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City of Seaside Monterey Downs Fiscal and Economic Impact Study

Executive Summary

This report identifies the estimated fiscal and economic impacts of the Menterey Downs
Project.

Background and Study Objectives

The project applicant, Monterey Downs, LLC (Monterey Downs) proposes to construct a
mixed use development that will include equestrian facilities, an indoor arena and sports
complex, and residential, commercial and hotel development. The project will be located
on the former Fort Ord, and for the purposes of this analysis is expected after completion
to be within the City of Seaside. :

Summary of Results

Following is a summary of the analysis, explained in further detail in the body of the
report.

s At build out, as shown on Table 1 and in more detail on Table 13, the project will
generate revenue to the City of Seaside of $3.56 million annually.

e Part of the $3.56 million annual revenue that will be generated by the project will
be used to cover the cost of services provided to the project by the City.
Willdan’s analysis provides estimates of the costs to the Cily, but ultimately the
cost will depend upon budget and service level decisions by the City Council as
part of its annual budget process for the City as a whole. Depending on how fire
services are provided, at build-ouf, as shown on Table 1, if the project is serviced
by the Monterey County Regional Fire Station the project will generate a fiscal
surplus of $1.9 million annually. If the project is served by the Presidio Fire
Station, which is the station that is currently closest to the project, the fiscal
surplus would be approximately $1.6 million annually. If the City of Seaside
decided to instead build a new fire station and the project accounts for 58.7% of
the service from that new station, the fiscal surplus would be $697,000 annually.
Again, any decisions on whether a new station is built, or how services will be
provided, will be made by the City Council each year as part of its annual budget
process. This report simply analyzes the various alternatives.

s During construction of the project, Monterey Downs and other entities will expend
approximately $199 million on labor, materials and related services in the zip
code that includes the City.

« On an annual basis total expenditures within Seaside’s zip code from the project
is estimated at $20.4 million.
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« [n addition to direct construction expenditures, the development of the project will
indirectly generate approximately $32.1 million in economic oulput i local
businesses during the construclion period (10 years). Once the project is
compieted, it will indirectly generate $2.7 million in economic oulput,

« The onsite employees af the facilifty will expend a portion of their income derived
from the project in the local economy. This induced effect in furn has an
additional indirect impact on the economy. The sum of lhese impacts is
commonly referred fo as the “mulfipiier effect” of expenditures. In fotal, the
induced economic activity is estimated to create approximately $30.9 miilion in
economic oulput during construction (over fen years) and $2.9 million in
economic output annually thereafter.

« Once completed, the development will emp{r(r)f?gﬁp}ozfméz‘g!y 2,768 persons on
site, with 1,743 non-equestrian jobs and equesirian jobs estimated at 1,015,

+« Tofal Ecohomic Impacts fo Seas_{gg_{sf‘é};} code c:.furfng' 10 years of
construction activity total $262 million and are $26 million annually théreafter.
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City of Seaside

Monterey Downs Fiscal and Economic Impact Study

Table 1: City of Seaside Net Fiscal Impact

Annual General Fund Impac’c1 Phase 1 Phase 2 Phase 3 Phase 4 :F."h:aée 5 Phase 6 Total
Presidio Fire Station Alternative (Current Condition} i

Revenues’ 1,400,157 258,441 48,236 1,486,837 260,828 . 101,365 3,564,863
Expenditures’ $ 536499 $ 305393 $ 84,471 $.506856 ¢ 331,251 & 1339633 $ 2,204,103
Net Impact $ 763658 §  (46,952) $ (36,235)°% $ (238269) $§ 1,360,760
Cumulative $ 763658 $ 715706 $ 680,471 $ 1,660,452 $ 1,360,760

Monterey County Regional Fire Alternative

Revenues’ 1,400,157 258,441 e ,.'2 101,365 3,564,863
Expenditures’ $ 471,457 S 26206 S 62568 5 - : $ 251,567 $ 1,632,587
Net Impact $ 928700 $ 32235 § (14,332 $111L407 $.. 24,469 $ (150,203) $ 1,932,276
Cumulative $ 928700 $- 935 .$ 946,603 §2, 12,082,479 $ 1,932,276

New Fire Station Alternative : .

Revenues’ 1,400,157 58,4 48,236 _1,-;’186,837 269,828 101,365 3,564,863
Expenditures® goARs7. & 360,519 § 13594 S 817,052 $ 420,579 $ 329242 S 2,868,190
Net Impact 505,301 §. (102,078) $ (87,707) $ 669,785 $ (150,751) $ (227,877) § 696,673
Cumulative 565,301 223 $ 924550 & 696,673

$. 493223 $ 405516 $ 1,075,301

* Annual General Fund impact at build out in 2014 d
*See Table 13 E
*See Table 20

Source: Willdan Financial Services

ollarsi:
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Clly of Seaside waonterey Downs Fiscal and Economic Impact Study

Table 2: Summary of Economic Impacts

During Annual after
Impact Type Construction Construction
Econ Activity Econ. Activity

Direct $198,600,000 $20,400,600

Indirect 32,100,000 2,700,000

Induced 30,900,000 2,900,000

Total 5261,600,000

Sources: IMPLAN, Willdan Financial Service

Willdan Financial Services;: 2014

A7 WILLDAN
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City of Seaside Monterey Downs Fiscal and Economic Impact Study

1. Introduction

This report identifies the fiscal and economic impacts that would be generated by the

development of the proposed project. This chapter explains the study’s approach under

the following sections:

¢ Background and study objectives;
s [Fiscal and Economic Impact Analysis; and

¢ Organization of the report.

Background and Study Objectivés

The proposed Monterey Downs development program is detailed in Table 3. The

proposed project is a master planned community on approximately 550 acres, of which

478 acres are located in unincorporated Monterey Co'un'ty and the remaining 72 acres

are located within the City of Seaside. The location of the project is indicated on Figure

1. The proposed Monterey Downs community includes the following elements, broken

down into phases: 1

F

Phase 1: 400 single farﬁiiy homes located within the current City of Seaside and
the Horse Park; a hotel; and the beginning of development of an equestrian
training and event facility with 100 horse stalls, several sand based arenas,
training, and veterinary facilities, which will continue development through the six

phases of the project;
Phase 2: 197 single family homes;

Phase 3: A commercial center consisting of 100,000 square feet of office

development, and a tennis and swim center;

Phase 4: Country Walk, a mixed-use center of over 200,000 square feet with
retail, recreational and cultural uses, a hotel, 400 apartments, and 26 single

family homes;

Phase 5: 257 single family homes;

1 The phasing is used in the analysis below, while Table 3 shows the total development plan. A more
complete description of the project can be found in the Environmental Impact Report.

WILLDAN
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s+ Phase &
o A sports arena and training track; and

o A Qualified Worker Housing complex with 256 rooms that will house

visiting staff for equestrian and other events.

fn addition, the equestrian training facility will develop gradually throughout, it is
important io note, however, that the phasing plan is flexible and therefore may change to

accommodate City policies or market conditions,

This analysis dees not consider revenue from the spmts arén or training track, but does

include the expected employees of the project in estimatmg serv ce costs 2 in addition to
fiscatl impacts, there is the potential for social 1mpa__§_$' from horse racmg tha%: could result

and will be

from the project. Social impacts are not within’ ‘the scope of this analysi

addressed in a separale report.

2 e Willdan's experience Sports Arenas are contained developments. Thay provide their own sendces for
the most part and the revenues generated by them (such as concessions, parking, ticket fees, elc.) are
required for the financing and operation of the Arena itself. In order to be as consarvative as possible, this
analysis dogs inchide the general service costs to the City of the new employge at the equestrian facilities
and sports arena, even though thers is no offsetting revenus in the estimated net impact.

