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CONCLUSION

The General Fund and Street Fund shortfall shown in this report represents the
difference between the cost of providing existing levels of services to new annexation
areas and the amount of eshimated revenue that wall be generated in new taxes and other
revenues Any mcreased service levels will increase the shortfall shown in Table 1
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Table 1

City of Lodi New Annexation Fiscal Impact Analysis

Fiscal Impact Summary

DRAFT

City Budget Fund [1]

Per Dwelling

Scenario At Buildout General Fund  Street Fund [2] TOTAL Unit [3]
Residential Only

Revenues $3,920,037 $145,872 $4,065,909

Expenditures $4,905,687 $387.,939 $5,293,626

Surplus/{Deficit) ($1,227,717) {$381)
Commercial and Residential

Revenues $4,478,846 $159,050 $4,637,896

Expenditures $5,127,275 $405,463 $5,532,738

Surplus/{Deficit) ($894,842) ($278)

"sum_all"

[1] Annual impacts

[2] Does not include the estimated costs of maimntaining landscaped corndors and strest ights in
the annexation areas The City estimates that service standards for landscaping and lighting
maintenance will increase above levels found in other areas of the City
{31 EPS estmates that the greater levels of landscaping along major roadways in the annexation
areas will add approximately $100 per unit in additional funding shortfall EPS did not include an
estimate of these costs in the fiscal study under the assumption there would be an offsetting
revenue source to fund maintenance costs, such as a Landscaping and Lighting District

Prepared by EPS

5/11/2006 15539 fiscal model 1 xls
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Table A-4

City of Lodi New Annexation Fiscal Impact Analysis
Estimated Residential and Employee Population by Land Use Category

At Buildout

Residential Only

Commercial and Residential

Land Use Residents Employees Total Pop Residents  Employees Total Fop
a b c=a+hb d e f=d+e
Residential Population
Low Density 4,719 n/a 4,719 4,718 n/a 4,719
Medium Denstity 1,586 n/a 1,588 1,586 n/a 1,586
High Density 1,385 n/a 1,385 1,385 n/a 1,385
High Density 304 n/a 304 304 n/a 304
Total Residential Population 7,995 - 7,995 7,995 - 7,995
Employee Population
Nonresidential
Commercial n/a - - n/a 778 778
Office nla - - n/a 667 667
Subtotal Nonresidential - - 1,444 1,444
Total Employee Population - - - - 1,444 1,444
Total Residential and Employee Pop 7,955 - 7,995 7,995 1,444 9,439
Total Persons Served [1) 7,995 - 7,995 7,995 722 8,717
"empl_pop"

Source EPS

[1] "Total Persens Served” 1s defined as 100% of residential poputation and 50% of empioyees

Prepared by EPS

15538 fiscal mode! 1 xis 5/10/2008
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APPENDIX B

REVENUE-ESTIMATING TABLES

Takle B-1 Revenue-Estunating Procedures B-1
Table B-2 Estimated Annual Project Revenues B-2
Table B-3 Motor Vehicle In-Lieu Fee Revenue Replaced by

Property Tax B-3
Table B-4 Estimated Annual I'roperty Tax Revenues B-4
Table B-5 Estimated Annual Sales and Use Tax Revenues B-5

Table B-5A  Estimated Annmual Taxable Sales,
Hybrid Market Support Method B-6

Table B-5B Estimated Annual Taxable Sales,
Adjusted Retail Space Method B-7
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Table B-2
City of Lodi New Annexation Fiscal Impact Analysis
Estimated Annual Project Revenues (20063)

At Builldout
Residential Commercial Total
Revenue Development Developmeni  Development
GENERAL FUND
Annual General Fund Revenues
Property Tax $1,064,345 $60,453 $1,124,799
Property Tax i Lieu of Sales Tax $34,704 $116,166 $150,870
Property Tax in Lieu of VLF $1,231,315 $69,937 $1,301,252
Real Property Transfer Tax 526,045 $2,353 $28,398
Sales Tax (Incl Prop 172 - Public Safety) $88,343 $295,718 $384,061
Business License Tax $105,824 $9,560 $115,384
Franchise Fees $1,183,141 $0 $1,183,141
Licenses [1] $0 $0 $0
Fees [1] 30 $0 $0
Intergovernmental Revenue $65,633 %0 $65,633
Motor Vehicle mn-Lieu $69,523 $0 $69,523
Fines and Forfeitures $37,248 $3,365 $40,613
Subtotal Annual Gen Fund Revenues $3,906,121 $557,552 $4,463,673
STREET FUNDS - Annual Street Funds Revenues
State Gas Tax $134,782 $12,176 $146,958
Subtotal Street Funds Revenues $134,782 $12,176 $146,958
TOTAL ANNUAL GENERAL AND STREET FUND REVENUES $4,610,631

