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accommodate partial payments of FBA fees, the fee structure with the
1992 update was modified to a building square footage basis. Although the
allowable floor area ratios for the commercial and industrial zoned
properties in Sabre Springs vary from 1.0 to 2.0, the anticipated ratios for
this community are only 0.40 and 0.50, respectively. As such, a
conversion from net acre to building square footage was determined. For
commercial properties, one net acre is equivalent to 17,424 square feet of
building area. Correspondingly, one net acre of industrial property is
equivalent to 21,780 square feet of building area. Thus, using the FY 2009
rate schedule, the equivalent fee for commercial and industrial property is
$12,911 and $8,168 per net acre, respectively. Based on this equivalency,
FBA fees for commercial and industrial projects are now being paid on a
square foot basis.

Table 5 - Los Angeles/San Diego Construction Cost Index
As reported by Engineering News Record

As of March 2007

%
VIR ol CHANGE/YEAR
1995 6517 0.6%
1996 6522 0.1%
1997 6571 0.8%
1998 6673 1.6%
1999 6832 2.4%
2000 7056 3.3%
2001 7073 0.2%
2002 7440 5.2%
2003 7572 1.8%
2004 7735 2.2%
2005 8234 6.5%
2006 8552 3.9%
2007 8873 3.8%
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Table 6 — San Diego Consumer Price Index

As of June 2007
YEAR CPI -
CHANGE/YEAR
1995 156.3 1.3%
1996 159.8 2.2%
1997 163.7 2.4%
1998 166.0 1.4%
1999 171.7 3.4%
2000 179.8 4.7%
2001 190.1 5.7%
2002 195.7 2.9%
2003 203.8 4.1%
2004 211.4 3.7%
2005 218.3 3.3%
2006 226.7 3.8%
2007 231.9 2.3%
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Table 7 - Sabre Springs FBA Cash Flow

FBA $ PLANNED NET
$/SFDU $/MFDU $/CKSF $/IKSF PLUS CIP$ BALANCE FY
INTEREST EXPENSES
PRIOR | 1,857 2,247 940 774 $1,341,564 PRIOR
2008 0 0 0 0 $3,965 $2,776 $693 $350 $28,396 $810,187 $559,773| 2008
2009 0 83 0 0 $4,243 $2,970 $741 $375 $262,147 $332,000 $489,920 2009
2010 0 0 0 0 $4,540 $3,178 $793 $401 $14,407 $26,750 $477,577) 2010
2011 0 0 0 0 $4,767 $3,337 $833 $421 $19,182 $5,618 $491,141 2011
2012 0 0 0 0 $5,005 $3,504 $874 $442 $19,724 $5,898 $504,967| 2012
2013 0 0 0 0 $5,255 $3,679 $918 $464 $20,401 $0 $525,367 2013
2014 0 0 0 0 $5,518 $3,863 $964 $487 $21,225 $0 $546,592| 2014
2015 0 0 0 0 $5,794 $4,056 $1,012 $512 $22,082 $0 $568,674 2015
2016 0 0 0 0 $6,084 $4,259 $1,063 $537 $22,974 $0 $591,649| 2016
2017 0 0 0 0 $6,388 $4,472 $1,116 $564 $23,903 $0 $615,551 2017
2018 0 0 0 0 $6,707 $4,695 $1,172 $592 $24,868 $0 $640,420| 2018
2019 0 0 0 0 $7,042 $4,930 $1,230 $622 $25,873 $0 $666,293 2019
2020 0 0 0 0 $7,394 $5,176 $1,292 $653 $26,918 $0 $693,211| 2020
TO0 GO 0 83 0 0
TOTAL 1,857 2,330 940 774 $532,100 $1,180,453 TOTAL

15



Sabre Springs Public Facilities Financing Plan, Fiscal Year 2009

This page is intentionally left blank.