AWILLDAN ,
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Table 3: Monterey Downs Development Program

Hevelopment Tyna Acres Square Fast Units Units/Acre or Rooms
Non-Equestrian tand Usas
County Walk 222 330,800

Retail 8506

Mussumy/Culturs 30,000

Restaurang 20,008

Dffice 60,000

Theatre 35,000

Hotel 100,000 200 Roemns

Quatified Worker Housing
Camplex l 6.9 3 Ave
Residential 1207
Apartments L0 20/Acre
Courtyard Homes an S/ Acre
Single Family Homes 1.7 9.5/Ace
Singie Family Homes 2 156.0 T acre
Single Family Homes [Seaside} 54.0 SAcrn
Qffice Park/Hote!/Tennis and Swim 18.0
Office
Hotel 200 Rooms
Tennis and Swim
Aguatic Center Olympic Pool
Fire Sration Site
Egusstrian Land Uses
Training Facility {3 225,000
Track and Stabiing 1,500 Stalls
Ancillary Buildings 50000
Sanrts Arena and Grandstaad 175,000 6,500 Seats
: 15,000
7,50
7,500
10 Stalls
Oak Oval
Gpan Space/Pazksfsaéké: on .G
Monterey County : 516
City of Seaside 184
Wzter District 46
Watar Tank Site
TOTALS 536.5 F5,000 1280

{1) Not inclugded in the analysis, provided for ifustrative purpases enly,

Spurce: Monterey Downs LLC

 WILLDAN
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Table 4: Development Phasing

Type Phasel Phase? Phase3 Phased Phase5 Phase®é  Total

Retail/Commercial Uses
County Wolk

Retail B Q0 85,000
Museumy/Cultuat AL 000 34,000
Restaurant 28,000 20,600
Office 60,000 63,800
Theatre 35,000 35,000
Hotel 200 200
Quokifind Worker Housing
Coraplex 1 256
Residential
Apartments 400
Courtyard Homes B2
Single Family Homes 210
Single Family Homes 2 109
Single Farnily Homes [Seaside) 400 473
Office Park/Hotal/Tennis and Swim
Office 106,000
Hotet 280
Tannis and Swim 5,800
Aquatic Center 0

Fire Station Site

spurce: Monterey Down

willdan, 201500

Mﬁn'{érey Downs has 'propos-agi onstruction of a mixed use development af the former
Fort Ord:(as shown in Fig{ér_e no

WILLDAN
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5. Recommendati
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City of Seaside Monterey Downs Fiscal and Economic Impact Study

2. Overview and Methodology

This chapter discusses the methodology of the data gathering and analysis, the means
used to calculate the results reported in the summary, above, and in more detail later in
this report.

Fiscal Impact Methodology

This section details the underlying methodology used to estimate the fiscal impact of the
proposed Monterey Downs development on the City of Seaside.® The fiscal impact
analysis uses a combination of techniques to estimate the increases in revenues and
expenditures. Where possible, the increases in revenues and expenditures are modeled
following the manner in which they are collected and allocated, referred to as the case
study methodology. For example, increases in property tax revenues are based on an
estimate of the increase in assessed valuation associated with a given project
component. In other cases, where this type of detailed modeling is not possible due to
lack of adequate data, Willdan utilized revenue multipliers that represent the current
average per service population. Generally, this methodology presents a reasonably
conservative analysis of the potential fiscal impacts of the proposed development.

In addition to applying case study-based or service population-based estimates of
General Fund revenues and expenditures, certain municipal line item revenues or costs
vary more with growth and development than others. For example, on the expenditures
side, Public Assistance and Education costs vary more with population growth than
General Government costs. Therefore, a percent variable factor was included in the
analysis of the major line items.

To generate the fiscal impact model, Willdan used the adopted budget for fiscal year
2014-2015 to extrapclate revenues and expenditures that could result from the Monterey
Downs development. All results of the analysis are presented in current dollars, rather
than inflated to a future nominal value. It is important to note that the analysis does not
consider excess capacity that may exist for particular city services or the possibility that
the proposed development might fall at a service threshold level, requiring major new
capital construction to accommodate increased growth. Rather, it applies current fiscal
conditions and municipal service levels to anticipate future costs upon completion and
operation.

3 For the purposes of this analysis Willdan assumes that the entire project is located in the City of Seaside.
The ultimate revenue and service arrangements are subject to approval by LAFCO through an annexation
process, so for the purposes of this report Willdan has assumed that the project will eventually be fully
integrated into the City's services, and that property tax rates will be comparable to elsewhere in the City.

WILLDAN
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Economic Impact Methodology

The economic impact analysis conducted for this repert utilizes IMPLAN (Impact
Analysis for Planning), an input-Output {1/C} model developed by the Minnesota IMPLAN
Group. Based upon certain inputs and assumptions, and utilizing appropriate local data
sets, the IMPLAN model calculates the relationships among industries, consumers,
governmenl suppliers, and other economic actors, and synthesizes data from a variety
of sources, including the Bureau of Economic Analysis, the Bureau of Labor Statistics,
and the Cansus Bureau. The IMPLAN model divides the US economy into 440 sectors
and can be tallored down to Individual zip codes depending. upon specific project
parameters and drawing from data and relationships for that de fined area.

For each analytical task the model is tailored to a §a§§cular region or geography. In this
case, the modet estimates impacts for Seaside’s 21}:) code only. 'The IMPLAN model is
regularly used all over the country to measure the dmpacts of devel pment and many
other activities that affect employment or expendimres in the economy

e

Models such as IMPLAN are particularly use%
of a particular project or program, and yield estlm_
created, the amount of wages assogiated with thos bs, and the total economic output
or “final sales™ generated within particular Industries. /0. models fike IMPLAN rely upon
accnomic “multipliers” that maéhematmaﬁy ?@present the reiataanshlp betwean the initial
change in one sector of the economy:; and the. c(:a= gpndmg effect of that change on
other interdepandent sndustry sectors, as Well aa 1 éﬁeot of that subsequent change
on further sectors, These eﬁects are commonty described as “direct,” “indirect,” and
“induced” and are_ges‘;@ral y defmed as follows;

far measuring the total eoanomlc effects
of the number and types of jobs

»  The “direct’ & ect is the it tial chang@ n’ economic activity from local payroll and
construction expendftwes ina specﬁc industry or sector. For the Monterey
“Dawns pmgeci for exam;n%e, the direct effects to Seaside’s zip code are the
i : ] ‘_ures at the site {and with County businesses), both
urmg constructwn and zﬁp@ratmn of the proposed facility.

Zindirect” ef‘fact results from industry-industry fransactions required fo
the direct. act:wty This effect is & measure of the change in the output of
supplzers Bmked to-the industry being evaluated. In the case of the Monterey
Downs proje L g,for example, construction will result in an increase in purchases
of building mat@r:als, engineering and consulting services, and other goods from
"business to business” suppliers in Seaside’s zip code.

» The “induced” effect consists of employee spending in Seaside’s zip code by
employees, created by direct and indirect impacts, spending their earnings on
focal goods and services, such as food, clothing, real estate, education, health
services, efe.

S IDAN
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The total economic impact of the project is the sum of the direct, indirect, and induced
impacts, offset by any economic loss related to the change in the use of the land, The
IMPLAN model is designed to identify the types and magnitudes of impacts within a
specified geographic area, and can be tailored by station, county, zip code and other
parameters. For this analysis the IMPLAN model has been set up to measure impacts
within the sconomy of Seaside’s zip code.

