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MATURITY SCHEDULE 

$10,905,000 Serial Series 2004 Bonds 

Maturity CU SIP Maturity CUSIP 
Date Principal Interest No.t Date Principal Interest No.t 

(September ]) Amount Rate Price (979568) (September 1) Amollllt Rate Price (979568) 

2006 
2007 
2008tt 
2009tt 
20IOtt 
20 l ltt 
2012tt 
2013tt 

$545,000 2.350% 99.261% EE8 2014tt $735,000 4.700% 98.440% 
560,000 3.000 98.968 EF5 2015tt 770,000 4.900 98.338 
575,000 3.500 98.739 EG3 2016tt 805,000 5.100 98.245 
595,000 3.900 99.116 EHI 2017tt 850,000 5.250 98.158 
620,000 4.000 98.446 EJ7 2018tt 750,000 5.400 98.079 
645,000 4.250 98.526 EK4 2018 145,000 5.400 98.079 
675,000 4.400 98.520 EL2 2019 940,000 5.550 98.009 
700,000 4.600 98.560 EMO 2020 995,000 5.700 98.200 

$10,395,000-- 6.00% Term Series 2004 Bonds due September 1, 2028-- Price: 98.00o/o---CUSIP No.t 979568 EX6 
$11,750,000-- 6.25% Term Series 2004 Bonds due September 1, 2034-- Price: 100.00%--CUSIP No.t 979568 EY4 

\ 
,....._\ 

EN8 
EP3 
EQl 
ER9 
EZl 
ES7 
ET5 
EU2 

t Copyright 2004, American Bankers Association. CUSIP data herein is provided by Standard and Poor's, CUSIP Service 
Bureau, a division of The McGraw-Hill Companies, Inc. This data is not intended to create a database and does not serve in any 
way as a substitute for the CUSIP Service. CUSIP numbers are provided for reference only. Neither the City nor the 
Underwriter take any responsibility for the accuracy of such numbers. 

tt Subject to redemption on September !, 2007 from amounts on deposit in the Acquisition Escrow Fund. See "THE SERJES 2004 
BONDS-Acquisition Escrow Fund." 



No dealer, broker, salesperson or other person has been authorized by the City, or the Underwriter to give 
any information or to make any representations other than as contained in this Official Statement,.and if given or 
made, such other information or representations must not be relied upon as having been authorized by any of the 
foregoing. This Official Statement does not constitute an offer to sell or the solicitation of an offer to buy, nor shall 
there be any sale of the Series 2004 Bonds by any person, in any jurisdiction where such offer, solicitation or sale 
would be unlawful. 

The information set forth herein has been obtained from sources that are believed to be reliable but is not 
guaranteed as to accuracy or completeness, and is not to be construed as a representation, by the City or the 
Underwriter. Neither the delivery of this Official Statement nor any sale made hereunder will, under any 
circumstances, create any implication that there has been no change in the affairs of the City or the District since 
the date hereof. 

Certain statements included or incorporated by reference in this Official Statement constitute "forward
looking" statements within the meaning of the United States Private Securities Litigation Reform Act of 1995, 
Section 2 lE of the United States Securities Exchange Act of 1934, as amended and Section 27 A of the United 
States Securities Act of 1933 as amended. Such statements are generally identifiable by the words "expects," 
"forecasts," "projects," "intends," "anticipates," "estimates," "assumes" and analogous expressions. The 
achievement of certain results or other expectations contained in such forward-looking statements are subject to a 
variety of risks and uncertainties that could cause actual results to differ materially from those that have been 
projected. No assurance is given that actual results will meet the forecasts of the City in any way, regardless of 
the optimism communicated in the information, and such statements speak only as of the date of this Official 
Statement. The City disclaims any obligation or undertaking to release publicly any updates or revisions to any 
forward-looking statement contained herein to reflect any changes in the expectations of the City with regard 
thereto or any change in events, conditions or circumstances on which any such statement is based. 

The summaries and references to the Fiscal Agent Agreement, the Law and to other statutes and 
documents referred to herein do not purport to be comprehensive or definitive and are qualified in their entireties 
by reference to each such statute and document. This Official Statement including any amendment or supplement 
hereto is intended to be deposited with one or more depositories. 

The Underwriter has provided the following sentence for inclusion in this Official Statement. The 
Underwriter has reviewed the information in this Official Statement in accordance with, and as part of, its 
responsibilities to investors under the federal securities laws as applied to the facts and circumstances of this 
transaction, but the Underwriter does not guarantee the accuracy or completeness of such information. 

In connection with this offering, the Underwriter may overallot or effect transactions that stabilize or 
maintain the market price of the Series 2004 Bonds at a level above that which might otherwise prevail in the 
open market. Such stabilizing, if commenced, may be discontinued at any time. The Underwriter may offer and 
sell the Series 2004 Bonds to certain dealers and dealer banks and banks acting as agent at prices lower than the 
public offering prices stated on the cover page hereof, and said public offering prices may be changed from time 
to time by the Underwriter. 

The issuance and sale of the Series 2004 Bonds have not been registered under the Securities Act of 1933 
or the Securities Exchange Act of 1934, both as amended, in reliance upon exemptions provided thereunder by 
Sections 3(a)(2) and 3(a)(12), respectively, for the issuance and sale of municipal securities. 
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$33,050,000 
CITY OF WOODLAND 

COMMUNITY FACILITIES DISTRICT NO. 2004-1 
(SPRING LAKE) 

SPECIAL TAX BONDS, SERIES 2004 

INTRODUCTION 

The description and summaries of various documents hereinafter set forth do not purport to be 
comprehensive or definitive, and reference is made to each document for the complete details of all terms and 
conditions. All statements herein are qualified in their entirety by reference to each document. All 
capitalized terms used in this Official Statement and not otherwise defined herein have the same meanings as 
set forth in the Fiscal Agent Agreement (defined below). 

Recent Developments 

On September 2 1, 2004, after more than four months of review and public hearings, the City Council 
adopted and updated its Parks, Recreation and Community Services Master Plan (Parks Master Plan) for the 
City of Woodland (the "City"), including the Spring Lake Specific Plan area and directed that the Major 
Project Financing Plan be updated to include the costs of specific components of the Parks Master Plan. The 
Parks Master Plan included preliminary cost estimates of $62.2 million for the development and construction 
of four eight-acre neighborhood parks, a four acre neighborhood park, a 40 acre community sports park, a 40 
acre community/senior center and sports park, and an indoor swim center. Of the $62.2 million in project 
costs, $29 .4 million ( excluding land acquisition costs), is allocated to the Spring Lake Specific Plan area and 
$4.6 million is allocated to the City of Woodland Community Facilities District No. 2004-1 (Spring Lake) 
(the "District"). See also "THE DISTRICT." 

During the meeting, three of the seven owners of property (collectively, the "Property Owners") 
within the District objected to the amenities contained within the plan and the proposed costs. Two of the 
Property Owners stated that their objection to the Parks Master Plan had no affect on the validity of the City 
of Woodland Community Facilities District No. 2004-1 (Spring Lake) Special Tax Bonds, Series 2004 (the 
"Series 2004 Bonds") or the feasibility of development within the District. 

The scope of projects included within the Parks Master Plan, the nexus between those costs and the 
development within the District and the affect on development within the District were again discussed by the 
three Property Owners attending the meeting. These Property Owners also proposed that adoption of the 
Parks Master Plan be continued until additional evaluation could be completed. After being informed that the 
City Attorney had reviewed and approved the legal sufficiency of the employed methodology, the City 
Council adopted the proposed plan without further amendment. 

Since the meeting on September 2 1 ,  2004, the remaining Property Owner has clarified his public 
statements in private discussions with City staff, the other Property Owners and consultants to the City. This 
clarification retracts any inference that development within the District is not feasible. 