16



Sabre Springs Public Facilities Financing Plan, Fiscal Year 2009

Public Facilities Financing Plan

Purpose

Council Policy 600-28 requires that, in the Planned Urbanizing areas of
the City of San Diego, development approval for “new communities” and
“developing communities” depends upon the adoption of a plan for
financing public facilities. The Public Facilities Financing Plan (Financing
Plan) is prepared to ensure that all owners of undeveloped property will
pay their fair share of the funding required to finance the community’s
needed public facilities. The Financing Plan applies to all property owners
seeking to develop property, even if the subject property has an approved
tentative or final map detailing its development. The Financing Plan
includes the following:

e Development forecast and analysis
e Capital Improvement Program
e Assessment schedule for Facilities Benefit Assessment

This report will update the Financing Plan and the FBA for the
development that is planned to occur in the community planning area
known as Sabre Springs.

Development Forecast and Analysis

Sabre Springs is almost entirely developed, with one remaining parcel to
be developed. This parcel, assessment no. 103, was originally designated
as Specialty Commercial in the community plan. However, an application
for a Planned Development Permit amendment and Conditional Use
Permit was submitted to the City in July, 2007, to construct an 83-room,
100-bed residential care facility on this site.

As the units in this facility are not typical dwelling units, and there is no
FBA assessment rate for residential care facilities, a conversion
methodology will have to be determined to convert the rooms/beds to
dwelling units in order to determine the applicable FBA assessment. Until
that conversion is determined, the 83 rooms will be shown as multi-family
dwelling units on the development schedule and in the cash flow. See
Table 8 on page 18 for the estimated development schedule for this
project.

There is no additional non-residential development anticipated in the
community.
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Table 8 — Sabre Springs Development Schedule

FISCAL SFDU MFDU COMM INDUST
YEAR (KSF) KSF

2009 0 [ 83 0

2010 0 0 0 O
2011 0 0 0 0
2012 0 0 0 0

KSF — 1,000 Sq. Ft.

Capital Improvement Program

Future Public Facility Needs
In order to better serve the Sabre Springs community, public facilities
were needed in a number of project categories. Those categories included:

Transportation

Parks and Recreation
Police

Fire

Library
Water/Sewer Lines

Locations of all of the Sabre Springs projects are depicted in Figure 2 on
page 29, and summarized in Table 9 on page 25. Detailed project
descriptions can be found on the Capital Improvements Program (CIP)
sheets beginning on page 31. The timing associated with individual
projects is summarized in Table 9 and on the corresponding CIP project
sheets. Refer to Table 8 on page 18 for the current development schedule
of the community.

Originally, full community development of Sabre Springs was anticipated
to occur over a 15-year period, ending by the year 1998. Due to slower
than anticipated development, full development is now estimated to occur
in the year 2009, with the development of the last remaining parcel. There
is currently one remaining public facility left to be completed in Sabre
Springs, project T-24 on page 52. This project is a Class | Bicycle Path on
Pomerado Road. The latest development projections are illustrated in
Table 8 on page 18, and the revised year of need for individual projects
are illustrated are the corresponding CIP project sheets which follow Table
9.

Since needed facilities are directly related to the growth rate of the
community, construction schedules of facilities are contingent upon actual

18
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development within the community. Therefore, any slowdown in
community development will require a modification to the schedule in
which needed facilities are planned.

Fee Schedule for Facilities Benefit Assessments

Annual Review

To ensure that this program maintains its viability, an annual review of the
Financing Plan will be performed and recommended actions, in response
to the actual activity of development, will be presented to City Council.
The FBA Ordinance in the Municipal Code (Section 61.2212) provides for
an annual adjustment of the FBA. The annual review may reflect:

Changes in the rate and amount of planned development
Comparative analysis of City-approved discretionary permits
Changes in the rate of inflation

Changes in interest rates

Changes in the scope of the public facilities projects

Increases or decreases in the actual or estimated cost of public
facilities projects

Updated Project Costs

This update includes an analysis, by each of the sponsoring City
departments, of the project costs for each public facility project. The cost
estimates shown in this update have been revised and consider the
following:

LEED “Silver Level” standards

Impact of inflation and increasing costs of construction
Competitive bids on similar projects