Source City of Lodi and EPS

[1] Adjusted for user fees and cost recovery amounts

Prepared by EPS

B-2

15538 fiscal madel 1 xls 5/10/2006

"rev_summary”



DRAFT

Table B-3 D M FT

City of Lodi New Annexation Fiscal Impact Analysis
Motor Vehicle in-Lieu Fee (MLVF) Revenue Replaced by Property Tax {(20068)

Citywide
FY 2005-06
itemn Formula Total
Motor Vehicle in-Lieu Fee (MVLF) Revenue
Motor Vehicle in-Lieu Fee Revenue Multipher [1] a $8 70
Project Residents b 7,955
Total MVLF Revenue c=a*b $69,523
Motor Vehicle in-Lieu Fee Revenue Replaced by Property Tax
Motor Vehicie in-Lieu Fee Revenue {Current State Statutes) [2) d 34,196,258
Less Motor Vehicle in-Lieu Fee Revenue [2] e 3422187
Total Citywide MVLF Revenue Replaced by Property Tax [3] f=d-e $3,774,071

'"VLF_Rev"
Source Senate Constitution Amendment 4 (SCA 4), Senate Bill 1096 as amended by Assembly Bill 2115,
California State Controller, City of Rancho Cordova, and EPS

[1] From California State Controller, FY 2005-08 State of Califorma Shared Revenue Estmates
[2] From California State Controller, Vekfucie License Fee Adustment Amounts, October 14, 2005
[3] Amount used to calculate annual property tax in heu of VLF revenue as shown on Table B-4

Frepared by EPS B-3 15539 fiscal mode! 1 xis 5/10/2006



DRAFT

Table B-4
City of Lodi New Annexation Fiscal Impact Analysis
Estimated Annual Property Tax Revenues (200635}

DRAFT

At Butldout
Land Use Assump Formula Residential Nonresidential Total
Adjusted Assessed Value (2005%) [1] S $1,410,713,657 $80,126,509 §1,490,840 066
Property Tax {1% of Assessed Value) 1 00% b=a'100% $14,107,136 $801,265 $14,908,401
Estimated Property Tax Allocation [2]
Ledi General Fund 7 54% c=b*754% $1.064,345 $60,453 $1,124,799
Other Agencles 92 46% d=b*9246% $13,042,790 $740,812 $13783,602

Property Tax In-Lieu of MVLF Fee Revenue

Total Ciywide Assessed Value [3] i $4,323,941 815 $4,323 941,815 $4 323 941,815
Total Assessed Value of Project a $1,410,713 557 $80,126,500 $1,490,840,066
Total Assessed Value k=i+a $5,734,655,372 $4,404,068,324 $5,814,781,831
Percent Change in AV b= kiy-1 32 63% 185% 34 48%
Property Tax in-Lieu of VLF [4] $3,774,071 m=1 $3,774 074 $1,231,315 $69,937 $1,301,252
"prop_fax”

Source State Controller's Office, and EPS

[1] For assumptions and caloulation of adjusted assessed value, see Table D-2
[2] For assumphons and calculation of the estimated property tax allocation, refer to Table D-1

i3] Total secured and unsecured assessed value for the City for 2005-2006, from State Contreller's Office
4] Estimated impact of Senate Bill 1096 (SB 10%6), as amended by Assembly Bill 2115 (AB 2115} Molor Vehicle in-Lieu Fee Revenue

assumption amount estimated 1n Table B-3

Prepared by EPS B-4

15538 fiscal model 1 xis 5/10/2006
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Table B-5
City of Lodi New Annexation Fiscal Impact Analysis
Estimated Annual Sales and Use Tax Revenues (200635}