Within each type of economic impact the I[IMPLAN model estimates several
subcategorties or components. “Earhings™ consists of the actual compensation, including
benefits, paid to employses. "Value Added,” which is not detailed in this report, is the
total revenue generated less the cost of the inpuls used to genez‘ate that revenue. For
example, the Value Added for a retail store would be the tﬁ}"' | sales of the store after
subtracting the cost of labor (Earnings), rent, paymer;ts t0 whmesalers efe. In rough
ferms, the "value added” is the profit of a busmeas "Econom Outpu’f’ is the sum of
Earnings and Value Added. bR ~

Several points are important to make as cave ts to the IMPLAN estmates First, the
IMPLAN model calculates economic relat ensh ips based on 2011 data {the Iatest
available for this purpose), and therefore the anat sis ‘assumes that no fundamental
changes have occurred in the econdmic r@tat fonships within the City since then, and that
those relationships are a reasonable as i:o predac’i future relationships, Willdan is not
aware of any fundamental changes e Seas;de zi @ code that would invalidate the
results of analysis baseci ore fzurrent economzc re
Second, /O mf}delmg“generaﬁy assumes %ﬁat demand for goods and sefvices by
mdustnes or households increases in r@tam}n to an mcreasa in income, and that an

Thzs implies that local szzpphers sai:sfy thss tmtrai demand by increasing their output and
iring add;tronal wc:r:kers rather than shxﬁzng their goods or services from one set of

ma%’k@is smce supptram-:: ay fi f nd it difficult to obtain these labor or material inputs or
other resowces necessary tD expan'd production. Considering the scale of the proposed
project an size of the: ecanomsc study area {Seaside’s zip code) this is not likely to
be a factor. -

Wi WILLDAN
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City of Seaside Monterey Downs Fiscal and Economic Impact Study

2. Fiscal Impacts

The following list documents additional land use, demographic, and other development-
related assumptions used in this fiscal impact analysis:

¢ Existing Population and Employment Estimates ~ Demographic data used to
estimate existing population and employment in the City of Seaside came from
the California Department of Finance, California Employment Development
Department, and the Association of Monterey Bay Area Governments (AMBAG).

e Seaside FY 2014-15 Budget — The analysis utilizes the most recently available
adopted budget for the City at the time of the preparation of this report. Budgets
vary so Willdan has also provided alternative analysis at the end of this report
exploring the impact of changes in the fiscal assumptions underlying the model.

« Future Population and Employee Estimates — Population projections are
calculated using average persons-per-household factors derived from the U.S.
Census. Employee estimates are based on average square feet per employee
factors for nonresidential land uses.

» Residential Assessed Value — The estimated assessed valuation of residential
development is based on Redfin sales records from the six month period ending
in September 2014, of comparable residential properties within the region.
Willdan has also surveyed nearby projects, such as East Garrison, as an
additional check on the reasonableness of the assumptions. In Willdan's opinion
the estimated residential values are reasonable and reflect current and
foreseeable market conditions. At the end of this report Willdan has prepared a
sensitivity analysis to examine the impacts of lower assessed value on the fiscal
impact of the project.

¢ Nonresidential Assessed Value — Valuation of the project’s nonresidential land
uses is based on sales prices of comparable land uses listed on LoopNet, the
primary online listing service for sales and leases of commercial real estate.
Willdan believes these values are reasonable estimates of the assessed
valuation of the project, which is the basis of property tax assessments. At the
end of this report Willdan has prepared a sensitivity analysis to examine the
impacts of lower assessed value on the fiscal impact of the project.

s Sports Arena and Racetrack Complex — The Sports Arena and Race Track will
provide their own onsite security and maintenance of all public facilities. In
addition, Willdan expects that revenues generated, such as property tax, ticket
fees, parking taxes, etc., will be needed to fund construction and operations. For
this reason revenues generated are not included in the calculated fiscal impact.
Willdan does expect, however, that the employees at these facilities may have a
general impact upon City operations, so the employees have been included in
the calculation of “persons served” in Table 7.

WILLDAN
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General assumptions and land use assumptions are presented in Tables 4 and 5. The
paragraphs that follow provide detailed explanations of each table utilized in the model.

Table §: Seaside Fiscal Impact Analysis General Assumptions

ltem Assumption
General Assumptions

Base Fiscal Year' FY 2014-2015

Property Turnover Rate {% per vear)?‘

Apartments 5%
Courtyard Homes 10%
Single Family Homes 10%
Non-Residential 5%
General Demographic Characteristics ‘Estimates

City of Seaside
City of Seaside Population’ 33,534
City of Seaside Employees’ 16,000
414,534

City of Seaside Persons Siemred5

Sources: California Department f Fanance (Z:a!ef nia £mpioymeaz Development
Department, AM&{}_G,‘-?WiIldan Finar

* Revenues and expenditur GI&doi ars.
?zope rty tt.zmcvea' rams ba ed on Wiﬂdan research

Based ‘on jaﬁsary 2014 stsmazes from the California Department of Finanace.
d.on 2012 annual’ /ETaEe estimates from the California Employment
D&wziep f'_rent Department.

® Defined as;gjgg! pcpuiatlo :‘plus 0% of employees,

L P! Goivinos 14



Table 6: Seaside Fiscal Impact Analysis Land Use Assumptions

) . Estimated

Pavetepment g fuild Out Estirmated Uoit 5 dvalye Bt da dvsiie  Total Estimated
Land Use Units/Rooms  Fqoare Feet Sire (S i) PerSq Pt Par Unit, SqFt O foony  Assessed Value
Resideniial Units Perlinit
Apartments 40 1,000 ] §229,181 894,672,248
Courtyerd Homes g2 1,408 5304 $425,210 S3,880.22%
Sinpgie Family Homes 210 1,900 3282 $478.361 $300,455,882
Siapte Fomily Homes 2 108 2508 g2 $G27,18% 568,363,151
Singhe Famnily Hames {3aaside) 47 2,200 M8 . $544,507 4251,210.320
Residential Subtotat 1,280 1,776 $2530 $560,368,850

Nonresidential (Ney Egquestriant Hooms Perby ftor Rgom

Country Walk
Retail 517,006,000
phassem)/Cultarat® 0
Resiaurant 34,000,000
Office $15,000,000
Theatrs® k4
Hotal 200 $36,006,000
Quatified Worker Housing
Lomplex 1 254 S50 PR 000
Offize Park/HotelfTennis and Swim
Office Byt $20,000,000
Hotal BN 535,000,000
Tennis and Swim A R/
MNogsresidentiat Subtotal $158, 720,000
Horse Park
Fquastrian Faciities )
Toiai 5$749,008,850

¥ Bstimated unit sizes based on Wlfdaa rasearch,
gstimated assessed VElues per ﬁqvara footor roor aseé\sn Wsildaﬁ research,
*These uses may be ownedaad ap@w%ed by non profit entitites an:} t%etef@re are notincuded in the AV calculation.

Sources: Mcmi

Uses Table, W iiBdan Finencial Services

Project Pemographics
The estimatéd number of persons served includes new residents and employees
anticipated at the Monterey' Downs development at build out. Willdan assumed that the
on-site residentia 'ﬂnit‘:s:‘fﬁbwd be occupied by households that range from 1.8 to 4.0
persons per household, based on an average household size of 3.12 in Monterey
County from 2007 to 2011, according to the U.S. Census. QOccupancy at the Qualified
Worker Housing complex is estimated at 1.5 persons per room. The factors used to
astimate the number of employees by land use range from 250 square feel per
employee for office uses fo 1,500 square feet per employee for theatre uses. Willdan
assumes that each employee has approximately one half the impact of a resident on the
cost of providing municipal services. Therefore, the total number of persons served is
agual to the on-site residential population plus half the on-site employee population. The

WILLDAN
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fiscal analysis uses this “tolal persons served” figure 1o estimate municipal service
revenue and cost increases,

Tahle 7. Seaside Estimated Persons Served at Build Out

Persons/HHOR Reskdents QR
Deseription Total Units/SF Employees/SF' Emplovees
Residential Population at Build Qut Linits
Apartmernts 400 ey
Courtyard Homes 87 246
Single Family Homes 230 633
Single Family Homes 2 105 436
Single Family Homies (Seaside} 470 1220
Qualified Worker Housing
Complex 1 256 : 384
Total Residential Population at Build 1,586 00 4,379
On-site Employees at Build Out Square Fegt - ;
Country Walk TeEe s
Rietail &3 713
tAuseum/Tultural &
Restaurant &
(ffice 240
Theatre 23
Hatel 167
Office Parkf/Hotel/Tennis an
Offica 400
Fotet 187
Tennis and Swim ) B
Total Oresite Emiplovees at Bt 1,3%
1,015
Total Persons Served” R i 5,575

! ased on‘\‘fsfi'li‘d\an research and %ﬂ@u;{stry standards.
* Defined as total population plus 50% of emplayees.