Authorization; Purpose 

This Official Statement, which includes the cover page and attached Appendices, provides certain 
information concerning the issuance of the City of Woodland Community Facilities District No. 2004- 1 
(Spring Lake) Special Tax Bonds, Series 2004 in the principal amount of $33,050,000 (the "Series 2004 
Bonds"). The Series 2004 Bonds are being issued pursuant to the terms and provisions of the Mello-Roos 
Community Facilities Act of 1 982, as amended, constituting Sections 533 1 1 , et seq. of the California 
Government Code (the "Law"), and a Fiscal Agent Agreement dated as of October I ,  2004 (the "Fiscal 
Agent Agreement") by and between the City and U.S. Bank National Association, as Fiscal Agent (the 
"Fiscal Agent"). 

The Law was enacted by the California Legislature to provide an alternate method of financing 
certain public capital facilities and services, especially in developing areas of the State of California (the 
"State"). Once duly established by a city, county or other local agency, a community facilities district is a 
legally constituted governmental entity within defined boundaries, with the governing board or legislative 
body of the local agency acting on its behalf. Subject to approval by a two-thirds vote ofa district' s  qualified 
electors and compliance with the provisions of the Law, a legislative body of a local agency may issue bonds 
for a community facilities district and may levy and collect a special tax within such district to repay such 
indebtedness. 

Pursuant to the Law, the City Council adopted Resolution No. 4559 on June 22, 2004, providing for 
the establishment of the District and calling an election to authorize the issuance of bonds and the levying of 
an annual special tax (the "Special Tax"). On June 22, 2004 at a special election held pursuant to the Law, 
100% of the qualified landowner electors in the District, authorized the issuance of special tax bonds in an 
amount not to exceed $1 12,500,000 (the "Bonds") to finance the acquisition and construction of certain 
facilities (the "Facilities"), and approved the maximum special tax, the method of apportionment and manner 
of collection of the Special Tax to pay for the Facilities, including the payment of interest on and principal of 
the Bonds, the repayment of funds advanced to the District, the annual administration expenses of the City 
and the District in determining, apportioning, levying and collection of the Special Tax and all authorized 
incidental expenses. See APPENDIX A-"CITY OF WOODLAND COMMUNITY FACILITIES DISTRICT No. 2004-1 
(SPRING LAKE) COMMUNITY FACILITIES DISTRICT REPORT-EXHIBIT A-DESCRIPTION OF FACILITIES 
PROPOSED TO BE FUNDED" and APPENDIX B-"RA TE, METHOD OF APPORTIONMENT AND MANNER OF 
COLLECTION OF SPECIAL TAX." 

The Series 2004 Bonds will be secured by a pledge ofrevenues received from the Special Tax levied 
by the City (including any prepayment thereof and proceeds from foreclosure sales pursuant to the Fiscal 
Agent Agreement) on developed and undeveloped property (if required) in the District (the "Speeial Taxes") 
less annual City administrative expenses in an amount of $25,000 (the "Net Special Taxes"), the bond reserve 
fund (the "Bond Reserve Fund") established under the Fiscal Agent Agreement and money in certain other 
funds and accounts established under the Fiscal Agent Agreement. See "SECURITY AND SOURCES OF 
PAYMENT FOR THE SERIES 2004 BONDS." The Special Tax is included on the regular property tax bill sent to 
the record owners of property within the District. The City has covenanted in the Fiscal Agent Agreement for 
the benefit of the owners of the Series 2004 Bonds, under certain circumstances described herein, to 
commence judicial foreclosure proceedings against property delinquent in the payment of the Special Taxes 
and to diligently pursue such proceedings to completion. See "SECURITY AND SOURCES OF PAYMENT FOR 
THE SERIES 2004 BONDS-Special Tax Authorization" and " -Delinquent Payments of Special Tax; Covenant 
to Foreclose." 

The Series 2004 Bonds are special tax obligations of the City, and the interest on, principal of 
and redemption premiums, if any, on the Series 2004 Bonds are payable solely from the proceeds of the 
Net Special Taxes (including any prepayments thereof and proceeds from the sale of property collected 
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pursuant to the foreclosure provisions of the Fiscal Agent Agreement for the delinquency of the Special 
Tax) and amounts in certain funds and accounts established in the Fiscal Agent Agreement. Neither 
the full faith and credit nor the general taxing power of the City is pledged for the payment of the 
interest on, principal of and redemption premiums, if any, on the Series 2004 Bonds. The Series 2004 
Bonds do not constitute an indebtedness of the City within the meaning of any constitutional or 
statutory debt limitation or restriction. 

The Series 2004 Bonds are being issued by the City to: (i) provide funds to finance the construction 
and acquisition of certain public improvements (see "THE FACILITIES AND THE FINANCING PLAN"); (ii) fund 
the Bond Reserve Fund for the Series 2004 Bonds; (iii) fund capitalized interest on the Series 2004 Bonds 
through September 1 ,  2005; and (iv) pay certain costs associated with the issuance of the Series 2004 Bonds. 
See "ESTIMATED SOURCES AND USES OF FUNDS" and "THE DISTRICT." 

On the date of delivery of the Series 2004 Bonds a portion of the proceeds in the amount of 
$7,720,000 representing the principal amount of Series 2004 Bonds that does not satisfy a 3 : 1  value-to-lien 
ratio based upon the current appraisal (the "Escrow Secured Bonds"), will be deposited into an Acquisition 
Escrow Fund. The amounts or portions thereof on deposit in the Acquisition Escrow Fund will be applied to 
either acquire certain Facilities or to redeem all or a portion of the Escrow-Secured Bonds on 
September 1 ,  2007. See "THE SERIES 2004 BONDS- Acquisition Escrow Fund." 

Security and Sources of Payment for the Bonds 

Net Special Taxes. Payments of interest on and principal of the Bonds are to be made from the Net 
Special Taxes received from the Special Tax authorized to be levied annually by the City on all Taxable 
Property in the District under and pursuant to the Law and the election held in the District on June 22, 2004. 
See "SECURITY AND SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS-Special Tax Authorization." 

Bond Reserve Fund. The Fiscal Agent Agreement establishes a Bond Reserve Fund, that is 
required to be funded in an amount equal to the Bond Reserve Requirement. Upon the issuance of the 
Series 2004 Bonds, the Bond Reserve Requirement will be $2,410,290. See "SECURITY AND SOURCES OF 
PAYMENT FOR THE SERIES 2004 BONDS-Bond Reserve Fund." 

The District 

The District is located in the approximately 1 ,097 acre Spring Lake Specific Plan area of the City and 
comprises approximately 657 acres of the Spring Lake Specific Plan area. It is expected that upon full 
buildout of the District approximately 1 ,407 single family homes, approximately 621 multifamily housing 
units, approximately nine acres of commercial development and approximately 30 acres of parks and open 
space will be developed. See "THE DISTRICT." 

Risk Factors 

There are risks inherent in the purchase of the Series 2004 Bonds. See "CERTAIN RISKS TO 
BONDHOLDERS" for a discussion of some of the risk factors that should be considered, in addition to the other 
matters set forth herein, in evaluating the investment quality of the Series 2004 Bonds. 
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Continuing Disclosure 

The City and two Property Owners responsible for payment of at least 20% of the Special Tax, based 
on their current ownership in the District, KB Home North Bay, Inc. and Turn of the Century (collectively, 
the "Major Property Owners"), have each covenanted for the benefit of Bondholders and Beneficial Owners 
to provide certain financial information and operating data relating to the District by not later than 270 days 
(in the case of the City) and (2 10  days in the case of the Property Owners) days after the end of the City's 
Fiscal Year, commencing with the report for the Fiscal Year ending June 30, 2005 (the "Annual Report"), 
and to provide notices of the occurrence of certain enumerated events, if material. The Annual Report will be 
filed with each Nationally Recognized Municipal Securities Repository and with any then existing State 
Repository (collectively, the "Repositories"). The notices of material events will be filed with the 
Repositories. In addition, the City has agreed to provide certain public information relating to the Series 2004 
Bonds and the District to any Bondholder or Beneficial Owner making written request therefor. 

