellers.  Each sale has been verified with either the seller, buyer or both.  A map showing sales
comparables’ locations immediately follows.
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RESIDENTIAL LAND SALES SUMMARY

No. Location
Sale
Date

No.
of Lots

Price Per Lot
Without adjusting

for Bonds
P= Paper

F= Finished

Average
Lot Size

SF

Laguna West

L-1 Unit 27, Villages 2A & 2B,
Laguna West

8/16/99 114 $20,700 (P) 5,000 SF

L-2 Unit 27 Villages 1A & 1 B,
Laguna West

10/13/99 40
63

$22,900 (P)
$37,900 (F)

5,775 SF

L-3 Unit 27, Village 2C 12/5/99 32
61

$18,000 (P)
$32,500 (F)

4,725 SF

Stonelake (formerly Elliott Ranch)

S-4 Village 2, Stonelake Escrow 105
8

$21,238 (P)
$37,000 (F)

5,444 SF

S-5 Village 3, Stonelake Escrow 93
6

$24,939 (P)
$43,000 (F)

6,671 SF

S-6 Village 4, Stonelake Escrow 105
25

$27,010 (P)
$46,500 (F)

7,004 SF

S-7 Village 1, Stonelake Listing 120 $20,336 (P) 5,087 SF

Natomas Park

NP-8 Parkway Plaza, Villages 2, 4,
North Natomas

4/1/99 52
71

$19,700 (P)
$35,000 (F)

5,000 SF

NP-9 Northborough, Villages 3-1, -2,
North Natomas

2/17/99 82
70

$20,400 (P)
$37,000 (F)

5,250 SF

NP-10 Northborough, Village 6-1,
North Natomas

1/7/99 82 $46,500 (F) 6,825 SF

Woodcreek North, Roseville

WC-11 Woodcreek North Village 2,
Roseville

June 1999 95 $34,250 (F) 6,600 SF

WC-12 Woodcreek North Village 3,
Roseville

April 1999 108 $38,000 (P) 9,406 SF

WC-13 Woodcreek North Village 4
Roseville

November
1998

142 120 lots @ $34,700 (P)
22 ½- Plexes @ $10,000

6,500 SF

WC-14 Woodcreek North , Village 5
Roseville

March 1999 136 114 lots @ $23,070 (P)
22 ½-Plexes @ $10,000

5,000 SF
22 Medium Density

½ -Plexes

Gateway West

G-15 Gateway West
Villages 5, 6, 7 and 8
North Natomas

Feb. 1999 357 119 lots @ $28,000 (F)
119 lots @ $30,000 (F)

119 @ $32,000 (F)

45, 50 and 65 x 110
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RESIDENTIAL LAND SALES SUMMARY

No. Location
Sale
Date

No.
of Lots

Price Per Lot
Without adjusting

for Bonds
P= Paper

F= Finished

Average
Lot Size

SF

G-16 Gateway West, Villages 3 & 10
North Natomas

Aug 1999 173 $42,000 (F) 6,050 SF

G-17 Gateway West, Villages 4, 9
North Natomas

Feb. 1999 138 $45,500 (F) 6,300 SF

Natomas Crossing / Alleghany East

NC-18 Natomas Crossing, Villages 18,
19, 20 and 21
North Natomas

October 1999 256 $25,358 (P) 5,500 SF

NC-19 Natomas Crossing
Villages 22, 23

Feb. 2000 88 $23,863 (P) 5,000 SF

NC-20 Natomas Crossing
Villages 16, 17

Jan. 2000 108 $28,500 (P)
$48,500 (F)

6,500 SF

Laguna West, Comparable Sales L-1, L-2 and L-3.  Laguna West is located in the southwest
portion of the Laguna area of Sacramento County, approximately 11 miles  south of downtown
Sacramento.  This extended community is more or less bound by the Valley Hi neighborhood of
the city of Sacramento on the north, Elk Grove Boulevard on the south, Interstate 5 on the west,
and Highway 99 on the east.  Interstate 5 and Highway 99 are both major north/south freeways,
and areas between the two are spanned by several east/west thoroughfares, including Laguna
Boulevard and Elk Grove Boulevard, which parallels Laguna Boulevard 1 ½ miles to the south.
The modern, well-engineered Laguna Boulevard/Interstate 5 interchange is located immediately
west.

The extended Laguna area is a reasonably well planned suburban residential area that has
experienced more or less orderly development over the last 12 years, albeit with a hiatus during
the real estate recession of the early 1990s.  The various communities have access to ample
amenities such as schools, medical facilities, and recreational areas.  The basic infrastructure
development has been orderly, and access to freeways and the Sacramento metropolitan area is
good.

Three sales are introduces from the Laguna West area, ranging in size from 4,725 square feet to
5,775 square feet.  The size of the purchases range from 93 to 114 lots.  All are arm's length
purchases from River East, LLC, within the last twelve months.

Building permit fees are estimated at $13,000 for a 1,500 square foot house.  Finish lot costs are
estimated at $235 per lineal foot or based on actual costs provided by their engineer.

Laguna Stonelake, Sales S-4, S-5, S-6, S-7. The planned Laguna Stonelake community is
located in the southwest portion of the Laguna area of Sacramento County, approximately 15
miles south of downtown Sacramento.  The property is more or less bound by the existing
community of Lakeside and Elk Grove Boulevard on the north, a wetlands preserve along its



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140 44
BENDER ROSENTHAL

southern and eastern borders, and Interstate 5 on the west. Interstate 5 is a major north/south
freeway, and Elk Grove Boulevard is a major east/west arterial traversing the entire Laguna area.
The modern, well-engineered Elk Grove Boulevard/Interstate 5 interchange is located
immediately west.

The Laguna Stonelake development is a master-planned community comprising 452 gross acres
(includes power line easement and right-of-way).  The various property uses include single- and
multi-family residential, commercial, office, and some specialized uses such as parks and open
space.  Almost 71% of the development is of a residential character, about 10% is designated for
retail/commercial use (mostly along the south side of Elk Grove Boulevard), and about 19% is
assigned for public/quasi-public space. The property is undeveloped and has received final
mapping and entitlement approval.  Construction of major infrastructure in underway.

In June of 1999, Lennar Communities signed an agreement with Angelo Tsakopoulos (AKT
Development) to become partners in the Stonelake development.  The property is actively being
marketed with numerous contracts, and letters of intent being negotiated.  The three escrows
being presented are purchases by Lennar Renaissance, Inc., the homebuilding arm of the Lennar
empire.

Sources, within Lennar Communities as well as the brokers, indicate that these transactions are
arm's length, negotiated and purchased with the same market exposure and terms as other
merchant builders.

Natomas Park, Sales Comparables NP-8, NP-9, and NP-10.  This property is located
approximately three miles northwest of downtown Sacramento.  This community is more or less
located along the north side of Del Paso Boulevard, west of the East Drainage Canal, south of
Elkhorn Boulevard and approximately one-mile east of Interstate Highway 5, or generally the
north central portion of the Natomas Community Plan area.

Between February 1997 and August 1997 Lennar Communities obtained approval of tentative
and master parcel maps, environmental clearance, and all entitlements necessary to proceed with
development.  The initial release of 1,300 homesites was through selected, negotiated merchant
builders.  The homebuilders participating in the first phase of development included Centex
Homes, John Laing Homes, Morrison Homes, Renaissance Homes, U.S. Home and Winncrest
Homes.  Each homebuilder acquired a minimum of two villages with the purpose of offering two
distinct products. An elementary school with no portable classrooms commenced construction in
July 1999 with a junior high/high school site expected to be developed next. A 15,000 square
foot Recreation Center, known as The Club at Natomas Park is currently under construction.

Natomas Park has three separately entitled properties.  They are Northpointe (NP), Parkway
Plaza (PP) and Northborough (NB).  The table below lists activity within Natomas Park since its
original marketing.  The name of the buyers has been withheld at the request of the owner due to
confidentiality restrictions.  The appraisers have retained this information in their records.
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Village # of Lots Paper (P)/
Finished (F)

Price Per Lot COE Size Comments

Small Lots
NP 2 71 Finished (F) $34,000 11/25/98 4,725
PP 2 71 Finished (F) $35,000 1/7/99 4,725
NP 5 69 Finished (F) $34,000 1/7/99 4,725
NB 4 89 Finished (F) $35,500 2/5/99 4,725
PP 4 52 Paper (P) $19,700 4/1/99 4,725
NP 7A 22 Finished (F) $34,000 4/1/99 4,725 Negotiated in July 1998
NP 7B 7 Finished (F) $34,000 4/1/99 4,725
NP 7B 47 Paper (P) $18,700 4/1/99 4,725
NP 1 162 Paper (P) $115,000/AC 7/13/99
NB 1 96 Paper (P) $18,000 8/6/99 4,264
NB 2 67 Paper (P) $21,750 1/4/00 4,275 Received "hard money".

Finished lot cost is
$39,000 representing
$16,250 in improvements
and $1,000 in soft costs.

NP 8-2 43 Paper (P) $26,900 Unsold 4,725 Previously committed.
NP8-2 3 Finished (F) $40,500 Unsold 4,725

Mid-Size Lots
NB 5-1 73 Finished (F) $40,000 2/16/99 5,775
NB 3-1 70 Finished (F) $37,000 2/17/99 5,250
NP 14 89 Finished (F) $38,000 3/3/99 5,775
NP 5 14 Finished (F) $38,000 3/3/99 5,775
NB 3-8 82 Paper (P) $20,400 4/2/99 5,250
NP 11 76 Finished (F) $45,000 12/29/99 5,775
NB 5-2 91 Paper (P) $22,350 4/1/00 5,775

Large Lots
NP 3 &
4

107 Finished (F) $41,000 11/25/98 6,300

PP 1 69 Finished (F) $42,000 12/9/98 6,300
NB 6-1 82 Finished (F) $46,500 1/7/99 6,825
NB 6-2 82 Finished (F) $47,000 1/29/99 6,825
NP 12 71 Finished (F) $45,000 3/4/99 6,825
NP 12 58 Finished (F) $45,000 4/1/99 6,825
PP 3 32 Paper (P) $23,500 4/1/99 6,300
NP 13-1 88 Finished (F) $52,000 10/26/00 6,825
NP 13-2 56 Paper (P) $33,000 4/4/00 6,825

As of November 1999, the developers had delivered 1,650 lots of the 2,055 lots under contract.

Woodcreek North, Sales Comparables WC-11, WC-12, WC-13 and WC-14.  These
comparables are located in the city of Roseville, located in the southwesterly portion of Placer
County.  The city of Sacramento's central business district is located 16 miles southwest of
Roseville.  This area of Roseville has historically been a bedroom community to the Sacramento
metropolitan area.  In recent years, new employment opportunities and job growth have resulted
in Roseville becoming a balanced city.  The City of Roseville has been perceived as being pro-
business over the past fifteen years and has carefully set forth a planned-growth approach with
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respect to land use and development issues. Schools, community facilities, and Roseville's
planned growth approach is positively received in the market.

These comparables are located within the North Roseville Specific Plan area.  This area is
generally situated on the east side of Fiddyment Road, south of Blue Oaks Boulevard.

Given the number of sales presented in this section, only two of the four Roseville sales are
further analyzed.

Gateway West, Sales Comparables G15, G16, and G17.  These comparables are located in
North Natomas, west of Interstate 5, in Quadrant 4.  The two most active homebuilders have
been Beazer Homes and Kaufman and Broad.  These properties are marketed as having "no
Mello Roos", although in reality they are located within CFD No. 97-01, similar to all the other
North Natomas properties.

Beazer Homes originally contracted for 357 lots in March of 1998.  This 357 lot purchase had a
price structure based on a series of take downs as described below:

The first 119 finished lots sold for $28,000
The second 119 finished lots sold for $30,000; and
The third 119 finished lots sold for $32,000.

The contract allowed Beazer the flexibility to acquire a greater or fewer number of lots at any
one time, which Beazer did choose to exercise.  The cost per lot and the three purchases are
outlined below:

February 1999 129 finished lots for $28,186 per lot
November 1999 73 finished lots for $30,000 per lot
April 4, 1999 155 finished lots for $31,535 per lot

This comparable is presented primarily for informational purposes and is not further analyzed.

Beazer Homes was one of the first builders in the area.  Their original contract to purchase 357
lots provides them with a lower land basis in comparison to the other builders.  Beazer entered
into a second contract (Sales Comparable G16) to purchase an additional 173 finished lots, all
5,775 square feet.  There are four acquisitions anticipated over an eleven month period, all for
$42,000 per finished lot.  The proposed take-downs are as follows:

August 1999 46 finished lots for $42,000 per lot
November 1999 43 finished lots for $42,000 per lot
April 2000 41 finished lots for $42,000 per lot; and
July 2000 43 finished lots for $42,000 per lot.

G17 represents the sale of 138 finished lots to Kaufman and Broad.  These two villages have
6,300 square foot lots and the transaction closed in February of 1999.  The transaction price was
$45,500 per lot.
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Alleghany East/Natomas Crossing, Comparable Sales NC-18 NC-19, NC-20.  This 452 lot
subdivision is located in Quadrant 1, east of Interstate 5.  All of the lots are currently under
contract for purchase.  Through our interviews, only one of the three purchases is for public
knowledge.

Kimbal Hill purchased 256 paper lots in October of 1999.  These lots range in size from 5,000 to
6,000 square feet and were purchased for $25,358 per paper lot.  There were no reimbursements
passed through.

NC-19, and 20 are currently under contract for anticipated closings in the first quarter of 2000.

Base Land Use Summary

The twenty comparable sales have been presented above.  We have considered both quantitative
and qualitative adjustments.  These value indications are then used to bracket the land use values
using a subjective comparison evaluation analysis.

Summary of Base Value Indicators for Residential Land.  Our analysis is based on a price per
lot value for three separate lot sizes.  The table below summarizes the value for each of the three
development categories: unmapped, undeveloped (“undeveloped”); paper lots (“developing”);
and finished lots (“developed”).