Modifications, if any, to the overall scope of the project

Fee Schedule
The Sabre Springs FBA Schedule on Table 4, page 12, shows the rate
of assessment for each category of land use during each year of
community development. The FY 2009 assessment schedule is the
same as projected in the FY 1997 Financing Plan with an inflationary
increase of 7% over the current rate due to increased project costs and
the impact of inflation. For example, the assessment for a single-
family dwelling unit developed during FY 2009 is $4,243. For the
same period, each multi-family unit is to be assessed $2,970. The
commercial or village assessment is $741 per 1,000 square feet of
commercial development while each 1,000 square feet of industrial
development is $375.
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Financing Strategy

For Planned Urbanizing Areas, the Progress Guide and General Plan
requires that public facilities and services, including the water supply and
distribution system, sanitary sewer system, drainage facilities, fire
protection, schools, streets, and parks and open space be available at the
time of development and be of sufficient capacity to serve the anticipated
development and its residents. According to Council Policy 60-28 such
improvements will be furnished and financed by the developer. Public
facility projects that benefit a population larger than the local/adjacent
development may be financed by using the following alternative methods.

Facilities Benefit Assessment (FBA)

This method of financing fairly and equitably spreads costs while
following the procedures specified in City Council Ordinance O-15318, as
adopted on August 25, 1980. An FBA results in a lien being levied on
each parcel of property located within an Area of Benefit. The liens ensure
that assessments will be collected on each parcel as development occurs
and will be renewed annually with each update to the Financing Plan. The
liens will be released following payment of the FBA.

For the current, approved schedule of Facilities Benefit Assessments by
fiscal year, refer to Table 4 on page 12.

Development Impact Fee (DIF)

Within urbanized communities which are near full development, a DIF is
collected to mitigate the impact of new development through provision of
a portion of the financing needed for identified public facilities and to
maintain existing levels of service for that community.

Assessment Districts

Special assessment district financing such as the Municipal Improvement
Acts of 1913/1915, may be used as a supplementary or alternative method
of financing facilities such as streets, sidewalks, sewers, water lines, storm
drains, and lighting facilities. Assessment districts are beneficial in that
they provide all of the funding needed for a particular public facility
project in advance of the projected development activity. However,
assessment districts also create a long-term encumbrance of the benefiting
property and require that the funds be repaid over an extended period of
time. Assessment districts also require the approval of a majority of the
property owners in order to establish the district.

Community Facility District (CFD)

State legislation, such as the Mello-Roos Act of 1982, has been enacted to
provide a method of financing public facilities in new and developing
areas. A Mello-Roos is also known as a Community Facility District
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(CFD). The formation of such CFD may be initiated by owner/developer
petition. Mello-Roos districts also require approval by a two-thirds
majority of the property owners in order to establish the district, as
clarified by Council Policy 800-3.

Developer Construction

New development either constructs required facilities as a condition of
subdivision or provides funds for its fair share of the costs of such
facilities, with construction being performed by the City. Typically, these
funds are collected through the FBA or DIF programs.

As an alternative to the FBA or DIF programs, it may be feasible for
developers to construct one or more of the needed public facilities in a
turnkey basis. Under this arrangement, developers typically are
compensated, either by cash or credit against the FBA due, for the work
performed pursuant to the conditions in a Council-approved
reimbursement agreement (Council Policy 800-12).

Reimbursement Financing for Water and Sewer Facilities

This method of financing is outlined in Council Policy 400-7. It is
commonly used when the first developer/sub-divider in an area is required
to construct the necessary water and sewer facilities for an entire
developing area, oversizing when required, to serve subsequent
development. These agreements are approved by the City Council/Mayor.
Reimbursement to the first developer/sub-divider can occur over a period
of time as long as 20 years or until all of the subsequently developed lands
have participated in the reimbursement, whichever comes first.

State/Federal Funding

Certain public facilities may be determined to benefit a regional area that
is larger than the community planning area. Such projects may be
appropriately funded by either the State, Federal Government, or by a
combination of the two.

Cost Reimbursement District (CRD)

Occasionally, a developer/sub-divider is directed to construct public
improvements that are more than that which is required to support its
individual property/development. A CRD provides a mechanism by which
the developer/sub-divider may be reimbursed by benefiting development
which proceeds within 20 years of formation of the CRD. Reimbursement
is secured by a lien on the benefiting properties with the lien due and
payable only upon recordation of a final map or issuance of a building
permit, whichever occurs first.
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Development Agreement

This method permits a developer to enter into an agreement with the City
of San Diego where certain rights of development are extended to the
developer in exchange for certain extraordinary benefits given to the City.