The Major Property Owners have each agreed to provide certain Quarterly Reports to any 
Bondholder or Beneficial Owner making written request therefor. The specific nature of the information to 
be contained in the Annual Report, the notices of material events and other information or reports is set forth 
in APPENDIX F-"FORMS OF CONTINUING DISCLOSURE CERTIFICATES." These covenants have been made in 
order to assist the Underwriter in complying with S.E.C. Rule 1 5c2-12(b )(5). 

The City failed to timely file Annual Reports in 2001 -2003. The City has since filed these Annual 
Reports and implemented new internal controls to ensure compliance in the future. The one undertaking of 
the City with respect to its only other community facilities district (Community Facilities District No. 1 
(Gibson Ranch)) has always been filed timely. 

This will be the initial undertaking to provide continuing disclosure for Tum of the Century. 

Additional Information 

Brief descriptions of the Series 2004 Bonds, the security for the Series 2004 Bonds, the Special Tax, 
the City, the District and the property in the District and the Property Owners within the District are included 
in this Official Statement together with summaries of certain provisions of the Series 2004 Bonds, the Fiscal 
Agent Agreement, the Specific Plan, the Facilities Financing Plan, the Capital Plan, the Infrastructure Report, 
the Funding and Reimbursement Agreement, the Appraisal Report (each as defined herein) and certain other 
documents. Such descriptions do not purport to be comprehensive or definitive. Capitalized terms used 
herein and not otherwise defined shall have the meanings given to such terms as set forth in the Fiscal Agent 
Agreement. All references herein to the Fiscal Agent Agreement, the Specific Plan, the Facilities Financing 
Plan, the Capital Plan, the Infrastructure Report, the Appraisal Report and other documents are qualified in 
their entirety by reference to such documents, and references herein to the Series 2004 Bonds are qualified in 
their entirety by reference to the form thereof included in the Fiscal Agent Agreement, copies of which are 
available prior to the issuance of the Series 2004 Bonds at the office of the Finance Director of the City, City 
of Woodland, City Hall, 300 First Street, Woodland, California 95695, telephone: (530) 661-5830 and 
thereafter at the office of the Fiscal Agent, U.S. Bank National Association, One California Street, 
Suite 2550, San Francisco, California 941 1 1  � telephone: (415)  273-45 17. 
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PLAN OF FINANCE 

The Series 2004 Bonds are the first Series of Bonds to be issued of the aggregate $ 1 1 2,500,000 
principal amount authorized in order to finance the estimated costs of constructing and installing 
Backbone Infrastructure improvements ( defined herein) required for the development of the property 
within the District. Following the issuance of the Series 2004 Bonds, $79,450,000 principal amount of 
Bonds secured by Net Special Taxes will remain authorized but unissued. See "THE FACILITIES AND THE 
FINANCING PLAN." 

On January 15, 2003, the City Council approved a report (the "Facilities Financing Plan") with 
respect to the Specific Plan Area prepared by Economic & Planning Systems which established the policy 
framework for financing the required major infrastructure improvements such as all major streets 
( collectors and arterials) including above-ground and underground utilities associated with those streets, 
all bikeways, greenbelts, open space facilities, drainage channels, detention ponds, water wells, pump 
stations and parks that provide connectivity and or benefit to the Specific Plan area (collectively, the 
"Backbone Infrastructure") and other public facilities to be constructed or acquired in connection with the 
development of the Specific Plan Area, and identified the related estimated costs, constraints and phasing 
requirements. Facilities and the cost estimates therefor are identified in the City of Woodland 
Community Facilities District No. 2004- 1 (Spring Lake) Community Facilities District Report (the "CFD 
Report") adopted by the City on June 22, 2004. A complete copy of the CFD Report is set forth in 
APPENDIX A. 

The City anticipates that development within the District will occur over the next 1 1  years, with 
full buildout anticipated in 201 5. The costs to finance the Facilities are expected to be derived from 
various development and impact fees paid by the owners of property within the District and from 
proceeds of the issuance of the Bonds. Depending upon economic conditions, demand and other factors, 
it is anticipated that a second Series of Bonds may be issued between 2007 and 20 1 1  and a final Series of 
Bonds may be issued between 20 1 1  and 201 5 . 

Within the limits of the Special Tax Formula (defined herein), the Annual Maximum Special Tax 
is calculated to be an amount that is sufficient to pay debt service on the Series 2004 Bonds and any 
Additional Bonds. For Fiscal Year 2004-05, the Expected Maximum Special Tax Revenue is equal to 
$2,622,7 13 ,  however the special tax will not be levied until Fiscal Year 2005-06. Interest on the Series 
2004 Bonds has been capitalized through September 1 ,  2005. Assuming full buildout of the District in 
20 1 5  in accordance with the current development plans, the gross annual Expected Maximum Special Tax 
Revenue to be derived from Taxable Property in the District will be approximately $6,487,560 in 2015 .  
The Maximum Special Tax i s  designed to provide Special Tax revenues on an annual basis. There i s  no 
assurance that collections of the Maximum Special Tax on the property in the District will be sufficient to 
pay the amounts required to be paid by the Fiscal Agent Agreement at all times. See also "SECURITY AND 
SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS-Special Tax Formula" and "THE DISTRICT." 

THE SERIES 2004 BONDS 

Authority for Issuance 

The Series 2004 Bonds are issued pursuant to the Law and the Fiscal Agent Agreement. 
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Description 

The Series 2004 Bonds will be issued as fully registered bonds without coupons in denominations of 
$5,000, or any integral multiple thereof (not exceeding the principal amount maturing at any one time), and 
shall be dated the date of delivery thereof. The Series 2004 Bonds will be issued in book-entry only form and 
The Depository Trust Company, New York, New York ("DTC") will act as securities depository for the 
Series 2004 Bonds. See APPENDIX H -"DTC AND THE BOOK-ENTRY ONLY SYSTEM." The Series 2004 
Bonds will mature on September 1 ,  commencing September 1 ,  2006, in the principal amounts and years, and 
bearing rates of interest, as shown on the inside cover of this Official Statement. 

Interest on the Series 2004 Bonds will be payable semiannually on March 1 and September 1 of each 
year (each, an "Interest Payment Date"), commencing March 1 ,  2005, and will be computed on the basis of a 
360-day year consisting of twelve 30-day months. Each Series 2004 Bond will bear interest from the date of 
delivery. So long as the Series 2004 Bonds are held in book-entry only form, principal of and interest on the 
Series 2004 Bonds will be paid directly to DTC for distribution to the beneficial owners of the Series 2004 
Bonds in accordance with the procedures adopted by DTC. 

Acquisition Escrow Fund 

On the date of delivery of the Series 2004 Bonds a portion of the proceeds in the amount of 
$7,720,000 (the "Escrow-Secured Bond Amount") will be deposited in the Acquisition Escrow Fund 
established under the Fiscal Agent Agreement and held by the Fiscal Agent. The amounts on deposit in the 
Acquisition and Escrow Fund will be applied to either acquire certain of the Initial Facilities Requirements 
(defined herein) or will be applied by the Fiscal Agent to redeem Series 2004 Bonds on September 1 ,  2007 
in the event the Escrow Release Test ( defined below) is not satisfied. 