RESIDENTIAL BASE VALUES

Lot Size Undeveloped Developing Developed

4,700 SF - 5,200 SF
(5,000 Aver. SF)

$19,750
($3.95 per SF)

$20,000
($4.00 per SF)

$34,000
($6.80 per SF)

5,300 SF - 5,700 SF
(5,500 Aver. SF)

$23,750
($4.32 per SF)

$24,000
($4.36 per SF)

$39,500
($7.18 per SF)

5,800 -  6,900 SF
(6,300 Aver. SF)

$29,750
($4.72 per SF)

$30,000
($4.76 per SF)

$48,000
($7.62 per SF)

CONCLUDED
AVER. VALUE $4.33 per SF $4.37 per SF $7.20 per SF

High Density Residential.  In the next section of the report, nine multifamily residential land
sales are introduced, three from the Laguna/Laguna West area, three from North Natomas, and
three from the Roseville area.  The sales map denotes their location on the following page,
followed by a summary table and discussion of the sales.
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HIGH DENSITY LAND COMPARABLES SUMMARY

NO. LOCATION
SALE
DATE ZONING

SIZE
ACRES SALE

PRICE
PRICE

PER UNIT

Laguna/Laguna West

HD-1 Laguna West, Lots I, P, Q
Lots, R, S, U
119-111-5, 6, 7, 89, 90, 79
Laguna West

6/98
4/99

RD20/
RD30

638 units
31.49 ac.

$2,607,506
Bonds: $1,757,690

$4,365,196

$4,087
Bonds:     $2,755

$6,842

HD-2 West Side of Bruceville,
North of Laguna Boulevard,
Laguna
116-0011-066

6/97 RD20 241 units
13.02 ac.

$1,200,000
Bonds:   $142,190

$1,342,190

$4,979
Bonds:      $590

$5,569

HD-3 Southeast Corner of Laguna
Oaks and Laguna Boulevard,
Laguna
119-0870-011

7/98 RD20 201 units
10.88 ac.

$1,300,000
Bonds:     $123,000

$1,423,000

$6,500
Bonds:     $615

$7,115

North Natomas Area

HD-4 Northeast corner of Truxel
and Arena, North Natomas
225-070-057, 064, 070, 073

10/98 EC 40 296 units
15.25 ac.

$2,060,000
Bonds:     $664,290

$2,724,290

$6,959
Bonds:     $2,244

$9,203
HD-5 West of Natomas Boulevard,

Sacramento
Portion of 225-0070-067

Escrow
to close

1/00

EC40 190 units
24.14 ac.

$1,196,242
Bonds:  $565,648

$1,761,890

$6,296
Bonds:  $2,977

$9,273
HD-6 Northwest quadrant of Arena

Boulevard and Truxel
North Natomas
225-0150-049

10/99 HD 274 units
14.1 ac

$2,092,264
Bonds:     $194,814

$2,287,078

$7,636
Bonds:     $711

$8,347

Roseville Area

HD-7 Northwest corner of Blue
Oaks and Foothills Blvd.,
Roseville
477-060-003

05/98 R-3 185 units
13.8 ac.

$1,035,000
Bonds:     $573,000

$1,608,000

$5,595
Bonds:  $3,097

$8,692

HD-8 Gibson Drive, north of
Roseville Parkway,
Roseville
363-0100-001 (por.)

05/99 R-3 400 units
21.8 ac.

$2,200,000
Bonds:     $1,597,000

$3,797,000

$5,500
Bonds:  $3,993

$9,493

HD-9 Roseville Parkway, north of
Lead Hill Rd.,
Roseville
046-060-006 (por.)

09/99 R-3 156 units
5.39 ac.

$1,216,000
Bonds:     $624,000

$1,840,000

$7,794
Bonds:  $4,000

$11,794

High Density Land Sales HD-1, HD-2 & HD-3.  These three high density land sales in the
Laguna/Laguna West area represent a price per unit range of $5,569 to $7,115 per unit.  The area
covered by the three sales was 55.39 acres, and the combined sales price was $7,130,386,
equating to a combined average price of $2.96 per square foot.
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High Density Land Sales HD-4, HD-5 & HD-6. These three high density land sales in the North
Natomas area represent a price per unit range of $8,347 to $9,203 per unit.  The area covered by
the three sales was 53.49 acres, and the combined sales price was $6,773,258, equating to a
combined average price of $2.91 per square foot.

High Density Land Sales HD-7, HD-8 & HD-9. These three high density land sales in the
Roseville area represent a price per unit range of $8,692 to $11,794 per unit.  The area covered
by the three sales was 40.99 acres, and the combined sales price was $7,245,000, equating to a
combined average price of $4.06 per square foot.

Summary of Base Value Indicator for High Density Multi-Family Residential Land.  The
nine comparable sales indicate a range in value from $5,569 to $11,794 per unit.  The total area
covered by the nine sales was 149.87 acres, and the combined sales price was $21,148,644,
equating to a weighted average of $3.24 per square foot.  The base value for the right of way
estimate for high density residential land use is $3.00 per square foot for the developed stage,
and $2.00 per square foot for undeveloped and developing stage.  The adjustment for the
undeveloped and developing stage represents the effects of payments for offsite improvements.

Industrial Land.  The following land sales are introduced to establish a base land value for
industrial properties.

INDUSTRIAL LAND SALES

NO. IDENTIFICATION
SALE
DATE

LAND
SIZE
(SF)

(ACRES) PRICE

PRICE PER
SF OF LAND

AREA

Subj. 12/99
(DOV)

10-15 Acres

1 NWC of N. Market Blvd. and
Gateway Park Blvd.,
City of Sacramento
225-0160-064

12/98 847,372

19.45

$1,695,000
Bonds:  $1,280,000

$2,975,000

$2.00
$1.52
$3.52

2 1420 West National Drive,
Sacramento County
225-0942-024

12/97 126,000

2.89

$340,950
Bonds:    $    8,220

$349,170

$2.70
$0.07
$2.77

3 North Market Boulevard, west of
Vista Park Court,
Sacramento County
225-0941-001

8/97 845,064

19.4

$1,750,850
Costs: $     60,000

$1,810,850

$2.07
$0.07
$2.14

4 1419 West National Drive,
Sacramento County
225-0943-017, 018, 019 & 035

6/97 525,500

12.06

$1,576,500
Bonds:  $     10,500

$1,587,000

$3.00
$0.02
$3.02

5 1400 National Drive,
Sacramento County
225-0942-025

12/99 126,454

2.90

$500,000
Bonds:   $     2,500

$502,500

$3.95
$0.02
$3.97
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INDUSTRIAL LAND SALES

NO. IDENTIFICATION
SALE
DATE

LAND
SIZE
(SF)

(ACRES) PRICE

PRICE PER
SF OF LAND

AREA

6 SWC of Swetzer Road and Key
Court,  Loomis
044-220-052 & -053

12/99 58,692

1.35

$185,000 $3.15

7 Freeway Drive, south of E. Main
Street,  Woodland
027-300-46 & -47

12/99 199,069

4.57

$404,000 $2.03

8 671 N. Pioneer Avenue,
Woodland
027-450-25 & -26

12/99 172,900

3.97

$285,500 $1.65

9 Old Placerville/East of Happy
Lane,  Sacramento County
067-0160-026

12/99 678,229

15.57

$1,050,000 $1.55

10 4161 Citrus Avenue,
Rocklin
045-350-008

12/99 43,560

1.00

$168,000 $3.86

11 Sparta Court, west of Industrial
Avenue,  Rocklin
017-061-041

11/99 479,160

11.00

$312,000 $0.65

12 Vista Park Court & Lennane Dr.,
Sacramento County
225-0944-063, -061(por.) &
-062(por.)

9/99 341,075

7.83

$1,227,870 $3.60

13 Laguna Boulevard, West of
Dwight,
Elk Grove (Sacramento County)
119-1540-003

4/98 788,436

18.10

$1,577,000 $2.00

14 Main Ave., E of Raley Blvd., ,
Sacramento County
238-0011-006, 007, 008 & 009

12/98 194,495

4.47

$250,000 $1.29

15 4624 Raley Blvd.,
Sacramento County
238-0011-015, -003

9/98 209,088

4.80

$209,500 $1.00
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Summary of Base Value Indicator for Industrial Land.  The fifteen sales indicate a value
range of $0.65 to $3.97 per square foot. The majority of the land sales in Sacramento county are
for properties situated in the Natomas area.  The price per square foot is consistent with
industrial properties situated throughout the county of Sacramento as well as active regions to the
north of the county.  These fifteen comparable sales represent a combined total of 5,635,094
square feet with the combined transaction sales price of $12,893,390.  The average per-square-
foot transaction price was $2.41 per square foot, and the weighted average price was $2.29 per
square foot.

Smaller portions of land require higher infrastructure development costs on a per-square-foot
basis due to reduced economies of scale relative to large parcels such as those comprising entire
subdivisions.  Accordingly, the concluded value for industrial land within the subject area, for
properties with all off-site improvements available is $3.60 per square foot, representing the
upper end of the range of value from the comparable sales.  Offsite and developer backbone
costs must be adjusted in relation to the different levels of development.  The following table
outlines the infrastructure adjustment for the “Developed”, “Developing”, and “Undeveloped”
industrial land.

INDUSTRIAL LAND VALUE

Fee Simple Infrastructure Fee Value,
(Rounded)

Fully Improved (“Developed”) $3.60 $0 $3.60
Partially Improved (“Developing”) $3.60 -$1.00 $2.60
Unimproved (“Undeveloped”) $3.60 -$1.54 $2.05

The additional adjustment for offsite improvements takes into account curb, gutter and sidewalk
since the concluded value represents the effects of payment for offsite improvements.

Commercial and Office Land.  Four sets of sales and a narrative of their immediate market are
introduced in the following section.  The first two of the sales sets are from the South
Placer/Roseville market, which in recent years has become a fast growing area of commercial
development.  The sale in the third set is situated within the North Natomas area, and is one of
the few recent sales of commercial land within that recently developing neighborhood.  The
fourth set of sales is from the Laguna Palms Office Park situated within the competing Laguna
area in southern Sacramento County.  A compendium of commercial land sales follows on the
next few pages.  A map showing the sales comparables’ locations immediately follows.
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OFFICE LAND SALES SUMMARY

NO. LOCATION
SALE
DATE ZONING SIZE

SALE
PRICE

PRICE
PER SF

O-1 2235 Douglas Boulevard,
Roseville;
APN: 459-010-026

6/99 BP 1.90 $800,000
Bonds   145,000

$945,000

$9.67
Bonds+1.75

$11.42
O-2 2231 Douglas Boulevard,

Roseville;
APN: 459-010-027

5/99 BP 1.70 $800,000
Bonds   129,500

$929,500

$10.80
Bonds+1.75

$12.55
O-3 5820-5890 Willowbrook Court,

Roseville;
APN: 048-630-001,002,003,
005,006,007,009, &010

5/98 OPUCD 4.346 $981,777 $5.19

O-4 Lava Ridge Court,
east of Eureka Road,
Roseville;
APN: 459-010-012

6/99 BP 2.50 $550,000
Bonds   190,000

$740,000

$5.05
Bonds+1.75

$6.80

O-5 Hanzlick Drive, east of Five Star
Boulevard,
Rocklin;
APN: 016-350-061

2/99 BP 4.43 $1,000,000 $5.18

O-6 Gateway Oaks Drive, North of
West El Camino Avenue,
Sacramento;
APN: 225-0230-090

1/99 OB-PUD 4.40 $1,250,000 $6.52

O-7 Laguna Palms Office Park,
9321 Office Park Circle;
APN: 116-0860-019

Neg. MP 1.077 ac. $281,500
Bonds   $  29,000

$310,500

$6.00
Bonds  +0.62

$6.62
O-8 Laguna Office Park;

APN: Por. 116-0340-050
2/99 MP 2.055 Ac. $481,500

Bonds   $  30,500
$512,000

$5.38
Bonds  +0.34

5.72
0-9 Laguna Palms Office Park,

9362 Studio Court;
APN: 116-0860-026

6/97 MP 0.587 ac. $127,800
Bonds   $  20,700

$148,500

$5.00
Bonds  +0.81

$5.81
O-10 Laguna Palms Office Park,

9351 Studio Court;
APN: 116-0860-009

12/94 MP 0.95 ac. $252,400
Bonds   $  37,600

$290,000

$6.10
Bonds  +0.91

$7.01
0-11 Laguna Palms Office Park,

9370 West Stockton Blvd.;
APN: 116-0860-010

9/95 MP 1.126 ac. $289,000
Bonds   $  42,000

$331,000

$5.89
Bonds  +0.86

$6.75

HISTORIC OFFICE LAND COMPARABLES

O-12 12100 Tributary Point Drive,
Rancho Cordova;
APN: 069-0650-014

5/98 SC 2.90 $689,339 $5.46

O-13 12150 Tributary Point Drive,
Rancho Cordova;
APN: 069-0650-012,013

1/98 SC 5.752 $1,367,000 $5.46

O-14 Gold Canal Drive, South of Sun
Center Drive, Rancho Cordova;
APN: 072-0480-024

11/97 MP 2.05 $268,000
Bonds    $ 37,505

$305,505

$3.00
Bonds  +0.42

$3.42
0
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OFFICE LAND SALES SUMMARY

O-15 Eureka Centre, Phase II,
Northeast quadrant of Eureka
Road and Douglas Blvd.,
Roseville;
APN: 459-010-008

7/97 BP 2.4 $523,000
Bonds  $204,906

$727,906

$5.00
Bonds  +1.96

$6.96

O-16 Johnson Ranch Office Site,
1741 East Roseville Parkway,
Roseville;
APN: 048-160-045

11/96 BP 1.5 $235,000
Bonds   $  30,000

$265,000

$3.60
Bonds  +0.46

$4.06

O-17 Eureka Centre, Phase I,
1663 and 1677 Eureka Road,
Roseville;
APN: 459-010-009

10/96 BP 1.56 $374,000
Bonds   $133,190

$507,190

$5.50
Bonds  +1.96

$7.46

O-18 N. Market Blvd., W. of Vista
Park,
Sacramento;
APN: 225-0941-001

8/97 MP 19.4 $1,750,850
Rezone   $59,150

$1,810,000

$2.07
Rezone  $0.07

$2.14

O-19 Confidential 4/97 OB-PUD 10.90 $2,988,000 $6.30

O-20 East side of Capital Center Drive,
north of International Drive,
Rancho Cordova;
072-0690-035 & 040

2/95 MP 8.96 $1,658,395
Bonds   233,605

$1,892,000

$4.85

O-21 Northwest quadrant of Garden
Highway and Gateway Oaks
Drive, Sacramento; 274-0320-069

12/94 OB 33.735 $4,400,000
Bonds  $1,200,000

$5,600,000

$3.81

O-22 SWC of National Drive and Vista
Park Court, Sacramento;
225-0944-060

2/94 MP 9.00 $1,144,756
Bonds   $  11,761

$1,156,517

$2.95

O-23 South of Bond Road, West of
Highway 99, Laguna
116-0860-006 (portion), 007, 008

1/94 MP 1.70 $444,558
Bonds  $  63,685

$508,243

$6.00
Bonds  +0.86

$6.86
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Roseville, Douglas Boulevard Corridor, Comparable Sales O-1 and O-2.