DRAFT

Source/ At Buildout

ltem Assump Residential Commercial Total
Taxahle Sales from Market Support and On-Site Retail

Taxable Sales from Market Support Table B-5A  $13,881 477 $303,333  $14,184,810

Net Taxable Sales Captured frem On-Site Retall Development [1] Table B-5B $0 346,163038 546,163,038
Total Taxable Sales frem Market Support and On-Site Retail §13,881,477 $46,466,371 560,347,848
Annual Sales Tax Revenue

Bradley Burns Sales Tax Rate 0 7500% 5104111 $348.,498

Estimated Countywide and State Pool Sales Tax Faclor [2] 00977% $13,562 $45,397

Estimated Proposition 172 Sales Tax Factor [J] 0.0387% $5.374 $17.989

Subtotal Estimated Local Sales Tax Rate 0 8864% $123,047 $411,884

tess Propery Tax in Lieu of Sales Tax Rate (5B 1096/AB 2115) -0 2500% (334,704) (3116,166)

Totai Annual Sales Tax Revenue 06364% $88,343 $285,718 $384,061
Annual Property Tax in Lieu of Sales Tax (SB 1096/AB 2115) [4] 0 2500% $34,704 $116,166 $150,870

Source California State Board of Equalization, and EPS

[1] Net of new resident market support

"sales_lax_sum”

[2] See Table D-5 Sates tax generated from unclassified, non-point-of-sale transactions are collected by the California State Beard of
annually to junsdictions in San Joaquin County  Lodi recesves approximately 9 4% of total taxable countywide sales annually

[3

doliar of taxable sales
{4

be exchanged for an equal dollar amount of oroperty tax revenue

Prepared by £EPS B-5

See Table D-4 Based on the City's FY2005-086 budget, the City receives approximately $0 00194 of the $0 05 tax applied to each

Based on Senate Bill 1088 as amended by Assembly Bill 2115 which states 1/4 of the 1 parcent sales tax revenue {0 25 percent) will

16538 fiscal mooel 1 xls 5/10/2006
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Tahle B-5A
City of Lodi New Annexation Fiscal impact Analysis
Estimated Annual Taxable Sales, Hybnd Market Support Method {20063)

At Buildout
ltem Assumption  Resdential  Commercial Total

Annual Taxable Sales from Market Support

Taxable Sales from New Households

Average Annual Household Income [1]

Single-Farmity Residental $59 000
Medium-Density Residential $78,000
High-Density Residential $32,970

Taxable Retail Expenditures as a % of HH Inc [2]

Single-Farnily Residenta 27%
Medium-Density Residentiat 27%
High-Density Residenbal 36%

Taxable Retail Expenditures per Household

Single-Family Residential $26 435
Medium-Density Residential $21 214
High-Density Residental §11,924

New Single-Family Residential Households 1,692
New Medium-Density Residential Households 695
New High-Density Residential Households 833

Taxable Sales from New Households [3]

Tax Sales from New Single-Family Res HH $44 730,493 344,730,493
Tax Sales from New Medium-Density Res HH $14,743,797 $14,743,797
Tax Sales from New High-Density Res HH $9,933,095 $9,933,095
Subtotal Taxable Sales from New Households $69,407,385 $69,407,385
Est Retail Capture in Lodi from New Res 4] 20%

Total Taxable Sales from New HH in Ceres $13,881,477 $13,881,477

Taxable Sales from New Employment

Average Dailly Taxable Sales per New Empl $7 00
Work Days per Year 240
Estimated Capture in Lod: from New Empl 50%
New Employees 0 1,444
Taxable Sales from New Employees [%] 25% of total 30 $303,333

Total Annual Taxable Sales from Market Support $13,881,477 $303,333 $14,184,810

sales_tax_a”
Source U S Department of Labor, Bureau of Labor Statistics, and EPS

[1] See Tahle D-3 Household income based on mortgage qualfication guidelines

[2] Derved from Bureau of Labor Statistics (2003) data

[3] "Taxable Sales from New Households" 1s calculated by muitiplying taxable retail expenditures per household by
the cumulative number of new haousenhaclds

[4] Estmated capture rate by EPS based on Google Local searches for large format retallers, auto dealers, and
sit-down dining establishments