Release of Acquisition Escrow Fund for Expenditure. On any date before July 1 ,  2007, upon receipt 
of a Request of the City stating that Escrow Release Test has been satisfied, the Fiscal Agent will transfer 
from the Acquisition Escrow Fund to the Series 2004 Acquisition and Construction Account the amounts 
described in the Written Request, which will be determined as follows: 

(i) Release in Full. If the value of the Taxable Property is sufficient to establish a 3 : 1 
value-to-lien ratio, when all Outstanding Series 2004 Bonds are taken into account in the calculations 
for the Escrow Release Test, then the City will instruct the Fiscal Agent to transfer all of the funds in 
the Acquisition Escrow Fund to the Series 2004 Acquisition and Construction Account. 

(ii) Partial Release. If the value of the Taxable Property is sufficient to establish a 3 : 1  
value-to-lien ratio only if  a portion of the principal amount of the Series 2004 Bonds is taken into 
account in the calculations for the Escrow Release Test, then the City will calculate the amount that 
must remain on deposit in the Acquisition Escrow Fund in order to redeem a principal amount of 
Series 2004 Bonds equal to the Escrow-Secured Bond Amount (i.e., that amount that exceeds the 
principal amount of Series 2004 Bonds taken into account in establishing the 3 : 1  value-to-lien ratio 
under the Escrow Release Test (the "Retained Sum")) and will instruct the Fiscal Agent to transfer 
the amount on deposit in the Acquisition Escrow Fund that exceeds the Retained Sum to the Series 
2004 Acquisition and Construction Account. Any Retained Sum that remains on deposit in the 
Acquisition Escrow Fund after July 1 ,  2007 will be used to effect a mandatory redemption of the 
Series 2004 Bonds. See "-Redemption Provisions-Mandatory Redemption from Amounts Held in 
the Acquisition Escrow Fund or from Draw on a Letter of Credit. " 

Escrow Release Test. The amounts in Acquisition Escrow Fund will be released by the Fiscal Agent 
upon receipt of a Request of the City, provided that all of the following conditions have been satisfied: 
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(i) Special Tax Delinquencies. The amount of Special Tax received in the most recent 
Fiscal Year equaled at least 95% of the amount of Special Tax levied in such Fiscal Year; and no 
owner whose properties are responsible for payment of 10% or more of the annual Special Tax 
levied is be delinquent in the payment of such Special Tax; 

(ii) Value-to-Lien Ratio. The value of the Taxable Property and the then existing 
private improvements thereon, based on either the assessed valuation contained in the ad valorem 
assessment roll of the County Assessor or a fair market appraisal performed by a real estate 
appraiser selected by the City who is certified by the State and is a Member of the Appraisal 
Institute ("MAI") and applying the standards and methods for appraisals described in the City's 
Local Goals and Policies Concerning the Use of the Mello-Roos Community Facilities Act, and 
subject, in either case, to an appraiser's confirmation as described in subparagraph (iii), shall be 
equal to at least three times the sum of: (a) the aggregate principal amount of all Bonds 
Outstanding, excluding, in the case of a proposed partial release of funds from the Acquisition 
Escrow Fund, the Escrow-Secured Bond Amount following such proposed partial release, plus 
(b) the aggregate principal amount of all other bonds outstanding allocable to and payable from 
Mello-Roos special taxes or special assessments levied on the Taxable Property. 

(iii) No Material Extraordinary Assumptions or Limiting Conditions in the Appraisal. If 
an appraisal is used to evidence satisfaction of the value-to-lien ratio condition described in 
subparagraph (ii), the Finance Director is required to receive a letter from the appraiser confirming 
that the appraisal does not contain any extraordinary assumptions or limiting conditions that, if taken 
into account (i.e., not excepted from the analysis) by the appraiser, would cause a material reduction 
in valuation of the Taxable Property. If assessed value is used to evidence satisfaction of the value
to-lien condition, the Finance Director is required to receive a letter from an MAI appraiser 
eonfirming that, if an appraisal of the Taxable Property had been conducted no such material 
assumptions or limiting conditions would have been required to be included in the appraisal. 

(iv) Condition of Facilities. All Facilities that have been accepted by the City and paid 
for with proceeds from the Series 2004 Bonds are required to be in satisfactory operating condition, 
or alternatively, the Property Owner that is constructing such Facility is making satisfactory progress 
on repairs and is in compliance with the warranty covenants under the agreement with the City for 
the acquisition of such Facility. 

Letter of Credit Alternative to Establishing Value-to-Lien Ratio. On any date before July 1 ,  2007, 
upon deposit with the Fiscal Agent of a letter of credit in an amount sufficient to redeem a principal amount 
of Series 2004 Bonds equal to the Escrow-Secured Bond Amount, the City will instruct the Fiscal Agent to 
transfer the funds in the Acquisition Escrow Fund to the Series 2004 Acquisition and Construction Account. 

Any letter of credit delivered to the Fiscal Agent is required to be (i) unconditional, irrevocable, non
transferable, and payable on written demand of the Fiscal Agent stating that it is entitled to draw on the letter 
of credit, (ii) issued by a financial institution having unsecured long-term debt obligations rated in one of the 
three highest Rating Categories of Moody's or Standard & Poor's and short-term obligations rated in the 
highest Rating Category of Moody's or Standard & Poor's, (iii) have a minimum term of one year, and 
(iv) otherwise be in a form acceptable to the City. At least 60 days prior to the last Interest Payment Date 
before the stated expiration of the letter of credit, the account party shall either deliver to the Fiscal Agent a 
replacement letter of credit, or deliver an extension of such letter of credit for at least an additional year. 

If, on the day that is 60 days prior to the last Interest Payment Date before the expiration of a letter of 
credit, the Fiscal Agent has not received either an extension of the term of the letter of credit to a date at least 
one year after its termination date or a replacement letter of credit, the Fiscal Agent will draw on the letter of 
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credit and apply the amounts drawn to the redemption of Series 2004 Bonds on the next Interest Payment 
Date. 

Redemption Provisions 

Optional Redemption from any Source Other Than Sinking Fund Payments or Prepayment of the 
Special Tax. The Series 2004 Bonds maturing on or after September 1 ,  201 5  are subject to optional 
redemption by the City prior to their respective maturity dates, as a whole or in part on any date on or after 
Se_£tem!!_er), .20 14,� from funds derived by the City from any source other than Sinking Fund Payments or 
prepayments of the Special Tax, at the following redemption prices (computed upon the principal amount of 
the Series 2004 Bonds or portions thereof called for redemption) together with accrued interest to the date 
fixed for redemption, as set forth below: 

Table 1 
OPTIONAL REDEMPTION 

Redemption Date 

September 1 ,  2014 through August 3 1 ,  201 5  
September I ,  201 5  through August 3 1 ,  2016  
September 1 ,  2016  and prior to maturity 

Redemption Price 

1 02% 
10 1  
1 00 

Mandatory Redemption from Prepayment of Special Tax. The Series 2004 Bonds are subject to 
mandatory redemption by the City prior to their respective maturity dates, as a whole or in part, by such 
maturities as may be specified by the City at random within a maturity, on any Interest Payment Date solely 
from money derived by the City from prepayment of the Special Tax by any property owner in the District, at 
the following redemption prices ( computed upon the principal amount of the Series 2004 Bonds or portions 
thereof called for redemption), together with accrued interest to the date fixed for redemption, as set forth 
below: 

Table 2 
MANDATORY REDEMPTION FROM PREPAYMENT OF SPECIAL TAX 

Redemption Date 

Prior to September 1 ,  20 14  
September 1 ,  2014 or March 1 ,  201 5  
September 1 ,  201 5  or March 1 ,  2016  
September 1 ,  2016, and prior to maturity 

Redemption Price 

103% 
102 
101  
100 

Transfers of property ownership and certain other circumstances could result in prepayment of the 
Special Tax. Such prepayment would result in redemption of all or a portion of the Series 2004 Bonds prior 
to their stated maturities, at the redemption prices corresponding to the redemption dates as shown above, and 
would thus cause a proportionate reduction of the amount on deposit in the Bond Reserve Fund. 