Sources: Monterey i)ows}s ian %_}éés Table, Willdan Finandal Services

/WILLDAN | i
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Table 8 below calculates the person served by phase.

Table 8: Seaside Estimated Persons Served by Phase

item Phase 1 Phase2 Phase3 Phased Phase5 Phaseé Total

Residential Population at Build Out

Apartments O 0 ] 800 ¢ 0 g0a
Courtyard Homes 4] 0 1] 0 246
Single Family Homes o aa 0 0 &53
Single Farmily Hoames 2 0 435 0 ¢ 436
Single Family Homes {Seaside) 1,520 300 p.h o 1,820
Qualified Worker Hous ing FE
Complex 1 a o o 384 384
Total Residential Population 1,520 766 3s4 4,579
On-site Employees at Build Out
Cauntry Walk
Retail 0 ¢ 213
MuseumyCultural 0 0 &6
Restaurant 0 0 &7
Office g 0 2440
Theatre ; e 0 23
Hatel P 187 G 0 167
Office Park/Hotel/Feanis gnd Swim
Office : 0 0 4] 400
Hotel o 0 0 167
Tennis and Swim e : [ 4] g 14
Total On-site Employees at ét‘;&itd Ot 755 0 0 1,376
questrian Employe: 12 13 13 13 13 950 1,015
Total Pegs}pns Served ;i}610 772 214 1,282 838 858 5,575

Witdan financial

eivices, 2@15

impact Analysis

General Fund Revenues

A listing of ali General Fund revenue sources and the corresponding methodology used
to forecast fulure project revenues is shown in Table 9. For some categories, such as
property and sales tax, Willdan prepared a case study consisting of detailed revenue
projections. For other categories wherg the impact of the project on revenues is more
diffuse, Willdan has calculated the revenue the City receives on a per capita basis. To
account for the fact not all revenue is directly related to population, Willdan has applied a

WILLDAN
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“percent variable” factor to each of the per capita estimates, ranging from ten percent for
revenue from other agencies to fifty percent for utility user taxes. It is important to note
that these factors are estimates based or the nature of the project, its size relative {o the
City, and Willdan's experience with other projects.

+ Financin Sevices 14




City of Beaside Morterey Downs Fiscal and Economis Impact Study

Table 9: Seaside General Fund Revenues and Estimating Methodologies

Factors

Budgeted Revenue - Percent
Description by Entity Amount Methodology Gross  Variable Net
Annval General Fund Revenues
Property Tax 5 4,751,000  Case St;{dy‘fl{ T ‘ - - -
Property Transfer Tax 5 50,000 Case Sﬁudg} ' T - . N
Safes Tax $ 9,758,000  Case Study ‘ e ) .
Transient Oeocupancy Tax s 2,520,000 Case’S}:’;xe;{y - - -
Franchise Fee 4 1,255,000  Per Persons Served § 3022 2% & .55
Business License Tax $ 570,000, Per PersonsServed $ 172 5% $ 343
Utifity User Tax 5 2,384,000 Per Persons Served $  57.40 50% $ 2870
Licenses and Permits $ 459,900 PerPersons Served $ 1107 7% S 277
Fines $ . 127,000 PerPersonsServed $  3.06 2% 5 076
Income from Investments $ . . 17L,000 NotApplicable = - - -
Revenue from Other Agendies | $ 53,800 Pé?-’?e rsons Served 5 1.30 0% % 0.13
Fees and Charges ‘ $ 609,920 Per Persons Served 5 1468 5% S 8.07
Miscellaneous $ . 362,303 PerPersons Served 5 872 50§ 436
Total Revenues TR, s 7 923

Source: City of Seaside Budget 2014-2015
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Cily of Seaside Wanterey Downs Fiscal and Ecanomic impact Study

Property Tax and Transfer Tax

The property taxes the City will receive from the project are derived from the folal
assessed vaiue of new development and the City’s property tax aliocation share of the
one percent ad valorem property tax. Any allocation of property tax for the areas that
would have to be annexed into the City will be subject to a {ax sharing agreement
between the City and the County of Monterey. Because of the uncertainties of these
factors, Willdan has focused on the long ferm fiscal picture. Accordingly, for the areas
currently within the City Wilidan derived the City's property -tax allocation factor by
averaging the Cily's share of the Tax Rate Areas (TRAg) located within the project area.
Willdan adjusted the property tax rates to account for 'ti’ae Educational Revenue
Augmentation Fund (ERAF) distribution, which averagéd 14.85 percent countywide in
20142, ;.

Of the one percent property tax, the City is anticipated to receive 18 _percent of ad
valorem property tax revenue, as shown in; Tab!e 10. For areas that are cumently not
within the City, Willdan assumed that the City" wouid zecelve “property taxes at the same

4 1t is important to note, however, that the eventual rate applied will depend on a tax shating agreemant
hetween the City and County of Monterey in connection with annexation of the area into the City.

Wl LLOAN
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Table 10: Seaside Estimated Annual Property Tax Revenue

o

.. Agsessed Valgs

e fata Phase 1 Physe 2 Phase 3 Bhgee & Phase & Phigse & Towl
Retsil/Commaerdat Usss
Lotunty Walk
Retait & 0 ] RO 0 a 7,000,003
Museum/Uutturat ¢ 1] o I} a a o
Rasimmorant 4] v] k4 1, LI a a A0
Offire O 0 a 1.5,000,(KK) a o] 1R800
Theatra ] o] q n 2 ¢] g
Hotel [} G [y] B6,000,60C 4 < 36,000
Ousilied Worker Housing
Complexl o] o 0 a 0 00 30720000
Hesidentiol
Agariments o 4 o 5,&22 269 0 < 5,672,269
Caurtyard Homes 0 I ¥ 15055482 23,811,765 o 24,367,227
Singte Family Homes o 4,308,257 L1} LD B8 150,630 0 306,455 882
‘ﬁngig $ainily Homes F 0 BB36L15) ¢ -0 o b) 68,363,151
Hoghe Famity Homes (Seaside} 2E7,P00,688 43047600 1] o] [ LA 1% (52 =% ¥
Sffre Porkiratelf Tannls ond Swirg
fine [ ol a Q R0
Howel 36,000,000 0 3 BN
Tennis and Swim ] £ a aQ 0
AguaticCenter ] [ 0 3 [
Fire Station Site 4] [ < a 0
Faorse Park ] o ] a8 il
Tobd Assessed Value AB3,962,685 115716034 BABL00 18727731 119,982,385 FA000 718,088,850
Peoject Assnsied Value
Propsriy Tax Revenue {133 of Asseised Value! 1.0% 2,558,627 1,787,277 3,366,628 307,200 P IBGGEE
Estirmated Praperty Tax
Seaside Genersi Fund [avg of Seaside TRAS, 1BA% 135 328,045 230,185 56,285 §  1,335B50

Total fstimated Annsdd Properly Tax Revesue

PROPERTY THANSFER FAX
Turieeeer Rate Varigs
RBaste ey £3,000 0f AV (City of Sesside) 30.86

55,218 36,588 3845 $32351

Esttmated Arinual Property Transies Tix Baveni

Sourse: Hitp:/fwere califoriatityEnanee oo, Witldan Finsnicisf Services, 2015

WILLIJAN
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Property Transfer Tax

Property fransfer tax is based on the assessed value of the development’'s land uses
and the anticipated turnover rate of properties over time. This fiscal impact analysis is
based on the assumption that the project's apartments and norresidential property will
turn over once every 20 years (five péercent per year) and courtyard homes and singie
family homes will turn over about once every ten years {10 percent per year). The City
earns $0.55 for every 31,000 of assessed value for properties that turn over. Property
transfer tax calculation for Seaside is presented in Table 10.