General Assumptions and Conditions

In connection with the application of the above methods of financing, the
following general assumptions and conditions will be applied:

1.

Except for those projects that are identified as FBA funded,
developers will be required to provide facilities that are normally
provided within the subdivision process as a condition of tentative
subdivision map approval. These projects include but are not
limited to traffic signals (except as noted), local roads, and the
dedication or preservation of Open Space located within the
anticipated development(s). A Mello-Roos 1913/1915 Act, or other
type of reimbursement district, however, may fund such projects if
the project(s) and applicant(s) qualify for this type of project
financing.

Commercial and industrial land will be assessed FBAs for
infrastructure (including transportation), police, fire, and utility
facilities. However, developers of commercial and industrial land
will not be assessed for park and recreation or library facilities
since those facilities primarily serve the residential component of
the Sabre Springs community. In the future, if a basis is developed
for charging non-residential development for the cost of park and
recreation and library facilities, their fair share can be evaluated at
that time.

Annual reviews may be performed to evaluate performance of the
program and to consider the continuing commitments related to the
completion of needed facilities.

The developer, or permittee, shall pay the FBA as a condition of
obtaining building permits.

A developer, or group of developers, may propose to build or
improve an FBA funded facility that is identified in the CIP. Upon
City Council approval, the developer(s) may enter into an
agreement to provide the facility in lieu of, or as credit against the
payment of FBA fees, provided that adequate funds are available
in the FBA fund. The amount and timing of the credit being sought
by the developer(s) must coincide with the expenditure of funds
depicted on the CIP sheet for the respective project. Should the

22
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approved, final cost of the facility exceed the amount of credit
being sought by the developer(s), the developer(s) may be
reimbursed from the FBA fund for the difference, subject to the
approved reimbursement agreement and the availability of funds.
If two developers are entitled to cash reimbursement during the
same fiscal year, then the first agreement to be approved by the
City Council/Mayor shall take precedence over subsequent
agreements approved by the City Council/Mayor.

As FBA assessments are collected, they shall be placed in a City
fund that provides interest earnings for the benefit of the Sabre
Springs community.

The Sabre Springs Development Schedule, shown in Table 8 on
page 18, is an estimated schedule and is based on the latest
information available at the time this Financing Plan was adopted.
Future approvals and/or modifications of precise plans and/or
discretionary permit applications may either increase or decrease
the extent of development anticipated within Sabre Springs.

Most public facilities identified in the Financing Plan are either
“population based” or “transportation based.” The estimated
year(s) in which funds are budgeted for a given project should not
be considered as a binding commitment that the project would
actually be constructed in that year. With each annual update,
actual permit activity and corresponding population projects,
coupled with additional traffic study information obtained since the
last update, will be evaluated to determine the most appropriate
year in which o budget the need for each remaining project. As
such, the budgeted year for a given project is subject to change
with each update to the Financing Plan.

For projects that require land acquisition in this Financing Plan,
property value estimates assume that the property is graded, in
finished pad condition, and “ready to accept” for the project for
which it is intended (i.e. the value of raw land plus the cost of
improvements/environmental mitigation). The actual price paid for
land in Sabre Springs will be based upon either a price established
through direct negotiations between the affected owner(s) and
relevant public agency or by fair market value, as determined by an
appraisal that will be prepared in accordance with standard City

policy.
It has been assumed that all costs for open space acquisition will be

provided from funds other than the FBA, i.e. subdivision
requirement, off-site mitigation for a particular project, etc.
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11.

12.

13.

It is expected that all right-of-way for the major roads within the
community are to be acquired via the subdivision process at no
cost to the FBA. If right-of-way must be acquired by the FBA by
way of eminent domain, a CRD, with the beneficiary being the
Sabre Springs FBA, will be processed to recover the cost of the
right-of-way at such time as the property adjacent to the roadway
frontage develops.