Mandatory Sinking Fund Redemption of Term Bonds. The Series 2004 Bonds maturing on 
September 1, 2028 (the "2028 Term Bonds") and September 1 ,  2034 (the "2034 Term Bonds") are subject 
to mandatory redemption prior to their respective stated maturity dates, in part, from Sinking Fund Payments 
deposited in the Sinking Account of the Principal Fund maintained by the Fiscal Agent, at a redemption price 
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of 100 percent of the principal amount thereof, plus accrued interest to the date fixed for redemption, without 
a redemption premium, on the respective dates and in the respective amounts shown below. 

Table 3 
MANDATORY SINKING FUND REDEMPTION OF TERM BONDS 

2028 Term Bonds 

Redemption Date 
(September 1) 

202 1 
2022 
2023 
2024 
2025 
2026 
2027 
2023t 

t Stated Maturity. 
Stated Final Maturi 

Amount 
$ 1 ,050,000 

1 , 1 1 5,000 
1 , 180,000 
1 ,250,000 
1 ,325,000 
1 ,405,000 
1 ,490,000 
1 ,580,000 

2034 Term Bonds 

Redemption Date 
(September 1) 

2029 
2030 
203 1 
2032 
2033 
2034tt 

Amount 
$ 1 ,675,000 

1 ,780,000 
1,890,000 
2,005,000 
2,135,000 
2,265,000 

Mandatory Redemption from Amounts Held in the Acquisition Escrow Fund or from Draw on a 
Letter of Credit. The Series 2004 Bonds maturing on September 1 ,  2008 through and including 
September 1 ,  2017, and $750,000 principal amount of Series 2004 Bonds maturing on September 1 ,  201 8  
(see "DEBT SERVICE REQUIREMENTS-Table 5-Debt Service Schedule") are subject to mandatory redemption 
by the City prior to their respective stated maturities, as a whole or in part (by such maturities as may be 
specified by the City and at random within a maturity), either: (i) on September 1 ,  2007 from amounts held in 
the Acquisition Escrow Fund in accordance with the Fiscal Agent Agreement, or (ii) on any Interest Payment 
Date from a draw on a letter of credit in accordance with the Fiscal Agent Agreement, at a redemption price 
equal to the principal amount of Series 2004 Bonds called for redemption, together with accrued interest 
thereon to the date fixed for redemption, without premium. See also "-Acquisition Escrow Fund." 

Selection of Bonds for Redemption. If the City does not specify the maturities of the Series 2004 
Bonds to be redeemed, such Series 2004 Bonds will be redeemed in inverse order of maturity. If less than all 
the Outstanding Series 2004 Bonds of any maturity are to be redeemed, the Fiscal Agent shall select the 
Series 2004 Bonds to be redeemed, not more than 45 days prior to the date selected for redemption, in 
integral multiples of $5,000, at random in any manner deemed appropriate and fair by the Fiscal Agent in its 
sole discretion. 

Notice of Redemption. The Fiscal Agent will mail a notice of redemption, by first class mail, not 
fewer than 30 nor more than 60 days prior to the redemption date, to the respective Owners. 

Each notice of redemption shall be dated, state the delivery date of the Series 2004 Bonds, the 
redemption date, the redemption price, the place or places of redemption (including the name and appropriate 
address or addresses of the Fiscal Agent), the CUSIP number (if any) of the maturity or maturities of the 
Series 2004 Bonds to be redeemed; and, if less than all of any such maturity, the certificate numbers of the 
Series 2004 Bonds of such maturity to be redeemed and, in the case of Series 2004 Bonds to be redeemed in 
part only, the respective portions of the principal amount thereof to be redeemed. If any Series 2004 Bond so 
chosen for redemption is not redeemable in whole, upon presentation of such Series 2004 Bond for 
redemption there will be issued in lieu of the unredeemed portion of principal thereof a new Series 2004 
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Bond or Bonds of the same maturity date, of authorized denominations, equal in aggregate principal amount 
to such unredeemed portion. See also APPENDIX E-"SUMMARY OF CERTAIN PROVISIONS OF THE FISCAL 
AGENT AGREEMENT." 

Neither the failure to receive any such notice nor any defect contained in the notice shall affect the 
sufficiency or validity of the proceedings taken in connection with the action or the event concerning which 
such notice was given. 

So long as Cede & Co., as nominee of DTC, continues to be the registered owner of the Series 2004 
Bonds, any notices of redemption will be given only to Cede & Co., as nominee of DTC, and not to DTC, 
DTC Participants or Beneficial Owners. See APPENDIX H-"DTC AND THE BOOK-ENTRY ONLY SYSTEM." 

Effect of Redemption. If notice of redemption is given as provided in the Fiscal Agent Agreement 
and the amount necessary for the payment of the redemption price is held by the Fiscal Agent, then the 
Series 2004 Bonds, or portion thereof, designated for redemption shall become due and payable at the 
redemption prices thereof and interest thereon shall cease to accrue. 

Rescission of Notice. The City may at any time prior to the date fixed for optional redemption of 
Series 2004 Bonds rescind and cancel such notice of optional redemption. 

SECURITY AND SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS 

General 

The Series 2004 Bonds constitute limited obligations of the District payment as to both principal and 
interest from the Net Special Taxes received from the annual Special Tax to be levied by the City on land 
within the District, including proceeds from the sale of property collected as result of foreclosure of the lien 
of the Special Taxes and certain funds and accounts held under the Fiscal Agent Agreement. 

THE SERIES 2004 BONDS ARE SPECIAL TAX OBLIGATIONS OF THE CITY, AND 
THE INTEREST ON, PRINCIPAL OF AND REDEMPTION PREMIUMS, IF ANY, ON THE 
SERIES 2004 BONDS ARE PAY ABLE SOLELY FROM THE PROCEEDS OF THE SPECIAL TAX 
(INCLUDING ANY PREPAYMENTS THEREOF AND PROCEEDS FROM THE SALE OF 
PROPERTY COLLECTED PURSUANT TO THE FORECLOSURE PROVISIONS OF THE 
FISCAL AGENT AGREEMENT FOR THE DELINQUENCY OF THE SPECIAL TAX) AND 
AMOUNTS IN CERTAIN FUNDS AND ACCOUNTS ESTABLISHED IN THE FISCAL AGENT 
AGREEMENT. NEITHER THE GENERAL FUND NOR THE FULL FAITH AND CREDIT OF 
THE CITY IS PLEDGED FOR THE PAYMENT OF THE INTEREST ON, PRINCIPAL OF AND 
REDEMPTION PREMIUMS, IF ANY, ON THE SERIES 2004 BONDS. THE SERIES 2004 BONDS 
DO NOT CONSTITUTE AN INDEBTEDNESS OF THE CITY WITHIN THE MEANING OF ANY 
CONSTITUTIONAL OR STATUTORY DEBT LIMITATION OR RESTRICTION. 

Except with respect to the levy of the Special Tax, neither the credit nor the taxing power of 
the City is pledged for the payment of the principal of the Series 2004 Bonds, the interest thereon or 
redemption premiums, if any, thereon, and no owner of the Series 2004 Bonds may compel the exercise 
of general taxing power by the City or the forfeiture of any of its property. The principal of, interest 
on and redemption premiums, if any, on the Series 2004 Bonds are not a debt of City, the State of 
California or any of its political subdivisions within the meaning of any constitutional or statutory 
limitation or restriction. The Series 2004 Bonds are not a legal or equitable pledge, charge, lien or 
encumbrance, upon any property of the City, or upon any of its income, receipts or revenues, except 
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the amounts that are, under the Fiscal Agent Agreement and the Law, set aside for the payment of the 
Series 2004 Bonds and interest thereon. Neither the members of the City Council of the City nor any 
persons executing the Series 2004 Bonds are liable personally on the Series 2004 Bonds by reason of 
their issuance. 