[5] "Taxable Sales from New Employees™ is calculated by mulliplying daily saies per new employee by the number of
work days per year the eshmated caplure of sales within Ceres, and the cumulative number of new employees
Discounted 75% to avoid double- counting of employees who also are residents

Prepared by EFPS B-6 15539 fiscal model 1 xis 5/10/2006



CRAFT

Table B-5B
City of Lodi New Annexation Fiscal Impact Analysis
Estimated Annual Taxable Sales, Adjusted Retall Space Method (200635)

DRAFT

At Buildout
ftem Formula  Assump  Residential Commercral Total
Aannual Taxable Sales from On-Site Retail Development
Total Square Feet Built a 350,000
Annual Sales per Square Foot [1]
Commercia b $210
Taxable Retall Sales Factor [2]
Commercial c 65%
Annual Taxable Sales per Sq Ft (Rounded)
Commercial d=b"c $140
Annual Taxable Sales From On-Site Retail Dev
Commerclal e=a*d 50 $49,000,000 $49,000,000
Subtotal Taxable Sales from On-Stte Retall Dev $0  $49,000,000  $49,000,000
Market Support from Annexation Area Residential Dev [3]
Total Taxable Market Support f $13,881,477 $303,333 $14,184,810
Percent of Tax Market Support Spent On-Site [4] g 20%
Taxable Market Support Spent On-Site h=f*g §2,776,295 $60,667 $2,836,562
Net New Taxable Sales from On-Site Retall Dev t=e-h $46,163,038

Source Urban Land Institute and EPS

"sales_tax_b"

[1] Sales per square foot figures shown are an average of shopping centers in the Western U S from Urban Land Institute, Doflars &

Cents of Shopping Centers 2004

f2} This figure represents the percentage of tolal sales subject to sales tax These percentages are based on prior EPS studies
131 Market support subtracted to avoid double-counting on-site retaill sales tax revenue See Table B-5A for detalled information

[4] Only a portion of total household taxable spending {20% In this study) 1s estimated fo occur 1n the 350,000 square feet

Prepared by EPS B-7 15539 fiscal modet 1 xls §10/2006
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APPENDIX C
EXPENDITURE-ESTIMATING TABLES

Table C-1 Expenditure-Estimating Procedure, City of Ceres
FY 2005-06 Adopted Budget C1

Table C-2 Estimated Annual Annexation Area Expenditures -2
Table C-3 Park Expenditures Case Study C-3
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Table C-2
City of Lodi New Annexation Fiscal impact Analysis
Estimated Annual Expenditures (20063)

At Buildout
Expenditure Category Residential Commercial Total

GENERAL FUND

Annual General Fund Expenditures
City Attorney $47.,076 $2,126 $49,202
City Manager $284.,425 $12,847 $297,273
City Clerk 360,085 $2,714 $62,799
Finance $263,790 $11,915 $275,705
Community Events $12,708 $578 $13,376
Police $1,386,866 $62,644 $1,449,510
Fire Dept $946,944 $42,773 $989,717
Public Works $682,844 $30,844 $713,688
Community Center 374,856 $3,381 §78,237
Non-Departmental $626,358 328,292 $654,650
Parks & Recreation $519,645 $23,472 $543,117
Subtotal Annual General Fund Exp 54,905,687 $221,588 $5,127,275

STREET FUND
Annual Street Fund Expenditures (Non
General Fund) $387,939 $17.,523 $405,463
TOTAL ANNUAL EXPENDITURES $5,293,626 $239,112 $5,532,738

"exp_sum"

Scurce EPS

Prepared by EPS C-

o

15539 fiscal model 1 xls 5/11/2006
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APPENDIX D

Economic &
Planning Svstems

Pulrtie Vomne
Kol Eseate Feonontres
Regiena! Loonamis

fand L'se Polic

SUPPORTING TABLES FOR REVENUE ESTIMATES

Table D-1
Table -2
Table D-3

Table D4
Table D-5

Estimate of Post-Annexation Property Tax Allocations
New Assessed Valuation

Average Incormne Calculation for
Residential Housing Units

City of Ceres Proposttion 172 Sales Tax Rate Calculation

Indirect Sales Tax Allocation to Lod:
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Table D-2
City of Lodi New Annexation Fiscal Impact Analysis
New Assessed Valuation