These two comparables are located along the Douglas Boulevard corridor area of the city of
Roseville, located in the southwesterly portion of Placer County, approximately 16 miles
northeast of the city of Sacramento's central business district.  The Douglas Boulevard corridor
in recent years has become the region's fastest growing area of commercial as well as residential
development.  These two comparables are excellent indicators the value of office land in a fast
growing and well-established commercial area.  The sales prices of $11.42 to $12.55 per square
foot are indicative of values in established and growing markets.

Roseville/Rocklin, Eureka Road, east Douglas Boulevard, and Highway 65/Stanford
Ranch Road (Comparable Sales O-3, O-4 & O-5).  The Roseville and Rocklin areas with
their recent extensive growth of commercial development, have become destination locales for
employment in major commercial and industrial segments. The three land sales, Comparable O-
3, O-4 and O-5 are situated in areas of growing office property development. The sales prices
for these three comparable sales range from $5.18 to $6.80 per square foot.

North Natomas Area, Comparable O-6.  This comparable is situated in the southern portion
of the North Natomas neighborhood, and represents a sale of property which is similar in many
respects to the office properties in North Natomas. This parcel has good freeway visibility along
Interstate 80 as well as Interstate 5.  It is situated at the juncture of both freeways.  The sales
price was $6.52 per square foot.

Laguna Palms Office Park, Comparables O-7, O-8, O-9, O-10 & O-11. The Laguna
neighborhood of Elk Grove was originally developed in the mid-1980's and is nearing build-out
of the residentially-zoned land.  The largest land use remaining to be developed is the MP land
located in the eastern periphery of Laguna.

These comparables are part of a 13.784 acre office park located between West Stockton
Boulevard and Laguna Springs Drive on either side of Laguna Palms Way in the Laguna
neighborhood of the Elk Grove submarket of Sacramento County, California.  The property is
comprised of sixteen individual lots ranging in size from 0.469 acres to 1.300 acres.  The sales
prices range from $5.72 to $7.01 per square foot.

Office Land Sales Summary

The range of value indicated for the eight office land sales occurring since May 1998
(comparables O-1 through O-8) is $5.18 to $12.55 per square foot.  These eight sales comprise a
total of 976,092 square feet with a weighted average sales price of $6.83 per square foot.

Retail Commercial Land.  The locations of retail commercial comparable land sales are shown
on a map on the next page, and described thereafter.
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RETAIL COMMERCIAL LAND SALE SUMMARY

NO. LOCATION
SALE
DATE ZONING

SIZE
(ACRES)

SALE
PRICE

PRICE
PER SF

RC-1 250 Harding Boulevard,
Roseville
APN: 013-212-044 (por.)

7/99 PD 246 2.744 $1,165,500
Bonds:            -0-

$1,165,500

$9.75
Bonds:       -0-

$9.75
RC-2 Southwest corner of Northgate

Boulevard and San Juan Road,
Sacramento
APN: 250-0010-087

3/99 SC 0.385 $204,000
Bonds:            -0-

$204,000

$12.16
Bonds:       -0-

$12.16

RC-3 Southwest corner of Laguna Grove
Drive and West Stockton
Boulevard,
Elk Grove
APN: 132-0410-023

11/98 AC 4.89 $1,896,000
Bonds:            -0-

$1,896,000

$8.90
Bonds:       -0-

$8.90

RC-4 Southwest corner of Elk Grove
Boulevard and Auto Center Drive,
Elk Grove
APN: 132-0410-019

9/98 LC 1.49 $970,000
Bonds: $174,500

$1,144,500

$14.92
Bonds:  $2.68

$17.60

RC-5 West side of Truxel Road, south of
Gateway Park Boulevard,
Sacramento
APN: 225-1040-023

8/98 HC U 1.033 $750,000
Bonds:   $27,941

$777,941

$16.67
Bonds:  $0.62

$17.29

RC-6 West El Camino Avenue, east of
Gateway Oaks Drive,
Sacramento
APN: 225-1010-012

3/98 C2 0.835 $375,000
Bonds:     $9,800

$384,800

$10.31
Bonds:  $0.27

$10.58

RC-7 3800 Northgate Boulevard,
Sacramento
APN: 250-0010-099

3/98 HC 0.864 $526,918
Bonds:           -0-

$526,918

$14.00
Bonds:       -0-

$14.00
HISTORICAL RETAIL COMMERCIAL LAND SALES

RC-8 SW Eureka Road, West of Rocky
Ridge Drive, Roseville
APN: 048-450-067

2/98 C3PD 17.4 $6,000,000
Bonds: $756,738

$6,756,738

$7.92
Bonds:  $1.00

$8.92
RC-9 821 Jefferson Boulevard,

West Sacramento
APN: 067-310-12-1,13-1

10/97 C2 1.7 $760,000 $10.42

RC-10 Foothills Boulevard., North of
Baseline Road, Roseville
APN: 017-290-023

9/97 CC 1.2 $452,153
Bonds:   $83,635

$535,788

$8.65
Bonds:  $1.60

$10.25
RC-11 12171 Tributary Lane,

Rancho Cordova
APN:  069-0650-011

12/97 SC 1.6 $543,000
Bonds:  $142,180

$685,180

$7.64
Bonds: $2.00

$9.64
RC-12 North Sunrise Avenue, North of

Lead Hill Boulevard, Roseville
048-450-040

8/97 PCD 3.8 $1,660,000
Bonds: $206,910

$1,866,910

$10.03
Bonds:  $1.25

$11.28
RC-13 Harding Boulevard, North of

Douglas Boulevard, Roseville
013-212-018

10/97 C2 3.2 $970,000 $6.96

RC-14 Southeast corner of Foothills
Boulevard and Main Avenue,
Roseville
012-010-043

5/98 C-2 7.300 $2,000,000 $6.29
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HISTORICAL RETAIL COMMERCIAL LAND SALES

RC-15 Northwest corner of Foothills
Boulevard and Pleasant Grove
Boulevard, Roseville
477-080-005

5/97 CC 10.600
$900,000

Bonds  $738,775
$1,638,775

$1.95
Bonds $1.60

$3.55

RC-16 Northeast corner of Elk Grove
Boulevard and Laguna Springs
Drive, Elk Grove
116-0070-041

10/96 LC 3.550 $655,000
Bonds      $85,667

$740,667

$4.24
Bonds  $0.55
Total $4.79

RC-17 Northeast quadrant of Interstate
80 and Horseshoe Bar Road,
Loomis
043-100-0031, 032, 033, 034

1/96 SC 7.719 $2,275,000 $6.77

RC-18 Northeast corner of Laguna
Boulevard and Bruceville Road,
Elk Grove
116-0012-024, 027 (portion of)

10/95 SC 6.410 $1,814,927
Bonds: $153,572

$1,968,499

$6.50
Bonds:  $0.55

$7.05

Retail Commercial Land Sales Summary

The retail commercial comparable land sales above represent sales transactions of land being
utilized for neighborhood and convenience commercial uses, transit and highway commercial
uses and other retail commercial land uses in the Roseville, Natomas and Laguna areas.
Historical land sales for other areas within the region are also presented in the above table.

The following table summarizes the retail land comparables’ attributes:

QUALITATIVE ADJUSTMENTS TO THE RETAIL LAND COMPARABLES

Item RC-1 RC-2 RC-3 RC-4 RC-5 RC-6 RC-7

Offsites All All All All All All All

Size 2.744 0.385 4.89 1.49 1.033 0.835 0.864

Shape Rectangle-L
Shape

Rectangle Slt.
Rectangle

Slt.
Rectangle

Rectangle Rectangle Rectangle

Frontage 2-Streets 2-Streets 1-Street
Freeway

1-Street 1-Street 1-Street 1-Street

Topography Level Level Level Level Level Level Level

Location Average Average Superior Superior Average Average Average

Use Restaurant Auto Parts Auto
Sales

Gas Station Restaurant Carl's Jr.
Restaurant

IHOP
Restaurant

Exposure
(Freeway)

None None Yes Yes Yes Yes Yes

$/SF $9.75 $12.16 $8.90 $17.60 $17.29 $10.58 $14.00
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Summary of Value Indications for Retail Commercial Land

The range of value indicated for the seven retail commercial land sales occurring since March
1998 (comparables RC-1 through RC-7) is $8.90 to $17.60 per square foot.  These seven sales
comprise a total of 533,218 square feet with a weighted average sales price of $11.44 per square
foot.

Summary of Office and Commercial Land Value Indications.

The office land and retail commercial land sale comparables from 1998 to 1999 are comprised of
15 sales totaling 1,509,310 square feet with a combined sales prices totaling $12,768,436.  The
weighted average sales price is $8.46 per square foot.  The concluded value for office and
commercial land within the subject area, for properties with all off-site improvements available
is $8.50 per square foot.  Offsite and developer backbone costs must be adjusted in relation to the
different levels of development.  The following table outlines the infrastructure adjustment for
the “Developed”, “Developing”, and “Undeveloped” commercial land.

COMMERCIAL AND OFFICE LAND VALUE

Fee Simple Infrastructure Fee Value,
(Rounded)

Fully Improved (“Developed”) $8.50 $0 $8.50

Partially Improved (“Developing”) $8.50 -$1.00 $7.50

Unimproved (“Undeveloped”) $8.50 -$1.54 $7.00

The additional adjustment for offsite improvements takes into account curb, gutter and sidewalk
since the concluded value represents the effects of payment for offsite improvements.

Summary of all Retail Land Value Indications

The tables below summarizes the concluded base land values for the different land uses.
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Low Density Residential Land Values --

RESIDENTIAL BASE VALUES

Lot Size Undeveloped Developing Developed
4,700 SF - 5,200 SF

(5,000 Aver. SF)
$19,750

($3.95 per SF)
$20,000

($4.00 per SF)
$34,000

($6.80 per SF)
5,300 SF - 5,700 SF

(5,500 Aver. SF)
$23,750

($4.32 per SF)
$24,000

($4.36 per SF)
$39,500

($7.18 per SF)
5,800 -  6,900 SF
(6,300 Aver. SF)

$29,750
($4.72 per SF)

$30,000
($4.76 per SF)

$48,000
($7.62 per SF)

CONCLUDED
AVER. VALUE $4.33 per SF $4.37 per SF $7.20 per SF

Other Land Use Base Values --

Other Base Land Values
Category Base Value Per Square Foot

High Density Residential Developed:
Developing:
Undeveloped:

$3.00
$2.00
$2.00

Industrial Developed:
Developing:
Undeveloped:

$3.60
$2.60
$2.05

Commercial and Office Developed:
Developing:
Undeveloped:

$8.50
$7.50
$7.00

Rural Residential $0.80
Agricultural / Parks & Open Space $0.04

The above values are applied to the appraised areas comprising the subject sewer project sites in
accordance with the various projected land uses found within each of these areas.  The following
table summarizes the estimated right of way costs for each individual project site.  A detail table
showing the projected land uses for each of the project sites is located in the addenda.

The summary and detail tables use acronyms for each of the value scenarios.  The examples
below are further defined.  The cost estimate is 10% of the fee value times the duration on an
annual basis.  TCE stands for a temporary construction easement.  PRW is permanent right of
way and represents a permanent easement value, or 95% of the fee simple value.  Fee Interest
represents the fee simple interest of land and its corresponding value basis.

The calculation for the estimated “TOTAL Fee Interest + TCE” is:
      “Fee Interest” plus “TCE”.

The calculation for the estimated “TOTAL Perm. Easement + TCE” is:
      “Perm. Easement” plus “TCE”.
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PE%= 95% of Fee
TCE%= 10% of Fee per Yr.

ESTIMATED  RIGHT-OF-WAY  COSTS
Project

ID
Project Name PRW

Sq.Ft.
TCE

Sq.Ft.
Time

Period
Fee

Interest
Perm.