Although the Special Tax will constitute a lien on property subject to taxation in the District, it will 
not constitute a personal indebtedness of the owners of such property. There is no assurance that the owners 
will be financially able to pay the annual Special Tax or that they will pay such tax even if financially able to 
do so. The risk of nonpayment by property owners is more fully described in "CERTAIN RISKS TO 
BONDOWNERS-Collection of the Special Tax." 

Special Tax Authorization 

General. Pursuant to the Law, on June 22, 2004 the City Council adopted a resolution establishing 
the District and calling a special election to authorize the issuance of bonds and the levy of the Special Tax. 
At an election held pursuant to the Law, the landowners who were the qualified electors of the District 
authorized (by more than the requisite two-thirds vote) the issuance of bonded indebtedness in an amount 
not to exceed $ 1 12,500,000 and approved the Rate, Method of Apportionment and Manner of Collection of 
Special Tax (the "Special Tax Formula") to pay the principal of, and interest on, and redemption premium, 
if any, the authorized bonded indebtedness. The Special Tax is levied according to the Special Tax Formula 
as set forth in APPENDIX B. The City Council establishes tax rates to levy and apportion the Special Tax 
against property within the District on an annual basis. 

City Covenant to Levy. Pursuant to the Fiscal Agent Agreement, so long as any Bonds are 
outstanding, the City is required annually to levy the Special Tax, subject to the maximum tax rates 
approved by the landowner voters, against all Taxable Property in the District and to make provision for the 
collection of the Special Tax in amounts that, will be sufficient to pay the principal of and interest on the 
Bonds when due, to pay the annual expenses of administering the District, to cure delinquencies in the 
payment of debt service on the Bonds that have occurred or are expected to occur in the current fiscal year, 
and to replenish the Bond Reserve Fund to an amount equal to the Bond Reserve Requirement. 

In the opinion of Bond Counsel, the Special Tax is excepted from the tax rate limitation of 
California Constitution Article XIIIA pursuant to Section 4 thereof as a "special tax" authorized by two
thirds vote of the qualified electors as set forth in the Law. Consequently, the City has the power and is 
obligated to cause the levy and collection of the Special Tax in an amount determined according to the 
Special Tax Formula, which the City Council and the eligible landowner electors within the District have 
approved. 

The Law prohibits the City Council from adopting a resolution to initiate proceedings to reduce the 
rate of the Special Tax or terminate the levy of the Special Tax unless the City Council determines that the 
reduction or termination of the Special Tax "would not interfere with the timely retirement" of outstanding 
Bonds secured by the Special Tax. The City has covenanted in the Fiscal Agent Agreement that it will not 
consent to or conduct proceedings to reduce the Special Tax that may be levied in the District below an 
amount in any Fiscal Year equal to 1 10% of the aggregate debt service due and payable with respect to the 
Bonds in such Fiscal Year, plus 100% of the City's reasonable estimate of Administrative Expenses for the 
Fiscal Year. 

Manner of Collection. The Special Tax will be collected in the manner and at the same time as 
ad valorem property taxes are collected by the County and, except as described below under the caption 
"-Delinquent Payments of Special Tax; Covenant to Foreclose," shall be subject to the same penalties and 
the same procedures, sale and lien priority in the case of delinquency as is provided for ad valorem property 
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taxes. Taxes are levied by the County for each fiscal year on taxable real property that is situated in the 
County as of the preceding January I .  For collection purposes, property is classified either as "secured" or 
"unsecured" and is listed accordingly on separate parts of the assessment roll. The "secured roll" is that part 
of the assessment roll containing State-assessed public utilities property and real property having a tax lien 
that is sufficient, in the opinion of the County Assessor, to secure payment of the taxes. Other property is 
assessed and collected on the "unsecured roll." 

Property taxes on the secured roll are due in two installments, on November I and February 1 of 
each fiscal year. If unpaid, such taxes become delinquent on December 1 0  and April 1 0, respectively, and a 
10% penalty attaches to any delinquent payment. Property on the secured roll with respect to which taxes 
are delinquent become tax defaulted on June 30 of the fiscal year; such property may thereafter be redeemed 
by payment of a penalty of 1 .5% per month to the date of redemption, together with the defaulted taxes, the 
delinquency penalty, costs, and a redemption fee. If taxes are unpaid for a period of five years or more, the 
property is subject to auction sale by the County, however, under certain circumstances property may be 
foreclosed sooner. See "-Delinquent Payments of Special Tax; Covenant to Foreclose." 

Property taxes on the unsecured roll are due as of the lien date and become delinquent, if unpaid, on 
August 3 1 .  A 1 0% penalty attaches to delinquent unsecured taxes. If unsecured taxes are unpaid at 5:00 p.m. 
on October 3 1 ,  an additional penalty of 1 .5% attaches to them on the first day of each month until paid. The 
County has four ways of collecting delinquent unsecured property taxes: ( 1 )  bringing a civil action against the 
taxpayer; (2) filing a certificate in the office of the County Clerk specifying certain facts in order to obtain a 
lien on certain property of the taxpayer; (3) filing a certificate of delinquency for record in the County Clerk 
and County Recorder's office in order to obtain a lien on certain property of the taxpayer; and (4) seizing and 
selling personal property, improvements, or possessory interests belonging or assessed to the assessee. 

Teeter Plan. In November 1 993 , the Yolo County Board of Supervisors (the "Board of 
Supervisors") approved implementation of the Alternative Method of Distribution of Tax Levies and 
Collections and of Tax Sale Proceeds (the "Teeter Plan"), as provided for in Section 4701 et seq. of the 
California Revenue and Taxation Code, both as to general and special taxes entered and collected on the 
secured tax roll. Under the Teeter Plan, the County apportions secured property taxes on an accrual basis 
(irrespective of actual collections) to local political subdivisions, for which the County acts as the tax-levying 
or tax-collecting agency. The Teeter Plan remains in effect unless the Board of Supervisors orders 
discontinuance. The County policy provides that it may order discontinuance of the Teeter Plan as to special 
taxes for the next year if the rate of delinquency for a taxing district exceed 3% in any fiscal year. Unless and 
until the Board of Supervisors orders discontinuance of the Teeter Plan with respect to the District, the City is 
credited with 1 00% of the scheduled Special Tax payments without regard to actual amounts collected. The 
City can give no assurance, however, that the Teeter Plan will be continued in future years. 

Special Tax Formula 

Capitalized terms used under this heading and not othenvise defined shall have the same meanings 
as set forth in the Special Tax Formula. See APPENDIX B-"RATE, METHOD OF APPORTIONMENT AND 
MANNER OF COLLECTION OF SPECIAL TAX." 

General. The Special Tax Formula provides that the Special Tax levy each Fiscal Year is calculated 
by first determining the "Special Tax Requirement" for such Fiscal Year. The "Special Tax Requirement" is 
defined in the Special Tax Formula as the amount necessary in any Fiscal Year to (i) pay the principal of and 
interest on the Bonds that is due in the calendar year that begins in such Fiscal Year; (ii) create and/or 
replenish the reserve fund for the Bonds; (iii) cure any delinquencies in the payment of the principal of or 
interest on Bonds that have occurred in the prior Fiscal Year or, based on existing delinquencies in the 
payment of the Special Tax, are expected to occur in the Fiscal Year in which the Special Tax will be 
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collected; (iv) pay Administrative Expenses (defined below); and (v) pay the costs of public improvements 
and public infrastructure authorized to be financed by the District. The amounts referred to in clauses (i) and 
(ii) of the preceding sentence may be reduced in any Fiscal Year by: (a) interest earnings on or surplus 
balances in funds and accounts for the Bonds to the extent that such earnings or balances are available to 
apply against debt service pursuant to the Fiscal Agent Agreement; (b) proceeds from the collection of 
penalties associated with delinquent Special Taxes; and (c) any other revenues available to pay debt service 
on the Bonds as determined. 