DRAFT

At Buildout
ltem Residential Commercial Total
Assessed Value (2006%)
Residential Assessed Value
Simngle-Family Residenttal $932,292,000 - $932,292,000
Medium-Density Residential $292,595,000 - $292,595,000
High-Density Reswdential $107,231,000 - $107,231,000
High-Density Residential $23,550,000 - $23,550,000
Total Residential Assessed Value $1,355,668,000 - $1,355,668,000
Nonresidential Assessed Value
Commercial - $49,000,000 $49,000,000
Office - $28,000,000 $28,000,000
Total Nonresidential Assessed Value - $77.000,000 £77,000,000
Total Assessed Value (20068} $1,355,668,000 $77,000,000 $1,432,668,000
Adjusted Assessed Value (Appreciated 2006%) [1
Residential Assessed Value
Single-Family Residential $970,146,794 - $970,146,794
Medium-Density Residential $304,475,530 - $304,475,530
High-Density Residential $111,585,009 - $111,585,009
High-Density Residential $24,506,224 - $24,506,224
Total Residential Assessed Value $1,410,713,557 - $1,410,713,557
Nonresidential Assessed Value
Commercial - $50,989,596 $50,989,596
Office - $29,136,912 $29,136,912
Total Nonresidential Assessed Value - $80,126,509 $80,126,509
Total Nonresidential Assessed Value - $80,126,509 $80,126,509
Total Adjusted Assessed Value (Inflated$) $1,410,713,557 $80,126,509  $1,490,840,066

Source EPS

[1} Assumes projact build out occurs in FY2009-10

Prepared by EPS

5/10/2006 15539 fiscal model 1 xis

“new_av"
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Table D-3
City of Lodi New Annexation Fiscal Impact Analysis
Average Income Calculation for Residential Housing Units {2006%)

Item Amount

Average Income Calculation for Single-Family Housing Units

Estimated Average Single-Family Home Value $551,000

Total Annual Mortgage Payments [1] $33,000

Approximate Household Income [2] $99,000
Average Income Calculation for Medium Density Housing tnits

Estimated Average Medium Density Home Value $421,000

Total Annual Mortgage Payments [1] $26,000

Approximate Household Income [2] $78,000
Average Income Calculation for High Density Housing Units

Estimaled Average High Density Home Value $157,000

Total Annual Rent Payments | 3] 10,990

Approximate Household Income [2] $32,970

‘mcome_calc"

Source EPS
{1] Based on a 6 5 percent, 30 year fixed rate morigage and a 20 percent down payment

{2] Assurmes mortgage lending guidelines allow no mare than 33% of iIncome dedicated to payments
[3] Assumes no for-sale uruts  Assumes a property cap rate of 7 percent

Prepared by EPS D-3 5/10/2006 15539 fiscal model 1 xis
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Table D4
City of Lodi New Annexation Fiscal Impact Analysis
City of Lodi Proposition 172 Sales Tax Rate Calculation

ltem Amount

Estimated Saies Tax Revenues - City of Lodi FY 2005-06 $9,402,120
Estimated Actual Taxable Sales {1% Sales Tax Rate} $940,212,000
Estimated Proposition 172 Public Safety Sales Tax Distribution - FY 2005-06 3364,0C0

Estimated City of Lodi Proposition 172 - Public Safety Sales Tax Rate 0 03871%

"taxable_sales’

Source City of Lodi and EPS

Prepared by EPS D-4 &6/10/2006 15539 fiscal model 1 xis
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Table D-5
City of Lodi New Annexation Fiscal Impact Analysis
Inchirect Sales Tax Allocation to Lodt

ltem Formula Value

2004 Taxable Sales [1]

City of Lodi Direct Allocation a $813,878,000

San Jeagquin Couniy Direct Allocation b $8,703,241,000

County Indirect Taxable Sales [2] c $850,287,000
Indirect Allocation to City, estimate d=c*a/b 379,514,043
City Indirect Allocation as a Percent of Total e=d/a 976977%

“ndirect sales”
[1] Retail sales subject to sales and use tax
[2] Taxable sales unallocated to specific local jurisdictions

Prepared by EPS D-5 5/10/2006 15539 fiscal model 1 xis