Easement
(PRW)

TCE TOTAL
Fee Interest

+TCE

TOTAL
Perm. Easement

+TCE
BR-6A Bradshaw Interceptor Section 6A 1,026,375 1,279,250 1/00

-6/03
$41,055 $39,002 $15,351 $56,406 $54,353

BR-6B Bradshaw Interceptor Section 6B
and Jackson Connector

0 178,821 1/00
-3/04

$0 $0 $12,501 $12,501 $12,501

BR-6BS Bradshaw Interceptor Section 6B
Stub

444,860 392,080 1/21
-7/23

$17,794 $16,905 $3,921 $21,715 $20,825

BR-7 Bradshaw Interceptor Section 7 154,224 683,040 1/01
-11/04

$470,539 $447,012 $521,175 $991,714 $968,187

BR-8 Bradshaw Interceptor Section 8 131,400 121,956 1/01
-1/05

$401,820 $381,729 $131,712 $533,532 $513,441

SR-1 Sunrise Interceptor Section 1 80,946 115,796 12/02
-12/06

$528,151 $501,744 $100,071 $628,222 $601,815

SR-2 Sunrise Interceptor Section 2 35,560 102,168 12/02
-12/06

$302,260 $287,147 $201,660 $503,920 $488,807

FE-1B Folsom East Interceptor Section 1B 0 84,000 6/00
-12/02

$0 $0 $75,600 $75,600 $75,600

FE-3PS Folsom East Interceptor Section 3
Pump Station

100,000 25,000 1/00
-11/02

$205,000 $194,750 $14,948 $219,948 $209,698

UNW-1 Upper Northwest Interceptor
Section 1

707,200 0 1/03
-1/07

$28,288 $26,874 $0 $28,288 $26,874

UNW-2 Upper Northwest Interceptor
Section 2

639,120 0 12/04
-6/09

$25,565 $24,287 $0 $25,565 $24,287

UNW-3 Upper Northwest Interceptor
Section 3

0 220,644 12/04
-6/09

$0 $0 $2,648 $2,648 $2,648

UNW-4 Upper Northwest Interceptor
Section 4

84,425 191,875 4/07
-10/09

$353,672 $335,988 $200,950 $554,622 $536,938

UNW-5 Upper Northwest Interceptor
Section 5

0 307,800 12/01
-1/05

$0 $0 $160,272 $160,272 $160,272

UNW-7 Upper Northwest Interceptor
Section 7

148,860 139,840 6/01
-4/05

$1,050,512 $997,986 $314,794 $1,365,306 $1,312,780

UNW-8 Van Maren Pump Station 40,000 40,000 6/01
-4/05

$288,000 $273,600 $86,400 $374,400 $360,000

UNW-9 Upper Northwest Interceptor
Section 9

8,904 281,256 1/07
-7/09

$64,109 $60,903 $627,481 $691,590 $688,384

LNW-1 Lower Northwest Interceptor
Section 1

1,236,273 0 4/02
-2/06

$4,820,244 $4,579,232 $0 $4,820,244 $4,579,232

LNW-2 Lower Northwest Interceptor
Section 2

2,870,538 0 7/02
-6/06

$3,449,592 $3,277,112 $0 $3,449,592 $3,277,112

LNW-3 Lower Northwest Interceptor
Section 3

2,407,661 502,900 10/02
-1/07

$4,990,660 $4,741,127 $370,994 $5,361,655 $5,112,122

LNW-4 Natomas Pump Station Expansion 100,000 25,000 10/00
-1/04

$4,000 $3,800 $300 $4,300 $4,100

SO-1 South Interceptor Section 1 160,170 207,940 5/07
-11/09

$1,153,224 $1,095,563 $374,292 $1,527,516 $1,469,855

SO-2 South Interceptor Section 2 457,824 0 10/07
-10/11

$3,066,489 $2,913,164 $0 $3,066,489 $2,913,164

SO-3 South Interceptor Section 3 326,040 476,784 6/10
-12/12

$1,879,621 $1,785,640 $687,165 $2,566,786 $2,472,805

SO-4 South Interceptor Pump Station 100,000 25,000 10/07
-10/11

$433,000 $411,350 $32,475 $465,475 $443,825
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PE%= 95% of Fee
TCE%= 10% of Fee per Yr.

ESTIMATED  RIGHT-OF-WAY  COSTS
LC-1 Laguna Creek Interceptor Section 1 638,996 0 9/09

-3/12
$2,084,575 $1,980,347 $0 $2,084,575 $1,980,347

LC-2 Laguna Creek Interceptor Section 2 1,366,256 0 3/12
-2/16

$4,422,233 $4,201,121 $0 $4,422,233 $4,201,121

LC-3 Laguna Creek Interceptor Section 3 1,748,960 14,000 2/16
-1/20

$4,203,352 $3,993,184 $18,354 $4,221,706 $4,011,538

LC-4 Laguna Creek Interceptor Section 4 1,446,964 1,809,092 1/20
-12/23

$57,879 $54,985 $21,709 $79,588 $76,694

LC-5 Laguna Creek Interceptor Section 5 372,480 446,976 1/22
-7/24

$14,899 $14,154 $4,470 $19,369 $18,624

DC-1 Deer Creek Interceptor Section 1 379,690 476,100 1/20
-7/23

$401,828 $381,736 $272,495 $674,322 $654,231

DC-2 Deer Creek Interceptor Section 2 1,452,702 1,847,610 7/23
-1/27

$340,078 $323,074 $131,900 $471,978 $454,974

DC-3 Deer Creek Interceptor Section 3 1,953,504 2,330,335 2/27
-8/30

$78,140 $74,233 $27,964 $106,104 $102,197

DC-4 Deer Creek Interceptor Section 4 448,000 408,000 8/30
-2/33

$17,920 $17,024 $4,080 $22,000 $21,104

MA-1 Mather Interceptor Section 1 1,164,440 2,425,880 7/11
-1/15

$2,776,112 $2,637,306 $1,807,995 $4,584,107 $4,445,301

AJ-1 Aerojet 1 394,592 796,090 7/13
-1/16

$15,784 $14,994 $7,961 $23,745 $22,955

AJ-2 Aerojet 2 634,977 34,146 1/16
-7/18

$2,285,917 $2,171,621 $30,731 $2,316,649 $2,202,353

AJ-2S Aerojet 2 Stub 415,989 0 1/16
-7/18

$1,497,560 $1,422,682 $0 $1,497,560 $1,422,682

AJ-3 Aerojet 3 416,367 370,104 9/20
-3/23

$1,498,921 $1,423,975 $333,094 $1,832,015 $1,757,069

AJ-3S Aerojet 3 Stub 270,732 0 4/23
-10/25

$974,635 $925,903 $0 $974,635 $925,903

AJ-4 Aerojet 4 0 201,732 7/29
-6/33

$0 $0 $2,421 $2,421 $2,421

RL-1 Rio Linda Interceptor Section 1 940,240 0 2/23
-8/25

$37,610 $35,729 $0 $37,610 $35,729

FS-1 South Folsom PS & FM 138,000 0 1/20
-7/22

$496,800 $471,960 $0 $496,800 $471,960

25,443,26
9

16,561,21
5

$44,777,83
8

$42,538,94
6

$6,597,883 $51,375,721 $49,136,829
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VI.  FINAL RIGHT OF WAY ESTIMATE AND SUMMARY

The estimated right of way, for either fee or permanent easement as well as temporary easement
is summarized below.

Right of Way
Estimate

Temporary
Construction

Easement
Total

Permanent
Easement

$42,538,946 $6,597,883 $49,136,829

Fee Interest $44,777,838 $6,597,883 $51,375,721

SRCSD is preparing to sell tax exempt bonds to fund capital improvements.  The cost estimate
will be included in the recommended Capital Improvement Program.  This concludes the report.



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140
BENDER ROSENTHAL

ADDENDA



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140 1
BENDER ROSENTHAL

ADDENDUM  A
GREATER SACRAMENTO REGIONAL DATA STUDY

The Sacramento-Yolo Consolidated Metropolitan Statistical Area (CMSA), consisting of El
Dorado, Placer, Sacramento, and Yolo counties1, is located at the confluence of two major rivers,
the Sacramento and the American, at the northern end of California's great inland Sacramento-
San Joaquin Valley, often called the Central Valley.  The community's area of influence extends
from the Coastal Mountains to the west, across the Sacramento Valley, and up through the
foothills of the Sierra Nevada Mountains to the east.  The area is strategically located adjacent to
productive agricultural areas on the north and south, recreational mountain areas on the east, and
not far from the metropolitan San Francisco Bay Area 85 miles to the southwest.  Also, it is
centrally located with respect to the Mexican and Canadian borders.  The largest city in the
region, Sacramento, is the state capital and the cultural, communications, financial, employment,
and transportation hub of the Sacramento Valley and adjacent mountain county regions.

Past Growth and Trends

The local presence of the seat of state government and its stable employment base
notwithstanding, Sacramento has experienced cyclical growth in the past.  During the mid and
late 1980s, a robust time for Sacramento, there was a substantial shift in population growth and
economic development away from the coastal areas of California to the inland valleys, and to
cities like Sacramento.  This trend was attributed in part to the following factors:

⊄ Businesses were attracted to the lower land costs and abundant, low cost office space found
in inland valley cities and their suburbs.

⊄ Workers from the coastal areas were looking to the inland valleys, and especially the Central
Valley, for affordable housing and moderate commutes.

⊄ The inland valley metropolitan areas had less known pollution and significantly less vehicle
traffic.

⊄  The 1989 Loma Prieta earthquake, which caused widespread damage in the San Francisco
area, prompted many companies to consider locating at least some of their facilities to lower
earthquake risk areas, and nearby Sacramento was in that category.  First Nationwide Bank
(later taken over by another bank) and Franklin Funds, a mutual fund management company,
relocated most of their "back office" operations from the San Francisco area to Sacramento.
This trend was reinforced as a result of the 1993 Los Angeles earthquake, when Packard Bell
moved its assembly operations to Sacramento from its Los Angeles area location.2

                                                          
1 Yolo County, including the communities of West Sacramento and Davis, often is not included in statistical
summaries compiled by California state agencies, even though it is definitely part of the metropolitan area.
2 Unfortunately, Packard Bell, later NEC-Packard Bell, fell upon hard times, and no longer is an employer in the
Sacramento area.
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⊄ Sacramento possessed excellent multi-modal transportation facilities.  The area is served by
U.S. Highway 50 and Interstate 80 - east-west highways, State Highway 99 and Interstate 5 -
north-south highways; the Port of Sacramento; freight and passenger rail systems; and the
Sacramento Metropolitan and Executive airports.

⊄ The size of state government increased greatly, and Sacramento was the greatest single city
benefactor of that growth, given its role as state capital.

⊄ The work force was well educated and wages were low, especially for office workers,
compared to Los Angeles and San Francisco.

⊄ Several new roadways were constructed to serve the area, such as the Highway 65 Bypass in
the Roseville area that opened up South Placer County industrial areas to major corporations
like Hewlett-Packard and NEC.

Many of these past attractive factors are still true today, and the area is again experiencing strong
economic growth as business operations and people leave the expensive San Francisco/Silicon
Valley area in search of cheaper housing and less crowded conditions.  The local recession of the
early 1990s has been over for some time, and the Sacramento is again enjoying the growth
portion of what appears to be about a 10- to 12-year economic cycle.  Additional influences are
described in the paragraphs that follow.

Transportation Facilities

As previously mentioned, the Sacramento Metropolitan Area has an excellent transportation
network, making it a desirable area for distribution facilities; these transportation attributes
contributed to Apple Computer's 1992 decision to move a major portion of their distribution
activities to a new facility in the Laguna area of Sacramento, where they had planned to employ
1,750 workers.  In 1994 they added a 200,000 square foot, $80 million facility at this location,
but Apple's fortunes languished, and then improved after release of their latest computer.
Currently, they are employing about 750 persons at their Laguna West plant.

There are four major highways converging near Sacramento's Central Business District (CBD):
Interstate 80 and U.S. Highway 50, which are east-west freeways, and Interstate 5 and State
Highway 99, which run in a north-south direction.  These are all major trucking routes and they
offer access to all areas of the West Coast, as well as to major metropolitan areas throughout the
United States. There are few cities in the United States that enjoy being at the crossroads of a
north-south and an east-west interstate highway.

The local thoroughfare and freeway system, however, lacks the “ring” roads found in many other
cities of similar size, and is throttled by a lack of bridges crossing the American River, which
more or less bifurcates the metropolitan area from east to west.  The major routes into and out of
the city are often choked with traffic during commuting hours.  Highway 50, incoming from the
far-eastern suburbs, is often congested, as is the Interstate 80 route incoming from the northeast.
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New, close-in developments, such as North Natomas, should become increasingly attractive as
this traffic load continues to increase.
Sacramento is crisscrossed by the north/south and east/west main lines of the Union Pacific
Railroad.  As a result of the merger of Union Pacific and Southern Pacific in September 1996,
Sacramento now has access to Burlington Northern Santa Fe Railway, giving the city service by
both major Western railroads.  Union Pacific’s major freight classification facility for northern
California, Nevada, and Oregon will remain in Roseville, California, and it has undergone a $140
million upgrade to handle an additional volume of traffic.  Intermodal traffic for the Sacramento
region will continue to be handled at Roseville and Lathrop, California.  Amtrak currently runs
three round-trip trains a day between Sacramento and the San Francisco Bay area.

There are three airports serving the area.  The primary facility, Sacramento International Airport,
provides air freight and passenger service to most American cities.  International Airport is
currently serving about 700,000 passengers per month, up from an average of about 300,000 per
month in late 1990.   A new, 12 gate terminal opened in late 1998, and a five story, $55 million
parking garage is planned for construction this year or next.  Currently there is only one bus line
(Yolo bus) and no public ground transportation systems serving the airport, and parking is
difficult.

Airport officials previously envisioned Sacramento International Airport as a cargo hub, with
freight activity expected to increase significantly.  However, the closed Mather Air Force Base, a
1,791-acre facility, is emerging as the major cargo airport.  A third facility, Sacramento
Executive Airport, handles primarily business and private aircraft.

The Port of Sacramento is a deep-water shipping facility in Yolo County located at the western
edges of the city of Sacramento.  Its reputation as an efficient bulk cargo seaport is further
enhanced by its designation as a foreign trade zone.  Historically there have been significant
exports of farm crops and forest products from this port.  The port handles about 1.3 million tons
of cargo annually.  Over the last 10 years, however, revenues have been declining, and the future
viability of the port operation is uncertain. The port has 310,000 square feet of covered storage
for cargo operations, five berths and a Union Pacific rail terminal area.