"Administrative Expenses" means any or all of the following: fees and expenses of any Fiscal Agent 
or trustee (including any fees or expenses of its counsel) employed in connection with any Bonds, and the 
expenses of the City carrying out its duties with respect to the District and the Bonds, including, but not 
limited to, costs of levying and collecting the Special Tax, the fees and expenses of legal counsel, charges 
levied by the County Auditor's Office, Tax Collector's Office, and/or Treasurer' s Office, costs related to 
annexing property into the District, costs related to property owner inquiries regarding the Special Tax, 
amounts needed to pay rebate to the federal government with respect to the Bonds, costs associated with 
complying with any continuing disclosure requirements for the Bonds and the Special Tax, and all other costs 
and expenses of the City in any way related to the establishment or administration of the District. 

Pursuant to the Special Tax Formula on or about July I of each year the Administrator will 
(i) categorize each parcel of Taxable Property within the District into one of three categories: (a) Developed 
Property, (b) Small Lot Tentative Map Property, or (c) Undeveloped Property; (ii) determine if parcels of 
Multi-Family Property are Affordable Multi-Family Property; and (iii) determine if there are parcels of 
Taxable Non-Residential Property. A Maximum Special Tax, calculated as more fully described below, will 
be assigned to each parcel of Taxable Property based on its existing zoning designation. 

In any Fiscal Year, if it is determined that: (i) a parcel map for a portion of property in the District 
was recorded after January 1 of the prior Fiscal Year (or any other date after which the County Assessor will 
not incorporate the newly-created parcels into the then current tax roll), (ii) because of the date the parcel map 
was recorded, the County Assessor does not yet recognize the new Parcels created by the parcel map, and 
(iii) one or more of the newly-created Parcels meets the definition of Developed Property, the Administrator 
will calculate the Special Tax for the property affected by recordation of the parcel map by determining the 
Special Tax that applies separately to each newly-created parcel, and then applying the sum of the individual 
Special Taxes to the parcel that was subdivided by recordation of the parcel map. Similarly, if a portion of a 
parcel is included in an approved Small Lot Tentative Map while the remainder of such parcel is classified as 
Undeveloped Property, the Administrator will separately calculate the Special Tax that applies to the Small 
Lot Tentative Map Property and the Undeveloped Property within such parcel, and the Special Tax levied on 
such parcel shall be the sum of the two figures. 

For purposes of the Special Tax Formula the following terms are defined as follows: 

"Developed Property" means as any parcel for which a building permit was issued prior to January 1 
of the preceding Fiscal Year. 

"Small Lot Tentative Map Property" means a map that is made for the purpose of showing the design 
of a proposed subdivision, including Residential Lots that are expected within the subdivision, as well as the 
conditions pertaining thereto. A Small Lot Tentative Map is not based on a detailed survey of the property 
and is not recorded in the County Recorder's Office to create legal lots. 

"Undeveloped Property" means in any Fiscal Year, any parcel of Taxable Property in the District 
that is not Developed Property or Small Lot Tentative Map Property. 
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"Multi-Family Property" is defined in the Special Tax Formula to mean, in any Fiscal Year, any 
parcel of Developed Property for which a building permit was issued for construction of a residential 
structure with three or more residential units that share common walls, all of which are offered for rent to the 
general public. 

"Affordable Multi-Family Property" means a parcel of Multi-Family Property that is either deed
restricted to maintain the affordability of the residential units within the building or, in the City's Sole 
discretion, otherwise qualifies as affordable housing. 

"Taxable Non-Residential Property" means, in any Fiscal Year, any parcel of Developed Property 
that: (i) had a building permit issued prior to January 1 of the prior Fiscal Year for construction of a 
commercial or industrial building, and (ii) had, in prior Fiscal Years, been developed and taxed as residential 
property or designated for Residential Units or High-Density Acres in the Specific Plan Area. If a parcel that 
had been designated for Residential Units or High-Density Acres is subsequently designated for non
residential development, the parcel will not become Taxable Non-Residential Property if, in the City's sole 
discretion, the Expected Units/ Acres from that parcel were shifted to another parcel with no resulting 
decrease in the Expected Maximum Special Tax Revenues associated with those Expected Units/Acres. 

Pursuant to the Special Tax Formula, once the Special Tax has been levied on a parcel of Developed 
Property, the Maximum Special Tax applicable to such parcel will not be reduced in future Fiscal Years 
regardless of changes in land use on such parcel. Notwithstanding the foregoing, the actual Special Tax 
levied on any parcel of Developed Property in any Fiscal Year may be less than the Maximum Special Tax if 
a lower Special Tax is calculated pursuant to the First step of Special Tax Formula. See " - Method of 
Apportionment." 

Maximum Special Tax 

Original Parcels. The Special Tax Formula specifies the Maximum Special Tax that may be 
imposed upon property depending upon the Expected Specific Plan Land Use Designations for each Original 
Parcel. 

Thereafter, the parcels and Expected Units/Acres within each Specific Plan Land Use Designation 
and the Maximum Special Tax assigned to each Original Parcel may be revised due to lot line adjustments, 
tentative map revisions, changes in Building Unit Allocations (a "BUA") assignments, rezonings, an 
additional BUA Release or Expected Unit/Acre transfer (as discussed in the Special Tax Formula) as long as 
such revisions do not reduce the Expected Maximum Special Tax Revenues available within the District. See 
also "THE DISTRICT-Building Unit Allocation Ordinance." 

The Expected Maximum Special Tax Revenues based upon the Specific Plan Land Use Designations 
for each of the Original Parcels is shown in Table 4. 

Pursuant to the Special Tax Formula, on each July 1, commencing July 1, 2005 the Maximum 
Special Tax for each parcel will increase by 2% over the amount in effect for the prior Fiscal Year. 
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Table 4 
City of Woodland 

Community Facilities District No. 2004-1 (Spring Lake) 
Expected Maximum Special Tax Revenues for Original Parcelst 

Property Owner 

Heidrick, M., as Trustee<3l 

HTW West Ventures, LLC(4l 

KB Home North Bay Inc.(4l 

Bollinger Properties, LLC(S) 

Turn of the CenturyC6J 

Turn of the Century<7) 

Parlin Spring Lake I, LLC(8l 

Parlin Spring Lake I, LLC8l 

Yolo Residential Investors, LLc<9l 

Assessor's 
Parcel No. 

042-010-05 

042-010-59 

042-01 0-58 

042-010-57 

042-010-44 

042-030- 14 

042-010- 17  
042-010-18 
041-070-43 

TOTAL EXPECTED MAxIMUM SPECIAL TAX REVENUES 

Specific Plan 
Land Use 

Designation 

R-5 
Duplex/Halfplex 

R-25 
R-5 
R-8 

Duplex/Halfplex 
R-20 
R-5 
R-8 

Duplex/Halfplex 
Affordable Cluster 

R-5 
Duplex/Halfplex 

R-20 
R-4 
R-5 
R-8 

Duplex/Halfplex 
Affordable Cluster 

R-1 5  
R-3 
R-4 

Affordable Cluster 
R- 15 
R-15 
R-20 
R-5 

Duplex/Halfplex 
R-15 

Expected 
Development(!) 