FBA fees shall be paid by all categories of private development,
including affordable housing projects.

This Financing Plan identifies a number of public facility projects
as being funded by the FBA. However, it is understood that, during
the development of Sabre Springs, alternative funding sources may
be proposed in lieu of FBA funding, such as developer funds or
Mello-Roos CFD financing.
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Table 9 - Sabre Springs Project Summary

PAGE |

PROJECT
NO.

DESCRIPTION

PROJECT
YEAR

Sabre Springs Public Facilities Financing Plan FY 2009

EST. COST

(FY 2009)

DEV/SUBD
(FY 2009)

FBA-SS
(FY 2009)

OTHER
(RE))

TRANSPORTATION PROJECTS:

31 T-1 ;giilisAP;YlNGS PRWY - FOWAY RD T NORTHERN COMPLETED $9,080,000 $9,080,000 $0 $0
e . .
33 T-3 POWAY ROAD WIDENING-WEST END COMPLETED $1,550,000 $1,550,000 $0 $0
34 T-4 POWAY ROAD WIDENING - MIDDLE SECTION COMPLETED $3,080,000 $3,080,000 $0 $0
35 T-5 POWAY ROAD WIDENING - EAST END COMPLETED $2,420,000 $2,420,000 $0 $0
36 T-6 EVENING CREEK DRIVE NORTH (INDUSTRIAL LOOP) COMPLETED $1,400,000 $1,400,000 $0 $0
37 T-7 EE/(I.:?"I}IIICI)\II\? CREEK DRIVE (INDUSTRIAL LOOF) - MIDDLE COMPLETED $795,000 $795,000 $0 $0
38 T-8 EVENING CREEK DRIVE SOUTH (INDUSTRIAL LOOP) COMPLETED $860,000 $860,000 $0 $0
39 T-9 COMMERCIAL LOOP DELETED $0 $0 $0 $0
40 T-10 ig?\l}l?\ligi’gRN)Gs PIWY - WESTERN SECTION (EAST-WEST COMPLETED $2,300,000 $2,300,000 $0 $0
41 T-11 ig?\l}l?\ligi’gRN)Gs PEWY - MIDDLE SECTION (EAST WEST COMPLETED $2,800,000 $2,800,000 $0 $0
42 T-12 ig?\l?\li(s.‘?gRN)Gs Peily o L ERN SREC TN IR MRS COMPLETED $2,225,000 $2,225,000 $0 $0
43 T-13 z%lé;ﬂigf\lTP%i{S'I!FOEl\'l\l (-;Ilf\\l/;lg SOTLELREI\CI: ;gi; 83 > COMPLETED $1,380,000 $1,380,000 $0 $0
44 T-14 ;(;XLHCEH'A@;;E\ISC;E'ENRE?S;OLLECTOR LUOF EAGTERN COMPLETED $5,850,000 $5,850,000 $0 $0
45 T-15 ggg;ﬂEQ;TPI;ER?I%iNgLAVbES?F;;iC;gi;—gF?P- COMPLETED $5,200,000 $5,200,000 $0 $0
46 T-16 RESIDENTIAL LOOP "A" - SABRE HILL DRIVE COMPLETED $3,900,000 $3,900,000 $0 $0
47 T-17 FIRE ACCESS ROAD NO. 1 DELETED $0 $0 $0 $0
48 T-18 FIRE ACCESS ROAD NO. 2 DELETED $0 $0 $0 $0
49 T-19 :EiEE(S:L':LEG?/ROUTE 95 (HORTE CHTY BRWY) COMPLETED $10,355,000 $555,000 $0 $9,800,000
50 T-20 STATE ROUTE 56-ACQUISITION OF RIGHT-OF-WAY COMPLETED $222,890,298 $24,317,848 $20,000 $198,552,450
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PAGE PROJECT DESCRIPTION PROJECT EST. COST DEV/SUBD FBA-SS OTHER
\[e} YEAR (FY 2009) (FY 2009) (FY 2009) (FY 2009)