Local bus service is provided by Regional Transit.  In addition, an 18.3-mile light rail system
interconnects with the existing Regional Transit bus service.  The light rail system connects
Sacramento's Central Business District with established and heavily built-up residential suburbs
to the northeast and east, using tracks located adjacent to the Interstate Business 80 and U.S.
Highway 50 corridors.  A southern leg from the central city to Meadowview Road is planned for
the system, with construction expected to begin in 1999, with completion by 2002.  A northern
leg, with service, ultimately, to the airport is planned, but there is no timetable for it at present.

Inter-city bus transportation is provided by Greyhound, with terminals in Sacramento, suburban
Sacramento, and Roseville.  The Sacramento terminal is Greyhound's second busiest on the west
coast, operating more than 100 scheduled runs a day and transporting about 70,000 riders per
month.
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Future Transportation Needs.   The region's 46% population growth that is projected to occur
between 2000 and  2022 will lead to significantly increased traffic congestion.  To deal with this
problem, a 20-year Metropolitan Transportation Plan was adopted by the Sacramento Area
Council of Governments (SACOG) in 1996.  The plan contains proposals for regional
transportation strategies and also describes local improvements that are planned by the individual
cities and counties of the region, the implementation of which could at least partially alleviate
expected problems.  Unfortunately, many of these projects are unfunded, to a total of about $1.9
billion.  Area growth and development might proceed at a slower pace if these projects are not
funded.  Exhibits on the next two pages show the nature and location of many of the planned
transportation improvements.
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Educational Facilities

Two major public universities are located in the area: the University of California at Davis, the
third largest campus in the University of California system (and largest in terms of physical
campus area), with 24,000 students; and California State University, Sacramento, with more than
23,000 students.  Both of these institutions offer undergraduate and graduate degree programs.
U.C. Davis expects to add 3,000 students over the next decade, which will make its size
equivalent to the present size of U.C. Berkeley.  Private universities include the University of
Pacific McGeorge School of Law, the 18th largest accredited law school in the country.  Several
other institutions, such as Golden Gate University, National University, and the University of
Southern California have various under-graduate and graduate programs aimed at working
students.  General education and technical training are available at four community colleges
serving the area.

The primary and secondary school systems within the city of Sacramento have been suffering
from significant budget constraints.  Suburban schools, however, especially in the Roseville and
Rocklin areas, have new facilities paid for with Mello Roos bond proceeds, developer fees, etc.
There will be a similar School Facilities Fee levied in the newly developing North Natomas area.
Most of the local school districts are considered to be delivering an adequate level of education,
but SAT scores for the region, for instance, are typically no more than average, compared to the
state as a whole.

Retail Facilities

Most experts on retail marketing suggest that the typical community can support about 19 to 21
square feet of retail space in planned, multi-tenant centers per capita. Based on the four county
area’s current population of 1,686,000, a total retail space inventory of 32,000,000 to 35,400,000
square feet appears to be appropriate.  The table below shows that the current inventory is about
33,300,000 square feet, and so the market appears to be in balance.
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SACRAMENTO REGIONAL RETAIL DEVELOPMENT
RETAIL CENTERS DISTRIBUTION

Location Centers
Floor Space

(sq. ft)

City of Sacramento
City of Citrus Heights
City of Folsom
Rest of Sacramento County

45
15
13

118

5,014,688++
2,581,101++
1,182,985++

12,956,634++

15% of Region

Total:  Sacramento County 191 21,735,372++ 73% of Region

City of Roseville
City of Rocklin
City of Auburn
Rest of Placer County

18
6
7

  6

3,072,298++
668,355++
950,232++

  4 14,560++

Total:  Placer County 37 5,105,445++ 17% of Region

City of Davis
City of Woodland
Rest of Yolo County

9
11
  5

581,386++
1,029,438++
   265,700++

Total:  Yolo County 25 1,876,524++ 6% of Region

City of Placerville
Rest of El Dorado County
(not including South Lake Tahoe)

3

  8

494,380++

545,635++

Total:  Western El Dorado County 11 990,014++ 3% of Region

Total of Centers 264 29,707,355++ 100% of Region

Data Found for All Locations in the
Region

284 33,300,000±

Note:  This table includes all centers, of all sizes, listed in an annually updated
commercial directory, including regional malls, power centers, and community and
neighborhood shopping centers.
Independent properties and multiple owner strip commercial spaces are not recorded and
may be an additional 35% of retail space in inventory

Source:  1999 Shopping Center Directory, and Economics Research Associates.
               Economics Research Associates
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During the late 1980s and early 1990s, more than eighty shopping centers were constructed.
Demand for space from regional and national chain tenants was strong due to the area's rapid
growth.  Wal-Mart entered the market and now has four stores in the area, with one more
announced.  The area is served by eight regional shopping centers. The largest of the existing
centers, Sunrise Mall, contains 1.19 million square feet.  The second largest, Arden Fair Mall,
contains 1.1 million square feet of space, and includes the region's first Nordstrom department
store, as well as J. C. Penney, Sears and Macy's.  A downtown mall, called Downtown Plaza,
was renovated and enlarged in the early 1990s and is now almost as large as Arden Fair.  All
major retailers are represented in the area. The long-planned Galleria Mall in Roseville is now
under construction and an opening is planned to open in October, 2000. Major tenants there are
Penney’s, Macy’s, Nordstrom, and Sears, plus an additional 140 stores. Also, a larger power
center, Natomas Marketplace (60 acres, 494,000 square feet), located at Truxel and I-80, was
completed in 1998.

All of the major planned and under-construction retail facilities are summarized in the following
chart.
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Planned, Proposed and Under-Construction Regional Shopping Centers
Revised 11/16/99

Name Location Total GLA Status

Roseville Galleria Roseville 1,100,000 Opening 9/2000

Creekside Town Center Roseville 390,000 Approved,
Opening in 10/2000

The Plaza @ Douglas Roseville 133,000 Opening 4/2000

OPUS Power Center Folsom 477,000 Home deport Built
(125,000) remaining UC

Broadstone Regional Mall Folsom 1,100,000¹ Forest City Development indicated
project is on hold

Lent Ranch Regional Mall Elk Grove 1,100,000 Seeking entitlements

Plesko North Natomas 250,000 Will be sent to planning
commission in 11/99

Lewis Group North Natomas 350,000±² Will need to file PUD
with City

Lennar/Donohue Schriber North Natomas 412,300±³ Will file application for PUD
approval

OSE Properties/El Centro Crossing North Natomas 456,700 Entitlement change request filed
7/1999

Fong Ranch/OPUS North Natomas 680,0004 Proposed development

Westfield Plaza Downtown 568,200+ Expansion east along
K & S to Lot A

Mills Proposal UP Railyards
(Downtown)

624,000-
700,000

No application filed yet requires
rezone, redevelopment plan

amendment

Total 6,542,200±

2,100,000± Under Construction

4,442,200± Planned and Proposed

SUMMARY:
Downtown
North Natomas
Roseville
Elk Grove (County

(2)  1,193,200 - 1,278,200 ±
(5)  2,149,000 ±
(3)  1,623,000 ±
(1)  1,100,000 ±

Notes:
(1) this proposed development is not included in the totals
(2) Lewis indicates it may build a first phase of 90,000 SF in 9 acres
(3) Lennar/Donohue-Schriber indicate that a first phase may be 95,000 SF on 10 acres
(4) A hotel is also proposed in the concept; only the retail floor area is shown here

UC = Under Contract
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This addition of retail space would accommodate a population increase of approximately
350,000 persons.  Given the current level of development in the metropolitan area, this may not
be unreasonable.

Local Buying Power

The average household effective buying income (EBI) for several California metropolitan areas
is shown in the chart below.  The Sacramento area average EBI is below the average for the State
of California as a whole, and is significantly below that of some of the major metropolitan areas.
We suspect that new retail developments in the affluent portions of the Sacramento area may be
successful, but the modest EBI level suggests that there are many people with very low EBIs,
and new retail trade attempts in the modest neighborhoods are less likely to meet with success.

EFFECTIVE BUYING INCOME, SOME CALIFORNIA METRO AREAS
Current (1998) and Projected (2003)

Metro Area
Average Household EBI,

1998
Average Household EBI, 2003

San Jose $67,890 $82,000

San Francisco $61,131 $72,160

Orange County $54,839 $58,346

Oakland $53,930 $61,645

All California $47,771 $52,820

Vallejo-Fairfield-Napa $47,300 $52,841

Los Angeles/Long Beach $46,209 $49,450

Sacramento-Yolo CSA $44,026 $49,712

Stockton-Lodi $40,822 $45,334

Modesto $38,629 $41,166

Fresno $35,890 $38,799

Yuba City $32,747 $35,217

Chico-Paradise $31,998 $34,903

Source: Sales and Marketing Management, 1999 Survey of Buying Power

Sacramento's median household effective buying income compared to some other U.S. cities is
shown in the following chart.  Sacramento is about at the national median, but trails several other
regional cities.
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MEDIAN HOUSEHOLD EBI
(1999 Survey of Buying Power)

Compared to
Sacramento's

(times)
Metro ($) Rank

San Francisco-Oakland-San Jose 46,927 3 1.38

Seattle - Tacoma 42,982 11 1.26

Monterey-Salinas 41,069 12 1.20

Minneapolis - St. Paul 39,305 18 1.15

Reno 37,981 22 1.11

Portland 36,765 45 1.08

Austin 36,532 37 1.06

Los Angeles 36,370 39 1.07

San Diego 36,296 40 1.06

Madison, Wisconsin 36,242 41 1.06

Salt Lake City - Ogden 36,043 43 1.06

U. S. Median 35,377 1.04

Sacramento-Stockton-Modesto 34,104 60 1.00

Phoenix - Mesa 31,384 97 .92

Yolo 30,112 202 .88

Fresno-Visalia 26,830 172 .79

Chico - Redding 24,265 202 .71

Recreational Amenities

The greater Sacramento area has many natural recreational opportunities, and a moderate year-
round climate.  Locally, the American and Sacramento rivers, the Sacramento River delta, and
Folsom Lake offer a variety of water-oriented activities.  The extended community has 22 golf
courses and a 50-mile bicycle/pedestrian/equestrian trail along the American River.  The Sierra
Nevada Mountains to the east offer excellent skiing, and adjacent Lake Tahoe offers additional
aquatic activities.  The well-known wine-producing valleys of Napa and Sonoma are about
90 minutes from Sacramento, and the San Francisco Bay area can be reached easily by Interstate
80.
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Sports Attractions

The best known local professional sports team is the Sacramento Kings of the National
Basketball Association.  The Kings play at the 17,000-seat Arco Arena, in North Natomas.
Other professional teams have experimented in the area, with generally unsatisfactory results.  A
local group purchased a Canadian Football League franchise that played its 1993 and 1994
seasons in Sacramento.  However, the owners suffered major losses and the team has since been
disbanded.  A professional women's basketball team, the Sacramento Monarchs, made its debut
at Arco Arena during the summer, 1997.  Their games were well attended in 1997, but
attendance was down in 1998 and 1999.

A new baseball park accommodating a Triple A team called the “River Cats” was recently
constructed on a West Sacramento site, directly across the Sacramento River from Old
Sacramento.  A bond issue to finance it has been sold by Sacramento County, Yolo County, and
the city of West Sacramento.  The park was complete for the April, 2000 season opening.

At the amateur level both California State University, Sacramento, and the University of
California at Davis have Division I or Division II teams in most major, and some less well
known, sports.

Cultural Amenities; Historical Attractions

Sacramento has offerings in the theater, music, and fine arts that are typical for a mid-sized city.
Also, there is ready access to all such attractions in San Francisco.  A new state-of-the-art library
located at the downtown plaza experiences high usage and is open daily except Monday.

The State Capitol, the restored Old Sacramento district along the Sacramento River, the Railroad
Museum, and Sutter's Fort are major attractions for both local residents and tourists.  The annual
international jazz festival, held in May in and around Old Sacramento, is one of the largest such
festivals, and draws performing groups from around the world.

Population Characteristics

The latest revised U.S. Census population estimate (as of July 1, 1996) for what the Office of
Management and Budget (OMB) of the federal government is now calling the Sacramento-Yolo
CMSA is 1,685,812, almost a 14% increase since the 1990 census.  This population total is:

⊄  0.6% +/- of the population of the United States (272.691 million) and

⊄ 5%+ of the population of the State of California (33.145 million)

Sacramento-Yolo, as of 1998, was the 25th largest metropolitan area (as measured after some
metropolitan areas previously considered separately are combined into "consolidated"
metropolitan statistical areas, or CMSAs) in the United States.
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The following chart illustrates how Sacramento-Yolo compares to some of the other areas that
exceed one million in population.