Sales Tax
Sales tax revenue generated by the new development ’&”based on an estimate of the
taxable sales generated by stores and restaurants ‘in the pro;eot Because the
contemplated retail and restaurant deveiopmem_”gs relatively smalj _compared to the
number of housing units and the activity that will be’generated by other. uses on the site,
Willdan believes that the retall will be fe«as;bie Willdan has not conéué‘{ed a market
study specific to the project, but instead has used .1 _n’servatwe mdustry -standard
estimates of sales per square foat ’ﬁor retaﬂ astabisshmenta and restaurants. Esfimated
sales tax revenue for the City is presel

Table 11: Estimated i&ﬁnual Saies Tax Reven

b Reta;!s o City Sales
Sgizgre 53‘% per Taxzhle Toxnable Tax @
'Fé_et 54 ?ﬁ;} Total Sales  Percentage Sales 1.00%
Retall ‘ g8 000 S25D 521,250,000 O5% S20,187,500 8201875
Restaurant 0007 5250 §5,000,000 95%  $4,750,000  $47,500
Total Annuat Tew Development Sales Tax Revenues $24,937,500  $249,375
* Retail sales per square foot bﬁsed on Wsiidan research.

fornia Board of Equaii'za_t_%on, W%I%dan Financial Services, Monterey Downs LLC
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City of Seaside Monterey Downs Fiscat and Economic Impact Study

Transient Occupancy Tax
The Transient Cccupancy Tax {TOT) rate in Seaside is 12 percent of room revenues.
TOT is assessed on lodging for which the period of stay is less than 31 days, therefore,
the Qualified Worker Housing complex was not included in the calcuiation for anticipated
TOT revenue. Estimated TOT revenue for Seaside is presented in Table 12, Based on
an examination of the competitive landscape, locational factors (such as the project iiself
and the adjacent DoD facility), and interviews with local experts Willdan believes the
hotels are feasible. In order to maintain a conservative approach fo the fiscal analysis,
however, Willdan has specified relatively conservative factors in the analysis, including
an average daily rate of $145 and an occupancy rate of 66 percen

Table 12: Seaside Estimated Annual Transient Occupancy Tax Revenue

Estimated Transient Occupancy Tax
Number of Hote! Rooms

Average Occupancy Rate®
Average Number of Daily Occupied Rooms

Annual Occupied Room Nights

Average Daily Rate’
Total Annual Roomn Revenues

! Average occupancy £ eh
? Average daily 13

Source: Wilidan Financial Services

A summary?gf__ﬁenerai Fu}i&revenues for the City of Seaside, based on the faciors
discussed above, is presented in Table 13

Finangint Sarvicon G




Table 13; Seaside Summary of Estimated Annual General
Fund Revenues

Annusl Révenuss
Dascription by Entity Net Factor Fhase 1 Phase 2 Fhaye ¥ Phase 4 Phase 5 Phase 6 at Budld Qut

Annual Genesal Fund Revenues

Property Tax - 456,135 212 3931 36,703 06 220,185 55288 35 1316850
Property Transfer Tax - 32,978 £369 55 5219 5488 845 32,554
Solas Tax - - - - 249,375 - - 245,375
Transient Ocoupanty Tay " 828 332 “ 0 238,332 - . 1,676,684
Franchise fee S T.55 12,161 5835 1,514 9,684 6,328 & 4583 42,311
Buginass License Tax % 343 6,523 2,653 733 4,508 28N zha7 19,126
Utifity User Tax O 46,200 22,167 8,131 36,791 S04 24,553 159,888
Licenses and Fufmits K 277 458 2,138 591, 356200 ) 1y 2378 15,432
Fines % 176 1,238 290 4,263
in¢ome from Investments - 0 0 .
Revenae from Other Agersies 3 N3 s 140 k4]
Faps and Charges s 387 5910 2,838 20486
wiscaiianeous s 436 Ho2r 3.3 24,314
Total Revenuas $ 190057 § 258441 § ARIS6 § 1486837 § Juomcm Sigiges ¢ 2,564,863

Source; City of Seastde Budget 2054 2018, Wilidan Financial Services

General Fund Expenditures N
In this fiscal impact analysis, exp&ndltures that are expected {o be affected by the
proposed development are forecasted. by usi rzg the average cost per service population
methodology. As with revenues above, WE Idan ha ﬁatcuiaied ihe per capita budgets
and applied a variable factor depending on the. 'egz‘e' 6 which expenditures will be
affected by increased serwce pc}pu lation, For general governn‘zeni for example, Willdan
expects the project, will have a man‘ma! effect. . For direct services such as police, fire,
and recreation, on th i lildan expects a significant impact and has therefore
applied variable factors rangi 'gz rom seventy to eighty percent, As with revenues, these
factors are o mbmainon m"\_-__ 1e'characterastncs of the project, the type of expenditure, and
W‘sild,ar;s x;:;er;ence_' other ;{uﬁsdecttonsg All General Fund sxpenditure items are listed
in Table 14. G

WILLDAN
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City of Seaside

Monterey Downs Fiscal and Economic impact Study

Table 14: Seaside General Fund Expenditures and Estimating Methodologies

Factors

Budgeted Departmental S e Percent
Description Expenditures Revenues Net City Costs Méti‘iodology Gross Vartiable Net
Annual General Fund Expenditures L £
General Government $ 2,866,327 S 3,600 2,862,727+ Per Person Served”  §  68.92 10% $ 689
Police Department 9,321,786 390,625 Bas 8,931;'161'"" Case Study NA NA NA
Fire Department 4,547,032 . 288,920 4,758,112 Case Study $ 102.52 100% $ 102.52
Resource Management 211,312 211,312 PerPerson Served $ 5.09 70% S 3.56
Building Code and Enforcement Div 310,032 75;332. Fees Cover Cost - - -
Community and Economic Dev 840,047 599,847 Per Person Served S 1444 60% S 8.67
Public works and Engineering Div ' ;710,601 “Per Person Served S B9.34 0% S 26.80
Recreation Division 1,476350  PerPersonServed  $ 3555 80% $ 2844

Total Expenditures

1,260,223

22,125,442

"The project will have privately maintained streets.

Source: City of Seaside Budget 2614-2015, Willdah:'kFiﬁéncial Services

$ 23385665

7 WILLDAN
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City of Seaside Monterey Downs Fiscal and Economic Impact Study

For two categories, police and fire, Willdan has calculated the expenditures on a case
study basis, with input from the City. Table 15 estimates the annual cosis of police
sarvices for the project provided by the City. The estimate includes additional sworn
patrot officers at the existing City ratio of 1.1 officers per 1,000 residents, along with an
investigator and one additional administrative staff person. Table 16 shows the
expenditures for these officers, but as with fire the final determination on expenditures
will be made by the City Council each year as part of its annual budget process. in
addition, the City anticipates that activity at the site will generate additional impacts on
police services elsewhere in the City, but these cannot be quantified.