51 T-21 SABRE SPRINGS PKWY/POWAY RD TRAFFIC SIGNAL COMPLETED $127,589 $0 $127,589 $0

52 T-22 SADIE o Riliso By ANE POV B Thau i COMPLETED $1,228,928 $0 $108,928 $1,120,000
SIGNALS

53 T-23 PARK AND RIDE FACILITY COMPLETED $1,841,566 $1,650,000 $11,566 $180,000

54 T-24 CLASS | BICYCLE PATH - POWAY ROAD 2008-2009 $1,600,000 $0 $1,100,000 $500,000

55 T-25 LIGHT RAIL TRANSIT LINE DESIGN STUDY COMPLETED $130,000 $0 $11,000 $119,000
TOTAL TRANSPORTATION PROJECTS: $281,483,381 $69,832,848 $1,379,083 $210,271,450
PARKS AND OPEN SPACE PROJECTS:

57 P-1 NEIGHBORHOOD PARK NO. 1 COMPLETED $1,447,039 $0 $1,447,039 $0

58 P-2 NEIGHBORHOOD PARK NO. 2 COMPLETED $1,400,000 $0 $1,400,000 $0

59 P-3 CHICARITA CREEK IMPROVEMENTS COMPLETED $800,000 $0 $800,000 $0

60 P-4 PENASQUITOS CREEK IMPROVEMENTS COMPLETED $1,125,000 $0 $1,125,000 $0

61 P-5 TRANSITION SLOPES COMPLETED $625,000 $625,000 $0 $0

62 P-6 LANDSCAPING IMPROVEMENTS COMPLETED $647,000 $647,000 $0 $0

63 P-7 COMMUNITY RECREATION BUILDING COMPLETED $1,665,000 $0 $813,000 $852,000

64 P-8 COMMUNITY SWIMMING POOL COMPLETED $1,409,174 $0 $379,174 $1,030,000
TOTAL PARKS AND OPEN SPACE PROJECTS: $9,118,213 $1,272,000 $5,964,213 $1,882,000
FIRE PROTECTION PROJECTS:

65 F-1 FIRE STATION 42 - CARMEL MOUNTAIN RANCH COMPLETED $1,500,000 $445,000 $0 $1,055,000
TOTAL FIRE PROTECTION PROJECTS: $1,500,000 $445,000 $0 $1,055,000
LIBRARY PROJECTS:

67 L-1 COMMUNITY LIBRARY - CARMEL MOUNTAIN RANCH COMPLETED $3,926,000 $0 $0 $3,926,000
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Table 9 - Sabre Springs Project Summary

DESCRIPTION

PROJECT

Sabre Springs Public Facilities Financing Plan FY 2009

EST. COST

DEV/SUBD

FBA-SS

OTHER

PAGE |

PROJECT |

\[e} YEAR (FY 2009) (FY 2009) (FY 2009) (FY 2009)

TOTAL LIBRARY PROJECTS: $3,926,000 $0 $0 $3,926,000
UTILITY PROJECTS:

69 U-1 CHICARITA CREEK SEWER - MAJOR TRUNK LINE COMPLETED $2,000,000 $1,000,000 $0 $1,000,000

70 U-2 POMERADO EXTENSION TRUNK SEWER - PHASE | COMPLETED $3,700,000 $250,000 $0 $3,450,000

71 U-3 POMERADO EXTENSION TRUNK SEWER - PHASE 11 COMPLETED $1,100,000 $360,000 $0 $740,000
OFFSITE 20" WATER MAIN - EAST PHASE (MERCY RD

72 U-4 WATER TRANS. LINE) COMPLETED $1,475,000 $0 $1,475,000 $0

73 U-5 OFFSITE 20" WATER MAIN - WEST PHASE COMPLETED $690,000 $0 $0 $690,000

74 U-6 OFFSITE 10" WATER MAINS DELETED $0 $0 $0 $0
TOTAL WATER UTILITIES PROJECTS: $8,965,000 $1,610,000 $1,475,000 $5,880,000
TOTAL OF REMAINING PROJECTS $1,600,000 $0 $1,100,000 $500,000
GRAND TOTALS $304,992,594 | $73,159,848 $8,818,296 $223,014,450
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Sabre Springs Public Facilities Financing Plan, Fiscal Year 2009

Figure 2 - Project Location Map
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