POPULATION RANKINGS

RANK MSA/CMSA 1998
POPULATION

SIZE COMPARED TO
SACRAMENTO-YOLO

(TIMES)
1 New York-Northern New Jersey-Long Island,

NY-NJ-CT-PA CMSA
20,124,377 11.9

2 Los Angeles-Riverside-Orange County, CA CMSA 15,781,273 9.4

3 Chicago-Gary-Kenosah, IL-IN-WI CMSA 8,809,846 5.2

4 Washington-Baltimore, DC-MD-VA-WV CMSA 7,285,206 4.3

5 San Francisco-Oakland-San Jose, CA CMSA 6,816,047 4.0
9 Dallas-Fort Worth, TX CMSA 4,802,463 2.8

10 Houston-Galveston-Brazoria, TX CMSA 4,407,579 2.6

11 Atlanta, GA MSA 3,746,059 2.2

12 Miami-Fort Lauderdale, FL CMSA 3,655,844 2.2

13 Seattle-Tacoma-Bremerton, WA CMSA 3,424,361 2.0

14 Phoenix-Mesa, AZ MSA 2,931,004 1.7

16 Minneapolis-St. Paul, MN-WI MSA 2,831,234 1.7

17 San Diego, CA MSA 2,780,592 1.6

18 St. Louis, MO-IL MSA 2,563,801 1.5

19 Denver-Boulder-Greeley, CO CMSA 2,365,345 1.4

21 Tampa-St. Petersburg-Clearwater, FL MSA 2,256,559 1.3

22 Portland-Salem, OR-WA CMSA 2,149,056 1.3

23 Cincinnati-Hamilton, OH-KY-IN CMSA 1,948,264 1.2

24 Kansas City, MO-KS MSA 1,737,025 1.0

25 Sacramento-Yolo, CA CMSA 1,685,812 1.0

26 Milwaukee-Racine, WI CMSA 1,645,924 1.0

27 Norfolk-Virginia Beach-Newport News, VA-NC MSA 1,542,143 0.9

28 San Antonio, TX MSA 1,538,338 0.9

29 Indianapolis, IN MSA 1,519,194 0.9

30 Orlando, FL MSA 1,504,569 0.9

31 Columbus, OH MSA 1,469,604 0.9

35 Salt Lake City-Ogden, UT MSA 1,267,745 0.8

Source: CENDATA from CompuServe and Bender Rosenthal calculations.
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Sacramento was the 23rd most rapidly growing PMSA/MSA in the country over the 1980-90
period, the fifth fastest growing among national PMSA/MSAs over one million in population,
and the sixth fastest growing in the State of California (five of these six were Central Valley
cities). Since the 1980s, however, the population growth rate has decreased.  As shown on the
following chart, the area's population growth has moderated compared to the 3+% average
annual growth rates of 1980-1990; the annual population increase since January 1991 has been
1.1%.

SACRAMENTO CMSA POPULATION GROWTH
JANUARY 1980 TO JANUARY 20003

COUNTY POPULATION NUMERICAL
INCREASE

PERCENTAGE
INCREASE

AVERAGE ANNUAL
PERCENTAGE

INCREASE
1980 2000

El Dorado 84,300 152,900 68,600 81% 4.3%

Placer 116,300 234,400 118,100 102% 5.4%

Sacramento 777,800 1,209,500 431,700 56% 2.9%

Yolo   112,800   162,900  50,100 44% 2.3%

Totals: 1,091,200 1,759,700 668,500 71% Avg. 3.7% Avg.

Note: As of January 1994 the Sacramento MSA has been revised to include only three counties:  El Dorado,
Placer, and Sacramento.  When Yolo County is added, the combination is referred to as the Sacramento-Yolo
CMSA.

Work Force Quality; Income Growth

The Sacramento population is well educated, relatively young, and affluent.  Sixty percent of the
adults are under age 45, over 62% of the work force has attended some college, and 25% possess
bachelor's degrees or higher.  Sacramento County's per capita income is about $24,900, which is
96% of the all-California average, and 99% of the national average.

                                                          
3POPULATION ESTIMATES FOR CALIFORNIA CITIES AND COUNTIES, REPORT 93 E-1, January 1, 2000, Department of
Finance-Demographic Research Units, State of California, May 1997. (Does not agree precisely with U.S. Census
data.)
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LABOR FORCE DISTRIBUTION

6%
7%

4%

22%

7%28%

26%

Construction

Manufacturing

Transportation &
Communications
Trade

F.I.R.E.

Services

Government

Labor Resources, Employment, and Economic Base

Historically, over 50% of the area's economic base has been driven by government employment.
Although Sacramento continues, undeniably, to be a government town, efforts to diversify the
economic base have been modestly successful, and government employment as a percent of total
employment has declined from over 34% in 1980 to less than 27% today (see exhibit that
follows).  Trade, Transportation, F.I.R.E. and Services account for another 60% of those
employed.  Only 7% of employment is attributable to the manufacturing sector, and this
percentage is little changed since 1980, when it was 6.7%.  Also, it should be noted that this
employment analysis significantly under- emphasizes the importance to the local economy of the
extensive agricultural production that exists throughout the extended area.

A list of the largest employers in Sacramento shows the community's dependence on
government.  The list follows on the next page.
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LARGEST EMPLOYERS
SACRAMENTO AREA

EMPLOYER NO. OF EMPLOYEES
State of California (not including education) 72,500

Sacramento County 11,000

University of California at Davis 10,724

San Juan Unified School District 9,200

McClellan Air Force Base 7,000

Sutter Health 6,590

Raley's 6,430

U.C. Davis Medical Center 5,810

Mercy Healthcare Sacramento 5,716

Pacific Bell 5,658

Hewlett-Packard 5,500

Sacramento City Unified School District 5,230

Intel Corporation 5,000

Kaiser Permanente 4,829

City of Sacramento 4,000

Elk Grove School District 3,340

Albertson’s, Inc. 2,852

California State University at Sacramento 2,600

Placer County 2,345

U.S. Postal Service 2,300

Sacramento Municipal Utility District 2,240

Pride Industries 2,200

Bank of America 2,155

USCS International 2,142

United Parcel Service 2,100

Lucky Stores, Inc. 2,042

MTS Inc. 2,000

Foundation Health Systems, Inc. (Health Net) 1,930

Aerojet 1,840

Sacramento Bee 1,592
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LARGEST EMPLOYERS
SACRAMENTO AREA

EMPLOYER NO. OF EMPLOYEES
Vision Services Plan 1,550

NEC Electronics 1,500

Union Pacific Railroad 1,500

A Tiechert & Sons, Inc. 1,500

MCI Communications 1,500

Electronic Data Systems Corp. 1,455

Sources: Business Journal Top 25 Lists, Individual organizations, State Employment Development
Department, late 1999 counts.

The figure for state government does not include local campuses of the University of California or
California State University systems, which are listed separately.  Similarly, the U.C. Davis figure does
not include the U.C. Davis Medical Center, which is in Sacramento

The Sacramento area's annual employment growth rate during the late 1980s was the fastest in
the country, and the unemployment rate remained very low.  During the early 1990s, however,
there was a net decline in employment, and the unemployment rate remained high.  The job
market has steadily strengthened over the last three years.  In March, 1997 the local
unemployment rate dropped below the national rate for the first time since 1991.  Current labor
force and employment statistics are shown in the following table.

SACRAMENTO MSA
(SACRAMENTO, PLACER, AND EL DORADO COUNTIES)

CURRENT LABOR FORCE AND INDUSTRY EMPLOYMENT

MARCH 1999 BENCHMARK; DATA
NOT ADJUSTED FOR

SEASONALITY

AUG 99 JUN 00 JUL 00
REVISED

AUG 00
PRELIMINARY

PERCENT CHANGE

MONTH YEAR

Civilian Labor Force 799,100 811,500 821,000 825,100 .0.5% 3.3%

Civilian Employment 768,300 775,000 782,800 792,000 1.2% 3.1%

Civilian Unemployment 30,800 36,600 38,300 33,100 -13.6% 7.5%

Civilian Unemployment Rate 3.8% 4.5% 4.7% 4.0% -- --

(California Unemployment Rate) 4.9% 5.2% 5.5% 5.0% -- --

(U.S. Unemployment Rate) 4.2% 4.2% 4.2% 4.1% -- --

As can be seen by the chart, the local unemployment rate has increased only slightly over the last
year, and it has remained below the state average.  The total Sacramento job gain, August 2000
over August 1999, was 23,700, which is very positive.  Although many self-employed persons
may have left the work force in the early 1990s, it appears that many may be returning, as new



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140 19
BENDER ROSENTHAL

business formation increases.  Overall, current employment trends indicate that Sacramento is
currently enjoying a healthy economy.

Regional planners, according to a report released in February 1996 by the Sacramento Area
Council of Governments (SACOG), project that over 500,000 jobs will be created in the
Sacramento area between now and the year 2020, with most of the employment growth
occurring in the following communities:

GREATEST EMPLOYMENT GROWTH AREAS

COMMUNITY
2020

EMPLOYMENT
TOTAL

INCREASE

Downtown 141,700 45,000
Roseville/Rocklin 111,400 63,600

Rancho Cordova 108,100 43,000

West Sacramento 61,800 40,000

Natomas 55,400 33,400

Totals 478,400 225,000

This is approximately a 3.2% compound rate of increase, which may be sustainable, but it is an
aggressive projection, in our opinion.  Planners are not clairvoyant, and historically their
projections have been flawed because they cannot predict recessions, catastrophes, and other
exogenous events that affect job growth.

Military Base Closures

For many years the Sacramento economy had the good fortune to be the recipient of the
expenditures for local goods and services from three military bases: The Sacramento Army
Depot, Mather Air Force Base, and McClellan Air Force Base.  However, Mather was closed in
1993, and the Depot, for all practical purposes, closed in 1994.  About 6,500 jobs were lost at the
two bases.

McClellan, which once employed 12,600 civilians and 3,455 military personnel and pumped a
gross annual payroll of $550 million into the local economy, is also nearing closure.  Most of the
military commands have already departed.  About 7,000 employees remain at this time, but the
prospects of retaining their hi-tech Department of Defense work do not appear good.  The base
contains about 2,800 acres, some of which have toxic substance problems.  Exchange,
commissary and medical facilities will remain open after base closure to serve the estimated
80,000 area military retirees who currently use these on-base services.  Without access to these
services, military retirees might be less likely to remain in the area.
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Sacramento Business Climate

Historically, the Sacramento mix of government, management, labor, education, and
environment apparently has not been appropriate for spawning or supporting major business
endeavors, as demonstrated by the following facts:

⊄ The Sacramento metropolitan area, which is the thirtieth largest in the United States, is
not the headquarters city for a single FORTUNE 500 company.

⊄ Of the 400 largest private companies (ranked by sales) in the United States, according to
FORBES, three are headquartered in the Sacramento area: Raley's, MTS (Tower Books,
Records, etc.), and Whitmire Distribution.  In comparison, Reno has one, Redding has
one, Modesto has two, Portland has two, and the San Francisco Bay area has ten.

⊄ Of the 100 largest private companies in the State of California, as ranked by
CALIFORNIA BUSINESS based on total revenues, four were based in the Sacramento
area.  Sacramento is the seventh largest MSA in California.

Although it is true that small companies, not large ones, generate most of the jobs in the United
States today, it is also true that many of these smaller companies tend to be located near larger
ones.  Sacramento, unfortunately, has few large companies to provide the incubating
environment for the creation of smaller firms, who subcontract for goods and services, or who
use large company relationships to begin new ventures.  This situation may be changing,
however, as various high tech firms are locating facilities in Sacramento, as described earlier.

National Perceptions

Over the last 10 years various reviews of good places to live and work in the United States have
rated Sacramento at many different levels.  Each year Money Magazine rates its "best places"
based on reviews of nine broad categories: crime, economy, health, housing, education, weather,
leisure, arts and culture, and transportation.  In its latest rating (July, 2000) Sacramento was rated
the twelfth out of the 14 metro areas in the west with populations exceeding 1.0 million.  The
ratings are shown in the chart that follows:
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“HOW THEY RANK”
(Money Magazine)

Western Cities
Large   (1,000,000+ pop.)

City Population

1. San Francisco, CA 1,655,454

2. Los Angeles-Long Beach, CA 9,127,751

3. Salt Lake City-Ogden, UT 1,217,842

4. Seattle-Bellevue-Everett, WA 2,234,707

5. Oakland, CA 2,209,629

6. Denver, CO 1,866,978

7. Las Vegas, NV-AZ 1,201,073

8. Orange County, CA 2,636,888

9. Riverside-San Bernardino, CA 3,015,783

10. San Diego, CA 2,655,463

11. San Jose, CA 1,599,604

12. Sacramento, CA 1,482,208

13. Phoenix-Mesa, AZ 2,746,703

14. Portland-Vancouver, OR 1,758,937

Summary

The Sacramento Metropolitan Area is strategically located with respect to transportation
corridors and agricultural production within California's huge Central Valley region.  The metro-
politan area benefits from being the capital and center of government for the State of California,
which currently has a population exceeding 31 million and a gross domestic product that, if
compared to other nations, would be among the top ten in the world.

The area's population is well educated, relatively young, and used to working at wage scales that
are below those found in the larger, coastal cities.  Local employment, which is too dependent on
government, was adversely impacted by the national recession and California depression, but
less so than many other metropolitan areas of California.  Military base closings have hurt the
local economy, and one more major closing is in process.  Nevertheless, job growth is strong,
and regional economists seem to be universally positive on the near-term prospects for the area.
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The accelerating economy is giving some real estate values a boost: properties of recognized
quality have been appreciating for the last three or four years after seven or eight years of
declining values, but substandard real estate may continue to lose value relative to other assets,
albeit at a lessor rate than during the early 1990s.  Looking at the long term, we believe that the
area's overall desirability as a place to live and work should positively impact the local economy
and most real estate values, and we expect continuing modest value increases during the
remainder of the decade and into the early years of the new century.



BLACK & VEATCH
SRCSD 2000 RIGHT OF WAY ESTIMATE

BR99140
BENDER ROSENTHAL

ADDENDUM B

QUALIFICATION
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PROFESSIONAL QUALIFICATIONS OF
CYDNEY G. BENDER, MAI

(Partner in the firm of Bender Rosenthal)

Cydney G. Bender, MAI has been in real estate appraising and consulting since 1991.  Her professional
experience in real estate appraisal encompasses a broad range of property types that include office, retail,
multi-family, mobile homes, park land, elderly housing, condemnation, and residential subdivisions.  She
is a member of the Appraisal Institute with the MAI designation and is a Certified General Real Estate
Appraiser in the State of California, No. AG017559.

Ms. Bender is the Past President of the Sacramento Chapter of the Construction Specifications Institute,
Past President of Commercial Real Estate Women, Sacramento and a member of the International Right-
of-Way Association.