S WILLOAN
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Table 15: Estimated Police Expenditures

Item Amount

Seaside Officers Per 1,000 Residents 11
Monterey Downs Residents (1) 4,915
Officers Needed 5.4
Cost Per Officer $175,093

Sworn Officer Costs

Investigator

Admin

Total Costs

Cost Per Person Served

$946,679

§183,808

popuiatzonxnumbers were used the total
number of offlcers would: b .8instead of
is‘adjustment would bring
the total cost down to $1.1million, a
reduction of approxirﬁatefy $100,000. The
final determination on expenditures will be
made by the City Council each year as part of
its annual budget process.

Source: City of Seaside

Willdan, 2015

WI LLDAN
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For fire services, there is currently uncertainty about how they will be provided to
Monterey Downs in the long term. At the moment the closest fire station is the Presidio
station, but that may not be true in the long term.

One possibility is that the Monterey County Regional Fire District (MCRFD)} will provide
fire protection. If this is the case the district will primarily receive funding from propery
taxes generated by the development at Monterey Downs. Willdan does not have any
specific information about the amount of the funding or how much fire protection for
Monterey Downs would cost MCRFD.® The final disposition Qf_:t'h_'e funding of fire
services in this case would be subject to further negotiations"bUt Willdan expects that the
source of revenue would be independent of the City, the. revenues would come from the
project and would go MCRFD directly. This could have a Iarge pos;tive fiscal impact for
the City, as the City would be relieved of the respons:blllty to fund ﬂre serwces but would
keep the revenue generated by the project. o

The second possibility is that the Presidio flre statlon would contmue to prowde fire
protection on a long-term basis. Willdan expects that.th would necessitate some
financial contribution from the City to..f_ ver the i increa: ‘d costs. Willdan has no way to
determine what this would be, but as'a r ugh estimate \Niildan has calculated the
average cost on a per capita basis for emstmg ﬂre services in the City. This assumes
that the additional costs would be propomona! t ;eting costs As shown on Table 16,
the cost to provide fire. serwces Galculated on this basis is $571 000 at completion of the
project, with Iessey_.a_mounts befqre_ then.

Table 16: Fire Servnces _Cost Estlmate Presudlo Station

Description -+ . Net Factor _Phase 1 Phase 2"  Phase3  Phased  Phase5  Phase6  Build Out

Persons S 772 214 1,282 838 859 5,575

3163;042 $79,187 521,903  $331,425 $85,892 588,065 $571,516

Fire Depaﬁfﬁéqt» per capita $102

Cumulative $165,042 $244,229  $266,132  $397,558  $483,450  $571,516

Source: City of Seaside Buc'ig'é:f_‘z_(l}_i:é:zbls, Willdan Financial Services

The third possibility is that a new fire station will be built to serve several new
developments in the eastern portion of the City, including Monterey Downs. Monterey
Downs would be responsible for its fair share of the annual operating costs of the fire
station, based on estimated calt volume. Table 17 below calculates the call vofume for
existing and planned development in the service area of the likely station, including

” Willdan understands that at East Garrison fire services are paid for through property taxes.

¢/ WILLDAN
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Monterey Downs. As shown in Table 17 Monterey Downs represents approximately
58.7 percent of the calls for fire services to be generated.

Table 17: Fire Services Cost Aliocation

Acres  Tranient  Resid. Call Rate

Project FORA Polygon SF/Units Comm Unlts Units Total Calls Percentage Factor
Retail
The Projects at Main gate 15 591,500 54 = : 50 25.4% 0.912
Seaside Renaissance Center 20h 300,000 28 25 12.9% 0.912
University Village 20e 100,000 9 T B 4.3% 0.912
Hotel R
Hotel 15 110 3110 3.8% 0068
Office
Chartwell School 20d 18,000 1.9% 0.914
Monterey College of Law 20e 13,100 0.5% 0.914
The Projects at Main gate 15 27,000 w 1.2% 0.914
Seaside Pointe 20h 75,000 ©3.2% 0.914
Industrial
Seaside Corp Yard 25;320 0.5 0.2% 0.914
University Village 20e 00,000 8.4 4.3% 0.914
Residential
The Lofts 13.3 6.8% 0.148
The Views 14.8 7.6% 0.148
Seaside Village 370 54.6 28.0% 0.148
Totaj 110.0 560.0 195.1 41.3%
Monterey Downs

18,19 0.2 36.7 123% 0914
Transient ;i 18393 . 656 44,6 16.1% 0.068
Resid Units : - 18, 19'3".:_ : 1,280 195.6 70.6% 0.153
Total 276.9 58.7%

Grand Total 4720

Source: City of Seaside;.M'éi_n'G_ate Di;;f;:-EiR, Appendix J, Update to Fee Analysis, April 18, 2008; Monterey Downs LLC

wiildan, 2015

Using the allocations calculated in Table 17, Willdan estimated the annual cost of
operating the planned fire station attributable to the Monterey Downs project, as shown
in Table 18, below.

WV WILLDAN
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Table 18: Monterey Downs Fire Services Cost

$1,235603

Item Amount
Annual Station Operation Cost $2,106,171
Call Allocation
Monteray Downs 5%%
Other Development 41%
Meonterey Downs Cost
Cost Per Annual Call

84,460

Sources: City of Seaside

Willdan, 2014

ZAF WILLDAN
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Table 19: Fire Call Phased Allocation

Item Phasel Phase2 Phase3 Phase4 Phase5 Phase6 Total
Residential

Apartments 0 0 0 0 61
Courtyard Homes 0 0 0 0 13
Single Family Homes 0 1 0 0 32
Single Family Homes 2 0 17 0 0 17
Single Family Homes (Seaside) 61 12 0 0 73
Qualified Worker Housing

Complex 1 Q Q 0 17 17
Totai Residential Fire Calls 61 30 0 17 213
Non-Residential

Country Walk 0 o 20
Country Walk Hotel 0 -0 14
Office Park/Tennis and Swim 0 0 16
Hotel 0 1} 14
Tota!l Non-Residential Fire Calls 0 0 64
Total Calis 39 17 277

wildan Financial Services; 2015

Based: on the expenditure factors calcutated above, Willdan has estimated an increase
in expenditures for the" B |ty with the deveIOpment of the project. This estimate is
presented both for the totalfprOJect and on a phased basis on Table 20.

W WILLDAN t
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Table 20: Seaside Summary of Estimated Annual General Fund Expenditures

Description NetFactor  Phase 1 Fhaen ) Phase 3 Phase 4 Phase & Phase § Build Out

Anrmad General Fund Brpenditures

General Sovernment 5 6.58 p¥ Rl 5,324 1473 8,836 575 5921 § 38,423
Police Departiment 218350 351,754 163,7%2 45,582 480,158 185062 187,694 L8407
Fire Department aggroe”  azate T a3a3m 7aevs T oaner” aman T mem T 5235408
Fire Deparlment - ger capita 252 165,042 75,187 21903 133,826 £5,892 REOGE 5 571,516
Resourte Menagemdgnt 356 5733 2758 761 4,555 2,984 289 19,853
Building Code and Enforeement - 1} ja} 4 G o G -
Community and Economiy Developmeant 857 13,956 £,643 1,852 11,188 7260 7444 48,306
Pulstic Works and Engineering 26.40 43,346 25,702 3,726 34,353 L ARA% 23,023 149,405
Becrantion Division S 2844 45,775 21,564 5675 ,35,:454 - FEEE A2 5 BRLE
Totd Bxpenditures [New Station] 5 BDAESY § 380,510 § 13&942‘ Py A 3 40579 § 320,242 3 2B5RIND
ol Expenditures {Presidio Fire Station) § 636499 § 3053538 § 8—%;'&?1 % 506 £56. '$ 335,051 § 36633 5 2204303
Total Expendires [County Fire) $ 4ILAS7 % 26205 4 62, 668 °¢ 375430 8 245,339 5 Z5LE6Y § 1632587