Prior to her career in real estate, Ms. Bender attended California Polytechnical State University in San
Luis Obispo, majoring in Agricultural Business Management.  Upon graduation she entered the
commercial construction field as a Project Manager for a Sacramento based general contractor.  Projects
included tenant improvements, manufacturing plants, auto dealerships, industrial warehouses and elderly
housing ranging in cost from $60,000 to $1.5 million in dollar volume.  This unique background enables
her to grasp complicated construction issues as they relate to valuation.

Representative Valuations Include

Office - Existing and proposed office developments for lending institutions, national developers, and
investors.
Retail - Proposed and existing shopping centers and franchise restaurants, convenience stores, and pad
sites.
Multi-Family Residential - Existing and proposed apartment complexes, in the Sacramento Metropolitan
Area, Placer, San Luis Obispo, Santa Clara counties, and Las Vegas, Nevada including low income
housing.
Medical - Existing and proposed medical clinics and dental offices.
Mobile Homes - Existing mobile home parks in the Alameda, Sacramento, Solano, and Yolo counties.
Elderly Housing - Proposed congregate care and residential care facilities.
Residential Developments - Proposed and existing residential subdivisions in Sacramento, Placer,
El Dorado, Sutter, Yuba and Lake counties.
Eminent Domain - Improved and unimproved properties of partial takings representing municipalities,
conservancies, and property owners.  Eminent domain valuation of improved properties for the
Sacramento Housing and Redevelopment Agency, City of Sacramento, and the City of Roseville.

Professional Affiliations
Member Appraisal Institute (MAI)
Past President, Construction Specifications Institute
Past President, Commercial Real Estate Women, Sacramento,
International Right-of-Way Association
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ADDENDUM C

ALLOCATION OF VALUES; OTHER TABLES



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
Project

ID
Project Name R/W

Portion
Length

TCE
Dura-
tion

(mos.)

PRW
Aver.
Width

PRW
Sq.
Ft.

Projected Land Use Devel.
Status

Time
Period

Estim.
Fee Int.
per SF

Fee
Interest

Perm.
Easement

(PRW)

TCE TOTAL
Fee Interest

+TCE

TOTAL
Perm.

Easement
+TCE

BR-6A Bradshaw Interceptor Section 6A

1,400 86 120,400 36 69 96,600 Urban Development
Area

D $0.04 $3,864 $3,671 $1,445 $5,309 $5,116

6,525 86 561,150 36 69 450,225 Urban Development
Area

U $0.04 $18,009 $17,109 $6,734 $24,743 $23,842

6,950 86 597,700 36 69 479,550 Agriculture-Recr.
Reserve

U $0.04 $19,182 $18,223 $7,172 $26,354 $25,395

14,875 1,279,250 1,026,375 1/00
-6/03

$41,055 $39,002 $15,351 $56,406 $54,353

BR-6B Bradshaw Interceptor Section 6B and Jackson Connector

7,221 21 151,641 36 0 0 Agriculture-Recr.
Reserve

U $0.04 $0 $0 $1,820 $1,820 $1,820

1,100 21 23,100 36 0 0 Agriculture-Recr.
Reserve

U $0.04 $0 $0 $277 $277 $277

204 20 4,080 36 0 0 Commercial/Office D $8.50 $0 $0 $10,404 $10,404 $10,404
8,525 178,821 0 1/00

-3/04
$0 $0 $12,501 $12,501 $12,501

BR-6BS

7,540 52 392,080 30 59 444,860 Agriculture-Recr.
Reserve

U $0.04 $17,794 $16,905 $3,921 $21,715 $20,825

7,540 392,080 444,860 1/21
-7/23

$17,794 $16,905 $3,921 $21,715 $20,825

BR-7 Bradshaw Interceptor Section 7

5,100 20 102,000 36 0 0 Industrial U $2.05 $0 $0 $62,730 $62,730 $62,730
6,828 36 245,808 36 8 54,624 Industrial U $2.05 $111,979 $106,380 $151,172 $263,151 $257,552
3,372 36 121,392 36 0 0 Industrial Dg. $2.60 $0 $0 $94,686 $94,686 $94,686
5,100 12 61,200 36 0 0 Industrial Dg. $2.60 $0 $0 $47,736 $47,736 $47,736

660 0 0 36 60 39,600 Industrial D $3.60 $142,560 $135,432 $0 $142,560 $135,432
4,240 36 152,640 36 0 0 Industrial D $3.60 $0 $0 $164,851 $164,851 $164,851
1,000 0 0 36 60 60,000 Industrial D $3.60 $216,000 $205,200 $0 $216,000 $205,200

26,300 683,040 154,224 1/01
-11/04

$470,539 $447,012 $521,175 $991,714 $968,187

BR-8 Bradshaw Interceptor Section 8

150 0 0 36 68 10,200 Commercial/Office D $8.50 $86,700 $82,365 $0 $86,700 $82,365
2,600 12 31,200 36 0 0 Industrial D $3.60 $0 $0 $33,696 $33,696 $33,696
2,020 0 0 36 60 121,200 Industrial Dg. $2.60 $315,120 $299,364 $0 $315,120 $299,364
2,080 36 74,880 36 0 0 Industrial D $3.60 $0 $0 $80,870 $80,870 $80,870

441 36 15,876 36 0 0 Industrial D $3.60 $0 $0 $17,146 $17,146 $17,146



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
7,291 121,956 131,400 1/01

-1/05
$401,820 $381,729 $131,712 $533,532 $513,441

SR-1 Sunrise Interceptor Section 1

623 32 19,936 36 0 0 Industrial D $3.60 $0 $0 $21,531 $21,531 $21,531
349 36 12,564 36 58 20,242 Industrial D $3.60 $72,871 $69,228 $13,569 $86,440 $82,797

2,603 32 83,296 36 0 0 Industrial Dg. $2.60 $0 $0 $64,971 $64,971 $64,971
1,084 0 0 36 56 60,704 Commercial/Office Dg. $7.50 $455,280 $432,516 $0 $455,280 $432,516
4,659 115,796 80,946 12/02

-12/06
$528,151 $501,744 $100,071 $628,222 $601,815

SR-2 Sunrise Interceptor Section 2
1,107 8 8,856 36 0 0 Recreation Area U $0.04 $0 $0 $106 $106 $106

635 0 0 36 56 35,560 Commercial/Office D $8.50 $302,260 $287,147 $0 $302,260 $287,147
2,916 32 93,312 36 0 0 Low-Density

Residential
D $7.20 $0 $0 $201,554 $201,554 $201,554

4,658 102,168 35,560 12/02
-12/06

$302,260 $287,147 $201,660 $503,920 $488,807

FE-1B Folsom East Interceptor Section 1B

10,500 8 84,000 30 0 0 Industrial D $3.60 $0 $0 $75,600 $75,600 $75,600
10,500 84,000 0 6/00

-12/02
$0 $0 $75,600 $75,600 $75,600

FE-3PS

500 50 25,000 35 200 100,000 Industrial U $2.05 $205,000 $194,750 $14,948 $219,948 $209,698
500 25,000 100,000 1/00

-11/02
$205,000 $194,750 $14,948 $219,948 $209,698

UNW-1

2,320 0 0 36 68 157,760 Park Open Space U $0.04 $6,310 $5,995 $0 $6,310 $5,995
5,812 0 0 36 68 395,216 Park Open Space U $0.04 $15,809 $15,018 $0 $15,809 $15,018
2,268 0 0 36 68 154,224 Park Open Space U $0.04 $6,169 $5,861 $0 $6,169 $5,861

10,400 0 707,200 1/03
-1/07

$28,288 $26,874 $0 $28,288 $26,874

UNW-2

10,652 0 0 36 60 639,120 Park Open Space U $0.04 $25,565 $24,287 $0 $25,565 $24,287
10,652 0 639,120 12/04

-6/09
$25,565 $24,287 $0 $25,565 $24,287

UNW-3

6,129 36 220,644 36 0 0 Park Open Space U $0.04 $0 $0 $2,648 $2,648 $2,648
6,129 220,644 0 12/04

-6/09
$0 $0 $2,648 $2,648 $2,648



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
UNW-4

4,195 25 104,875 30 11 46,145 Low-Density
Residential

D $7.20 $332,244 $315,632 $188,775 $521,019 $504,407

2,380 25 59,500 30 11 26,180 Agriculture-
Residential

D $0.80 $20,944 $19,897 $11,900 $32,844 $31,797

1,100 25 27,500 30 11 12,100 General Agricultural U $0.04 $484 $460 $275 $759 $735
7,675 191,875 84,425 4/07

-10/09
$353,672 $335,988 $200,950 $554,622 $536,938

UNW-5

1,022 36 36,792 36 0 0 Low-Density
Residential

D $7.20 $0 $0 $79,471 $79,471 $79,471

228 36 8,208 36 0 0 Low-Density
Residential

D $7.20 $0 $0 $17,729 $17,729 $17,729

7,300 36 262,800 36 0 0 Agriculture-
Residential

D $0.80 $0 $0 $63,072 $63,072 $63,072

8,550 307,800 0 12/01
-1/05

$0 $0 $160,272 $160,272 $160,272

UNW-7

860 0 0 36 56 48,160 Low-Density
Residential

D $7.20 $346,752 $329,414 $0 $346,752 $329,414

270 0 0 36 56 15,120 High-Density
Residential

D $3.00 $45,360 $43,092 $0 $45,360 $43,092

580 0 0 36 56 32,480 Commercial/Office D $8.50 $276,080 $262,276 $0 $276,080 $262,276
930 32 29,760 36 0 0 Low-Density

Residential
D $7.20 $0 $0 $64,282 $64,282 $64,282

425 0 0 36 56 23,800 Low-Density
Residential

D $7.20 $171,360 $162,792 $0 $171,360 $162,792

320 0 0 36 56 17,920 Low-Density
Residential

D $7.20 $129,024 $122,573 $0 $129,024 $122,573

1,195 32 38,240 36 0 0 Low-Density
Residential

D $7.50 $0 $0 $86,040 $86,040 $86,040

2,590 8 20,720 36 0 0 Commercial/Office D $8.50 $0 $0 $52,836 $52,836 $52,836
100 8 800 36 0 0 Commercial/Office D $8.50 $0 $0 $2,040 $2,040 $2,040
290 8 2,320 36 0 0 Commercial/Office D $8.50 $0 $0 $5,916 $5,916 $5,916

1,500 32 48,000 36 0 0 Low-Density
Residential

D $7.20 $0 $0 $103,680 $103,680 $103,680

110 0 0 36 56 6,160 Low-Density
Residential

D $7.20 $44,352 $42,134 $0 $44,352 $42,134

90 0 0 36 58 5,220 Low-Density
Residential

D $7.20 $37,584 $35,705 $0 $37,584 $35,705

9,260 139,840 148,860 6/01
-4/05

$1,050,51
2

$997,986 $314,794 $1,365,306 $1,312,780

UNW-8

400 100 40,000 36 100 40,000 Low-Density D $7.20 $288,000 $273,600 $86,400 $374,400 $360,000
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ESTIMATED  RIGHT-OF-WAY  COSTS
Residential

400 40,000 40,000 6/01
-4/05

$288,000 $273,600 $86,400 $374,400 $360,000

UNW-9

49 0 0 36 56 2,744 Low-Density
Residential

D $7.20 $19,757 $18,769 $0 $19,757 $18,769

110 0 0 36 56 6,160 Low-Density
Residential

D $7.20 $44,352 $42,134 $0 $44,352 $42,134

1,091 32 34,912 36 0 0 Low-Density
Residential

D $7.20 $0 $0 $75,410 $75,410 $75,410

5,975 8 47,800 36 0 0 Low-Density
Residential

D $7.20 $0 $0 $103,248 $103,248 $103,248

239 8 1,912 36 0 0 Public & Quasi-Public D $7.20 $0 $0 $4,130 $4,130 $4,130
1,600 32 51,200 36 0 0 Commercial/Office D $8.50 $0 $0 $130,560 $130,560 $130,560
3,646 32 116,672 36 0 0 Low-Density

Residential
D $7.20 $0 $0 $252,012 $252,012 $252,012

3,595 8 28,760 36 0 0 Low-Density
Residential

D $7.20 $0 $0 $62,122 $62,122 $62,122

16,305 281,256 8,904 1/07
-7/09

$64,109 $60,903 $627,481 $691,590 $688,384

LNW-1 Lower Northwest Interceptor Section 1

3,400 0 0 36 69 234,600 Public & Quasi-Public U $4.33 $1,015,81
8

$965,027 $0 $1,015,818 $965,027

1,800 0 0 36 69 124,200 Receation Area U $0.04 $4,968 $4,720 $0 $4,968 $4,720
12,717 0 0 36 69 877,473 Low-Density

Residential
U $4.33 $3,799,45

8
$3,609,485 $0 $3,799,458 $3,609,485

17,917 0 1,236,273 4/02
-2/06

$4,820,24
4

$4,579,232 $0 $4,820,244 $4,579,232

LNW-2 Lower Northwest Interceptor Section 2

11,000 0 0 36 69 759,000 Low-Density
Residential

U $4.33 $3,286,47
0

$3,122,147 $0 $3,286,470 $3,122,147

1,500 0 0 36 69 103,500 Rural Residential U $0.80 $82,800 $78,660 $0 $82,800 $78,660
29,102 0 0 36 69 2,008,038 General Agricultural U $0.04 $80,322 $76,305 $0 $80,322 $76,305
41,602 0 2,870,538 7/02

-6/06
$3,449,59

2
$3,277,112 $0 $3,449,592 $3,277,112

LNW-3 Lower Northwest Interceptor Section 3

2,300 0 0 36 69 158,700 Commercial/Office Dg. $7.50 $1,190,25
0

$1,130,738 $0 $1,190,250 $1,130,738

1,500 0 0 37 69 103,500 Commercial/Office D $7.00 $724,500 $688,275 $0 $724,500 $688,275
2,200 0 0 38 69 151,800 Low-Density