Persons served af Baild Out 5,575

Sourtt: City of Seastde Budget 20242015, Willdan Financial Sarvices

It is impossible to say which of the three fire services, scenanos is the most likely.
Because of this Willdan has calculatec he net fi sca impact of the project under each of
the three. [n the sense of cost the ne iatm}z% aitema’iwe_"_ the most conservative, a
“worst case scenatio”, in that is the most exp@nswe :

Net Fiscal Impact :
Based on the ana!ys:s 0&‘ revenues and-expenditures detalled above, Willdan has
estimated the net fist the Monterey Downs Project, both overall and on a
phased basis, As show ~onTable 21 “be low, th@ overall net fiscal impact ranges from
$1.9 mimon"to $601.000 annually once the project is completed, Individual phases vary
consj derabiy depending on the:mix of development and the provision of fire services, as
di scus___sg—;c_i above,

¢/ WILLDAN
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Table 21: Net Fiscal Impact

Annual General Fund impact! Phase 1 Phage 2 Phase 3 Phase 4 Phase 5 Phase 6 Total
Presidio Fire Station Alternative {Current Condition)

Revenues’ 1,400,157 358441 48,236 1,486,837 69,828 101,365 3,564,863
Expenditures’ $ 636455 $ 305393 $ BAATL S 506856 % 331,251 § 333633 § 2204203
Net Impact $ 763,658 §  (46,952) § {36,235) & 979,981 §  (61,423) § (238,269) § 1,360,760
Cumulative $ 763,658 & 716706 S 680471 1,660,452 § 1,509,029 $ 1,360,760

Monterey County Regional Fire Alternative

Revenues? 1,400,157 258441 48,236 1,486,837 269,828 101,365 3,564,863
Expenditures® $ 471457 § 226206 5 62568 § 375430 S -i45359 $ 251567 § 1,632,587
Net fmpact $ 928700 § 32,235 S (14,332 $1,11,407 5§ - 24469 $ (150,203) $ 1,932,276
Cumulative $ 928700 $ 960935 § 946,603 $2,058,01 ZOR2AT9 § 1,932,276

New Fire Station Alternative p | i

Revenues’ 1,400,157 258441 48235 11,486,837 269,828 101,365 3,564,863
Expenditures® $  BDARS7 $ 360519 S 12594204 817052 S 420579055 329242 § 2868190
Net Impact 6 505,301 § (102,078) § (87707} § 669,785 § (150,751 $(227.877) § 696,673
Cumulative § 565301 § 493,223 14055t 524550 &

5,516 $ 1,075,30

696,673

! Annual General Fund impact at buitd out in 2014 doliars,

*See Table 13
¥Sea Table 20

Source: Wilidan Financial 5ervices

7 WILLDAN

i Financinl Services

29



City of Seaside Monterey Downs Fiscal and Economic Impact Study

Sensitivity Analysis

To provide a more refined understanding of the assumptions behind the fiscal impact
analysis, Willdan has prepared the fiscal impact under several alternative scenarios.

First, Willdan examined the impact of the Presidio Fire station remaining in place and
continuing to provide fire protection. It is impossible to say with certainty the details of
this eventuality, but in order to provide an estimate of the fiscal implications Willdan has
assumed that the City would have fire services costs in proportion to the growth in
residents and employees at Monterey Downs. As shown on Table 22 this would result in
overall net fiscal impacts at build out of $1.36 million, an in ':e_a_se of $660,000.

Table 22: Seaside Summary of Estimated Annual. General Fund Expendltures with
Presidio Fire Station

Annual General Fund Impact® Phase 1 Phase 2 Pivase 3 Phase 4 Phase 5§ Phase 6 Jotal
Revenues’ 1,400,157 258441 48,236 148683707 269,828 101,365 3,564,863

Expenditures’ §__§36499 $ 305303 $ BAA7L S 5066 $  3IIS1 S 3063 S 2204103
Net Impact $ 763,658 § (46,9520 § (36,235)°50 979981 §  (61,423) § (238,269} $ 1,360,760
Cumulative $ 763,658 $ 716,706 S 680,471 $1,660,452 $ 1,599,029 $ 1,360,760

" Annual General Fund impact at build out in 2014 dol
?See Tahle 12
% see Tahle 17

Scurce: Willdan Financial Service

Second, Willdan considered thepe“ssibility t'h_a" ire protection at Monterey Downs would
be provided by the County rather than. the City of Seaside. To evaluate this Willdan has
assumed that the pattern .-at-East Garrison wouid be followed, in which fire services are
funded th gha epe(:lai ta cor assessment. If this were the case the City would not
fund fire services and therefore would have no fire services costs associated with
Monte__r_ey‘_ Downs. As shq_w_n in Table 23 this would result in a net fiscal impact to the
City of $1.9.million, an increase of $1.2 million.

Table 23: Seasu‘ie Summary of Estimated Annual General Fund Expenditures with
Fire Services Prov._ 1 by County

Annual General Fund impact ' Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6 Total

Revenues’ 1,400,157 258,441 48,236 1,486,837 269,828 101,365 3,564,863
Exgenditure53 $ 471,457 § 226206 S 62568 § 375430 5 245358 § 251567 5 1,632,587
Net Impact $ 928,700 $ 32,235 § (14,332} $1,111,407 § 24,469 § (150,203) $ 1,932,276
Cumulative $ 928700 & 960,935 § 946,608 52,058,010 $ 2,082,479 § 1,932,276

! Annual General Fund impact at build out in 2014 dollars.
?5ee Table 12
*See Table 17

Source: Willdan Financial 5ervices
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Third, Willdan considered the passibility of lower assessed values for the property once
it is developed. Willdan calculated the net fiscal impacts with a twenty percent reduction
in total properly tax revenues, As shown in Table 24 this would result in an overall fiscal
impact of between $1.7 million and $427,000, a reduction of approximately $264,000
annually in each case.

Table 24: Seaside Summary of Estimated Annual General Fund Expenditures with
Reduced Property Tax

Annuat General Fund impact’ Phase 1 Phase 2 Phase 3  Phased  -Phase Phase 6 Total

Pregicio Fire Statien Alternative {Current Condition} R
Revenues’ 1,306,830 715,862 408 1408

235,751 90088 3,300,893
Expenditures’ G 636490 § 305393 5 S4471 S0 S06RS6 S 333051 S 363 4 2204103
Net Impact §  BMA31 § (80431 § (43577) 5 B14371 5 (30546005 (2495460 § 1,006,790
Cumulative $ 670431 §  SELOOL $ 537424 1,451,796 § 1,346,336 51,095,790

Huntergy County Regionad Fire Altersative

Resanues’ 1,306,530 A5%2 08 L4708 225,73 90,088 3,300,893
Expendityres’ $__ATLAST & MGG § B2S68°%eA75 A3 245,350 § 051867 5 1,632,587
Net hmpact $ eI $.0010209 § {267} 3 (19,568) § (161,080} § 1,668,306
Eumutative § Bm4r § 1825233 6803556 41,84 1,825,786 § 1,666,306

W

New Fire Station Alternative

Revensies® 1306930 215962 4089 CasTsl 0088 330089
Expenditures’ CUBoAESY: B 360519 5 435042 & BIBOSZ S 420579 § 820042 5 28681%
Netimpact 4% [MM4,556) 5715048 5 604076 ©  [194788] $ (29,154 § 432,702
Cemutative S02074 3. 351518 S 62468 5 S66EAS §  6TLES § 432,703

#5ap Table 12
% %ea Table 20 ]

Source: Willdan Fin:
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Fourth, Wilidan considered the possibility that the proposed hatels 1 would not be
consiructed and the resulting fiscal impact from the absencs of transient cccupancy
taxes. As shown on Table 25 this results in an overall negative fiscal impact ranging
from $203,000 to $968,000.

Table 25: Seaside Summary of Estimated Annual General Fund Expenditures
without TOT

Annual General Fund Impact’ Fhage 1 Phase 2 Bhase 3 Phags £ Phase 5 Phaze b Total

Presidic Flee Station Alternative [Current Condition}

Revenues® 553,762 5B 441 48,736 £39,341 55,828 101,365 157,073

Expendituras’ 3 BIZO0IS 5 305363 4 24471 5 GOBESE 231251 5 330E33 5 2174023
Netimpact $  IBL757) § (489520 § (36,235 § 3BOE5 . (61423 § (233265} §  (303.550)
4 {303,550}

Cutnutative $ (58757 §  (190,710) § (136,93 § ‘i‘g3;ass} § i{ss,z8n

Manterey Conaty Regional Fire Altemaotive

Revanues” 553,262 258,441 e ST 260,828 VLUW0L36E 4,874,073
Expenditures’ $ 197 226206 $.6256Y S BUSA3D 3 245350 § Q51567 % 1,602,407
et frppact 3 11,385 & 2,235 5 {14332 § 28451108 ME60 5 (150200 § 267,965
Cumalativa $ 111288 § 143520 § 1IEE- S MEDY 3 4INIGS § 262966

New Fire Station Alternative

Revenues’ $ 326 8 68,838 & 101363 171073
Expenditures” 3 77537 § 420579 5 328242 § 283710
Netirmpact $  (2;als § {102,008 o {150,751} § (27,877 § {967,638
Cumutative $ (2018 (324,183 Y {739,760} § (957,638}

} annual General Fund imp
¥ oo Table 13 :
*Soe Table 20

Sourca: Willdan Finandial Senvices
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3. Economic Impacts

Willdan has estimated the County-level impact of the project by inputting the expected
employment and expenditures from the project into IMPLAN v.3.

For the economic analysis Willdan and the project proponent have prepared an estimate
of the visitors to the Horse Park and indoor arena and sports complex for the events that

will be held there, summarized in Table 26.

Table 26: Visitor Estimates

Number of Duration Daily Visitor- Outside

Item Events (days) Visitors days County % Total
Horse Shows

Local Horse Shows 20 7 300 42,000 0% 0
Regional Shows 20 4 600 48,000 10% 4,800
State Shows 15 4 1,400 84,000 65% 54,600
National Shows 5 14 4,000 280,000 95% 266,000
Total Horse Shows 6,300 454,000 325,400
Concerts 40 1 2,500 100,000 20% 20,000
Music Festival 1 7 6,500 45,500 40% 18,200
Misc E\ﬂ'ents1 40 1 4,125 165,000 10% 16,500
TOTAL 764,500 380,100

1includes basketball, hockey, and a variety of traveling productions.

Sources: Monterey Downs, Willdan Financial Services

Table 27, below, details the estimated costs of construction and the expenditures
associated with the operation of the Horse Park and its other facilities. As shown in
Table 27, hard construction costs are estimated to total $879 million, with $665 million of
that total estimated to be expended within Seaside’s zip code. Once the project is
completed, Willdan has prepared an estimate of ongoing economic activity. As shown on
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Table 27, Wilidan has included only expenditures spent within Seaside's zip code. The
figures in Table 27 have been provided by the applicant, with estimates of local
expenditures prepared by Willdan. Willdan has assumed average per person hotel costs
{including lodging and onsite expenditures such as meals) of $80 and other expenditures
(primarily retail and restaurants) of $50. These are intended to be rough estimates of
overall expenditures based on the low end of national averages for event venues.

Table 27: Estimated Project Expenditures

i Code 93955 Zip Code

Item Proportion Expenditures

CONSTRUCTION COSTS

units sf total sf
Residential Construction
Seaside 478 2,200 1,053,800 $46,103,750
Monterey County 1,280 L7756 2,273,280 599,456,000
Total Residential R
Commercial Construction 1,035,000 845,281,250
Horse Park and Track 7,800,000
TOTAL CONSTRUCTION COSTS $198,641,000
OPERATING EXPENDITURES it visitor days
Visitor Expenditures
Hotel Expenditures 35% $10,642,800
Visitor Misc Expenditures 19,005,000 30% 5,701,500
Horse Park Operations .
Visitor Revenues (shows, : 6,050,246 35% 2,117,586
Horse Fark Operating Expe 1,921,750 100% 1,921,750
Total Operating Expenditures $57,384,996 $20,383,636

621,250,000
$5,000,000

Resta’iil_':aﬁ@ Sales

y Downs LLC; willdan ‘l_i'ancia! Services

willdan Finandial Se iéés, 2014

Table 28 summér'izfe_f_' the: resuits of the economic impact analysis. As shown in Table
28, during construction, the project is estimated to generate $262 million in economic
output. Table 28 also details the estimated annual economic impacts once the project is
completed, totaling $26 million in economic output.

6 For example, for construction costs Willdan has assumed that soft costs (such as engineering, planning,
finance, elc.), are largely expended outside the area, since the firms most likely to perform the work are
located outside the City.
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Table 28: Summary of Economic Impacts

Estimated Seaside Impacts

Phase Activity Impact Type Jobs Earnings Econ. Output
Construction
Project Development Direct 1177 384,500,000 $168,600,000
Local Business Activity indirect 289 13,800,000 32,100,000

Employee Expenditures  Induced gﬁz jﬁ;li){)‘{)&(} 30,800,000
Total | $108,500,000  $261,800,000

Operations {Annual)
Cperations Direct $8%BGG,GG{J' $20,400,600

$1.000,006 32,700,000
$200,000 §2,800,000
$10,200,000 $26,000,000

Local Business Activity Indirect
Employee Expenditures  Induced

Sources: IMPLAN, Willdan Financial

Willdan Financial Se

Di s’*&azzt Empacts

wafh:h 'S%Szée s zip coc:fé and féngcmg operations of the facility over the first 25 years.
The datais largely sapp? ezd by Monterey aawns with some modlﬁcattfz}ns inciuding

would be Spqu_ﬁ-‘,;wtht{; _hé County. Wilidan has not audiled the data, but has
independently verified }i‘through comparison to other projects in California.

Construction
As shown in Table 28, construction on the project will result in direct economic impacts
of $198 million in economic output during the 10 year construction period.

Operations
As shown in Table 28, activity at Monterey Downs is expected to generate annual direct
impacts of $20.4 million in economic output.
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G Fipanginl Benvges 5h




Indirect Impacts

Although a portion of the project costs are expected to be expended outside the County
(as detailed in Table 27), Willdan estimates that approximately $199 million will be spent
on labor, goods, and services within Monterey County during construction. As shown in
Table 28, these in-county expenditures are projected to generate indirect impacts of
approximately $32.1 million in economic output during construction. After completion,
project will generate indirect impacts $2.7 million in economic output.

Induced Impacts

Employees of the project and employees of local businesses indirectly impacted by the
project will in turn spend a portion of their earnings in Monterey County on goods and
services. For example, employees at Monterey Downs will purchase food from the local
grocery store, and a portion of that spending will go to employees of the grocery store,
the workers for the company that supplies products to the store, and so on. Table 28
also summarizes these estimated induced impacts generated by construction and
activity at Monterey Downs. As shown in Table 28,  construction of the project is
projected to generate induced impacts of $30.9 million in economic output. Annual
activity at Monterey Downs is projected to generate induced impacts of $2.9 million in
economic output. -
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