Residential
D $7.20 $1,092,96

0
$1,038,312 $0 $1,092,960 $1,038,312

2,300 0 0 39 69 158,700 High-Density
Residential

D $3.00 $476,100 $452,295 $0 $476,100 $452,295

1,900 32 60,800 36 0 0 Industrial D $3.60 $0 $0 $65,664 $65,664 $65,664



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
4,600 37 170,200 37 8 36,800 Industrial D $3.60 $132,480 $125,856 $188,922 $321,402 $314,778
2,600 32 83,200 38 0 0 Public & Quasi-Public U $4.33 $0 $0 $114,081 $114,081 $114,081
4,400 0 0 36 69 303,600 Public & Quasi-Public U $4.33 $1,314,58

8
$1,248,859 $0 $1,314,588 $1,248,859

5,100 37 188,700 37 8 40,800 Agricultural / Parks &
O/S

U $0.04 $1,632 $1,550 $2,327 $3,959 $3,878

21,069 0 0 36 69 1,453,761 Agricultural / Parks &
O/S

U $0.04 $58,150 $55,243 $0 $58,150 $55,243

47,969 502,900 2,407,661 10/02
-1/07

$4,990,66
0

$4,741,127 $370,994 $5,361,655 $5,112,122

LNW-4 Natomas Pump Station Expansion

500 50 25,000 36 200 100,000 Park Open Space U $0.04 $4,000 $3,800 $300 $4,300 $4,100
500 25,000 100,000 10/00

-1/04
$4,000 $3,800 $300 $4,300 $4,100

SO-1 South Interceptor Section 1

2,810 74 207,940 30 57 160,170 Low-Density
Residential

D $7.20 $1,153,22
4

$1,095,563 $374,292 $1,527,516 $1,469,855

2,810 207,940 160,170 5/07
-11/09

$1,153,22
4

$1,095,563 $374,292 $1,527,516 $1,469,855

SO-2 South Interceptor Section 2

1,405 0 0 36 57 80,085 Low-Density
Residential

U $4.33 $346,768 $329,430 $0 $346,768 $329,430

6,627 0 0 36 57 377,739 Low-Density
Residential

D $7.20 $2,719,72
1

$2,583,735 $0 $2,719,721 $2,583,735

8,032 0 457,824 10/07
-10/11

$3,066,48
9

$2,913,164 $0 $3,066,489 $2,913,164

SO-3 South Interceptor Section 3

7,224 33 238,392 30 0 0 Low-Density
Residential

U $4.33 $0 $0 $258,059 $258,059 $258,059

7,224 33 238,392 30 0 0 Low-Density
Residential

D $7.20 $0 $0 $429,106 $429,106 $429,106

2,860 0 0 30 57 163,020 Low-Density
Residential

U $4.33 $705,877 $670,583 $0 $705,877 $670,583

2,860 0 0 30 57 163,020 Low-Density
Residential

D $7.20 $1,173,74
4

$1,115,057 $0 $1,173,744 $1,115,057

20,168 476,784 326,040 6/10
-12/12

$1,879,62
1

$1,785,640 $687,165 $2,566,786 $2,472,805

SO-4 South Interceptor Pump Station

500 50 25,000 36 200 100,000 Low-Density
Residential

U $4.33 $433,000 $411,350 $32,475 $465,475 $443,825

500 25,000 100,000 10/07
-10/11

$433,000 $411,350 $32,475 $465,475 $443,825



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
LC-1 Laguna Creek Interceptor Section 1

5,168 0 0 30 68 351,424 Open Space U $0.04 $14,057 $13,354 $0 $14,057 $13,354
4,229 0 0 30 68 287,572 Low-Density

Residential
D $7.20 $2,070,51

8
$1,966,992 $0 $2,070,518 $1,966,992

9,397 0 638,996 9/09
-3/12

$2,084,57
5

$1,980,347 $0 $2,084,575 $1,980,347

LC-2 Laguna Creek Interceptor Section 2

8,320 0 0 36 68 565,760 Low-Density
Residential

D $7.20 $4,073,47
2

$3,869,798 $0 $4,073,472 $3,869,798

6,114 0 0 36 68 415,752 Recreation Area U $0.04 $16,630 $15,799 $0 $16,630 $15,799
2,852 0 0 36 68 193,936 Natural Preserve U $0.04 $7,757 $7,370 $0 $7,757 $7,370
1,403 0 0 36 68 95,404 Intensive Industrial Dg. $2.60 $248,050 $235,648 $0 $248,050 $235,648
1,403 0 0 36 68 95,404 Agricultural-

Residential
Dg. $0.80 $76,323 $72,507 $0 $76,323 $72,507

20,092 0 1,366,256 3/12
-2/16

$4,422,23
3

$4,201,121 $0 $4,422,233 $4,201,121

LC-3 Laguna Creek Interceptor Section 3

8,872 0 0 36 68 603,296 Agricultural-
Residential

U $0.80 $482,637 $458,505 $0 $482,637 $458,505

7,876 0 0 36 68 535,568 High-Density
Residential

U $2.00 $1,071,13
6

$1,017,579 $0 $1,071,136 $1,017,579

6,081 0 0 36 68 413,508 Low-Density
Residential

U $4.33 $1,790,49
0

$1,700,965 $0 $1,790,490 $1,700,965

2,891 0 0 36 68 196,588 Low-Density
Residential

Dg. $4.37 $859,090 $816,135 $0 $859,090 $816,135

700 20 14,000 36 0 0 Low-Density
Residential

Dg. $4.37 $0 $0 $18,354 $18,354 $18,354

26,420 14,000 1,748,960 2/16
-1/20

$4,203,35
2

$3,993,184 $18,354 $4,221,706 $4,011,538

LC-4 Laguna Creek Interceptor Section 4

13,643 82 1,118,726 36 68 927,724 General Agricultural-
20 acre

U $0.04 $37,109 $35,254 $13,425 $50,534 $48,678

4,700 80 376,000 36 60 282,000 General Agricultural-
20 acre

U $0.04 $11,280 $10,716 $4,512 $15,792 $15,228

2,000 80 160,000 36 60 120,000 General Agricultural-
20 acre

U $0.04 $4,800 $4,560 $1,920 $6,720 $6,480

1,954 79 154,366 36 60 117,240 General Agricultural-
20 acre

U $0.04 $4,690 $4,455 $1,852 $6,542 $6,308

22,297 1,809,092 1,446,964 1/20
-12/23

$57,879 $54,985 $21,709 $79,588 $76,694

LC-5 Laguna Creek Interceptor Section 5

1,525 72 109,800 30 60 91,500 General Agricultural-
20 acre

U $0.04 $3,660 $3,477 $1,098 $4,758 $4,575



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
4,683 72 337,176 30 60 280,980 Urban Development

Area
U $0.04 $11,239 $10,677 $3,372 $14,611 $14,049

6,208 446,976 372,480 1/22
-7/24

$14,899 $14,154 $4,470 $19,369 $18,624

DC-1 Deer Creek Interceptor Section 1

5,400 23 124,200 36 10 54,000 Low-Density
Residential

D $7.20 $388,800 $369,360 $268,272 $657,072 $637,632

7,300 23 167,900 36 10 73,000 Agricultural-
Residential

U $0.04 $2,920 $2,774 $2,015 $4,935 $4,789

3,600 23 82,800 36 10 36,000 Agricultural-
Residential

U $0.04 $1,440 $1,368 $994 $2,434 $2,362

4,400 23 101,200 36 10 44,000 Agricultural-
Residential

U $0.04 $1,760 $1,672 $1,214 $2,974 $2,886

2,467 0 0 36 70 172,690 Agricultural-
Residential

U $0.04 $6,908 $6,562 $0 $6,908 $6,562

23,167 476,100 379,690 1/20
-7/23

$401,828 $381,736 $272,495 $674,322 $654,231

DC-2 Deer Creek Interceptor Section 2

2,804 75 210,300 36 57 159,828 Agricultural-
Residential

U $0.80 $127,862 $121,469 $50,472 $178,334 $171,941

2,303 72 165,816 36 57 131,271 Agricultural-
Residential

U $0.80 $105,017 $99,766 $39,796 $144,813 $139,562

1,402 75 105,150 36 57 79,914 Agricultural-
Residential

U $0.80 $63,931 $60,735 $25,236 $89,167 $85,971

11,316 72 814,752 36 57 645,012 General Agricultural-
20 acre

U $0.04 $25,800 $24,510 $9,777 $35,578 $34,287

7,661 72 551,592 36 57 436,677 General Agricultural-
80 acre

U $0.04 $17,467 $16,594 $6,619 $24,086 $23,213

25,486 1,847,610 1,452,702 7/23
-1/27

$340,078 $323,074 $131,900 $471,978 $454,974

DC-3 Deer Creek Interceptor Section 3

2,897 69 199,893 36 56 162,232 General Agricultural-
20 acre

U $0.04 $6,489 $6,165 $2,399 $8,888 $8,564

3,750 68 255,000 36 56 210,000 General Agricultural-
20 acre

U $0.04 $8,400 $7,980 $3,060 $11,460 $11,040

8,150 67 546,050 36 56 456,400 General Agricultural-
20 acre

U $0.04 $18,256 $17,343 $6,553 $24,809 $23,896

3,650 67 244,550 36 56 204,400 General Agricultural-
80 acre

U $0.04 $8,176 $7,767 $2,935 $11,111 $10,702

16,437 66 1,084,842 36 56 920,472 General Agricultural-
80 acre

U $0.04 $36,819 $34,978 $13,018 $49,837 $47,996

34,884 2,330,335 1,953,504 2/27
-8/30

$78,140 $74,233 $27,964 $106,104 $102,197

DC-4 Deer Creek Interceptor Section 4



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
8,000 51 408,000 30 56 448,000 General Agricultural-

80 acre
U $0.04 $17,920 $17,024 $4,080 $22,000 $21,104

8,000 408,000 448,000 8/30
-2/33

$17,920 $17,024 $4,080 $22,000 $21,104

MA-1 Mather Interceptor Section 1

2,040 119 242,760 36 0 0 Commercial Office D $8.50 $0 $0 $619,038 $619,038 $619,038
4,960 84 416,640 36 59 292,640 Commercial Office D $8.50 $2,487,44

0
$2,363,068 $1,062,43

2
$3,549,872 $3,425,500

500 83 41,500 36 60 30,000 Commercial Office D $8.50 $255,000 $242,250 $105,825 $360,825 $348,075
14,030 83 1,164,490 36 60 841,800 Recreation Area U $0.04 $33,672 $31,988 $13,974 $47,646 $45,962
4,710 119 560,490 36 0 0 Recreation Area U $0.04 $0 $0 $6,726 $6,726 $6,726

26,240 2,425,880 1,164,440 7/11
-1/15

$2,776,11
2

$2,637,306 $1,807,99
5

$4,584,107 $4,445,301

AJ-1 Aerojet 1

2,270 115 261,050 30 0 0 Urban Development
Area

U $0.04 $0 $0 $2,611 $2,611 $2,611

6,688 80 535,040 30 59 394,592 Urban Development
Area

U $0.04 $15,784 $14,994 $5,350 $21,134 $20,345

8,958 796,090 394,592 7/13
-1/16

$15,784 $14,994 $7,961 $23,745 $22,955

AJ-2 Aerojet 2

3,794 9 34,146 30 0 0 Extensive Industrial D $3.60 $0 $0 $30,731 $30,731 $30,731
10,079 0 0 30 63 634,977 Extensive Industrial D $3.60 $2,285,91

7
$2,171,621 $0 $2,285,917 $2,171,621

13,873 34,146 634,977 1/16
-7/18

$2,285,91
7

$2,171,621 $30,731 $2,316,649 $2,202,353

AJ-2S Aerojet 2 Stub

6,603 0 0 30 63 415,989 Extensive Industrial D $3.60 $1,497,56
0

$1,422,682 $0 $1,497,560 $1,422,682

6,603 0 415,989 1/16
-7/18

$1,497,56
0

$1,422,682 $0 $1,497,560 $1,422,682

AJ-3 Aerojet 3

6,609 56 370,104 30 63 416,367 Extensive Industrial D $3.60 $1,498,92
1

$1,423,975 $333,094 $1,832,015 $1,757,069

6,609 370,104 416,367 9/20
-3/23

$1,498,92
1

$1,423,975 $333,094 $1,832,015 $1,757,069

AJ-3S Aerojet 3 Stub

3,516 0 0 30 77 270,732 Extensive Industrial D $3.60 $974,635 $925,903 $0 $974,635 $925,903
3,516 0 270,732 4/23

-10/25
$974,635 $925,903 $0 $974,635 $925,903

AJ-4 Aerojet 4



PE%= 95% of Fee
TCE%=

ESTIMATED  RIGHT-OF-WAY  COSTS
15,419 12 185,028 36 0 0 Recreation Area U $0.04 $0 $0 $2,220 $2,220 $2,220
1,392 12 16,704 36 0 0 Urban Development

Area
U $0.04 $0 $0 $200 $200 $200

16,811 201,732 0 7/29
-6/33

$0 $0 $2,421 $2,421 $2,421

RL-1 Rio Linda Interceptor Section 1

16,790 0 0 30 56 940,240 General Agricultural-
80 acre

U $0.04 $37,610 $35,729 $0 $37,610 $35,729

16,790 0 940,240 2/23
-8/25

$37,610 $35,729 $0 $37,610 $35,729

FS-1 South Folsom PS & FM

2,000 0 0 30 69 138,000 Intensive Industrial D $3.60 $496,800 $471,960 $0 $496,800 $471,960
2,000 0 138,000 1/20

-7/22
$496,800 $471,960 $0 $496,800 $471,960

571,068 16,561,215 25,443,269 $44,777,8
38

$42,538,94
6

$6,597,88
3

$51,375,721 $49,136,829
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