45 units 
14  units 

3.5 acres 
122 units 
79 units 
26 units 

8.75 acres 
23 1 units 
104 units 
46 units 
10  units 
42 units 
4 units 

2.8 acres 
8 1  units 

204 units 
5 units 

28 units 
10 units 

3.5 acres 
49 units 
1 14 units 
26 units 

4.69 acres 
4.2 acres 

4.38 acres 
147 units 
20 units 
2 . 1  acres 

Base Minimum 
Special Tax(ZJ 

$1 ,700/unit 
$ 1 ,400/unit 
$9,200/acre 
$ 1 ,  700/unit 
$ 1 ,400/unit 
$ 1 ,400/unit 
$9,200/acre 
$1 ,  700/unit 
$1 ,400/unit 
$ 1 ,400/unit 

$667/unit 
$ 1 ,700/unit 
$ 1,400/unit 
$9,200/acre 
$ 1 ,900/unit 
$1 ,  700/unit 
$ 1 ,  400/unit 
$1 ,400/unit 

$667/unit 
$ 10,000/acre 

$ 1 ,975/unit 
$ 1 ,900/unit 

$667/unit 
$ 10,000/acre 
$10,000/acre 

$9,200/acre 
$ 1 ,  700/unit 
$ 1 ,400/unit 

$ 10,000/acre 

t Information contained in this Table 4 ha� been revised to reflect ownership changes since the adoption of the Special Tax Formula. 
(] ) Based on proposed and approved tentative maps for each parcel as of June 14, 2004. 

Expected 
Maximum Special 

Tax Revenue 

$76,500 
$ 19,600 
$32,200 

$207,400 
$ 1 1 0,600 

$36,400 
$80,500 

$392,700 
$145,600 
$64,400 

$6,670 
$7 1 ,400 

$5,600 
$25,760 

$ 153,900 
$346,800 

$7,000 
$39,200 

$6,670 
$35,000 
$96,775 

$21 6,600 
$17,342 
$46,900 
$42,000 
$40,296 

$249,900 
$28,000 
�2 1,000 

$2,622,71 3  

(2) On July I, 2005 and on each July I thereafter, the Base Maximum Special Tax and Expected Maximum Special Tax Revenues will increase by 2% of the amount in 
effect for the prior Fiscal year. 

(3) M. Heidrick and Pioneer Investors LLC ("Pioneer") entered into an option to purchase agreement, dated October 4, 2002, as amended for the sale of this parcel. It is 
expected that a transfer of this parcel to Pioneer I will be completed on or before October I ,  2004. Pursuant to a bulk lot sale purchase agreement executed in 
January 2004, Pioneer will sell 25 acres of this parcel to a partnership comprised of E&L Homes (a partner and manager of Pioneer) and Southwest Woodland 
Associates (a manager of Pioneer). See "THE PROPERTY OWNERS-Pioneer Investors LLC." 

(4) Originally owned by Turn of the Century. 
(5) On July 27, 2004, Reverse Exchange Properties, Inc. sold this parcel to Bollinger Properties, LLC. See "THE PROPERTY OWNERS- Bollinger Properties, LLC. 
(6) Originally owned by Beeghly. Pursuant to an option and purchase agreement, dated October 14, 2003, Turn of the Century will sell approximately 8 1  acres to R.W. 

Hertel & Sons, Inc. 
(7) Pursuant to an option and purchase agreement, dated October 14, 2003, Turn of the Century will sell approximately 8 1  acres to HTW West Ventures, LLC. 

Pursuant to an option to purchase, dated March 2004, Turn of the Century will also sell approximately 162 acres to Russell Ranch Development, Inc., a California 
corporation with beneficial ownership intended to be substantially similar to that of Turn of the Century. See "THE PROPERTY OWNERS-HTW West Ventures, 
LLC" "-Russell Ranch Development, Inc." and " - Turn of the Century." 

(8) Originally owned by Hollman. 
(9) Originally owned by Pradier-Sievers. 
Sources: City of Woodland Planning Department and Goodwin Consulting Group, Inc. 
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Successor Parcels. Upon submittal of a Final Map that will result in the subdivision of an Original 
Parcel, the Administrator will compare the land uses proposed for the parcel and, prior to approval of the 
Final Map, the Maximum Special Tax will be determined in accordance with the procedures set forth in the 
Special Tax Formula. 

Method of Apportionment. Pursuant to the Special Tax Formula, the Special Tax is levied annually 
as follows: 

First: The Special Tax is levied Proportionately (defined below) on each parcel of 
Developed Property within the District up to 1 00% of the Maximum Special Tax for such 
Fiscal Year determined pursuant to Special Tax Formula until the amount levied on 
Developed Property is equal to the Special Tax Requirement prior to applying any available 
Capitalized Interest. 

Second: If additional revenue is needed, and after applying Capitalized Interest to 
the Special Tax Requirement, the Special Tax shall be levied Proportionately on each parcel 
of Small Lot Tentative Map Property within the District up to 1 00% of the Maximum 
Special Tax for such Small Lot Tentative Map Property determined pursuant to the Special 
Tax Formula 

Third: If additional revenue is needed, the Special Tax shall be levied 
Proportionately on each parcel of Undeveloped Property within the District up to 100% of 
the Maximum Special Tax for such Undeveloped Property determined pursuant the Special 
Tax Formula. 

"Proportionately" is defined in the Special Tax Formula to mean that the ratio of the actual Special 
Tax levied in a Fiscal Year to the Maximum Special Tax authorized to be levied in that Fiscal Year is equal 
for all Assessor's Parcels within a class of property (Developed Property, Small Lot Tentative Map Property 
or Undeveloped Property). 

Pursuant to Section 53340 of the Law, the Special Tax Formula exempts properties that are 
(i) Public Property, except as otherwise provided in the Law or in the Special Tax Formula; (ii) parcels for 
which the owner has prepaid and satisfied the Special Tax obligation and had a Release of the Special Tax 
Lien recorded against such parcels; (iii) parcels developed with non-residential land uses if such parcels are 
not determined under the Special Tax Formula to be Taxable Non-Residential Property; (iv) Affordable 
Multi-Family Property; and (v) parcels that do not have development rights, as determined in the sole 
discretion of the City, and therefore are unable to develop until a future BUA Release (defined herein). See 
"CERTAIN RISKS TO BONDOWNERS- Exempt Properties" and "THE DISTRICT-Building Unit Allocation 
Ordinance." 

NEITHER THE FAITH AND CREDIT NOR THE GENERAL TAXING POWER OF THE 
CITY, THE STATE OF CALIFORNIA OR ANY POLITICAL SUBDIVISION OF ANY OF THE 
FOREGOING IS PLEDGED TO THE PAYMENT OF THE SERIES 2004 BONDS. 
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Bond Reserve Fund 

The Fiscal Agent Agreement establishes a Bond Reserve Fund to be held by the Fiscal Agent, and 
requires that the Bond Reserve Fund be maintained in the amount of the "Bond Reserve Requirement" which 
is defined to mean, as of any date of calculation, the least of: (a) Maximum Annual Debt Service as of such 
date, (b) 125% of average Annual Debt Service, and (c) 1 0% of the stated principal amount of the 
Outstanding Bonds less original issue discount or plus original issue premium if more than 2% or used to pay 
underwriter' s compensation. Upon the issuance of the Series 2004 Bonds the Bond Reserve Requirement is 
$2,410,290, which is equal to Maximum Annual Debt Service on the Series 2004 Bonds. 

All money in the Bond Reserve Fund will be used and withdrawn by the Fiscal Agent solely for the 
purpose of paying the interest on and principal of the Series 2004 Bonds in the event there is insufficient 
money in the Principal Fund or the Interest Fund available for this purpose, or in the event the Special Tax on 
a lot or parcel is prepaid; provided, that if as a result of any of the foregoing valuations it is determined that 
the amount of money in the Bond Reserve Fund exceeds the Bond Reserve Requirement, the Fiscal Agent 
will withdraw the amount of money representing such excess from such account and transfer such amount to 
the City for deposit in the Community Facilities Fund. 

Deposit of Special Taxes; Flow of Funds 

Upon receipt of Special Tax payments (other than Special Taxes representing prepaid Special Tax), 
the City will deduct annual Administrative Expenses in an amount of $25,000 and deposit such amount in the 
Community Facilities Fund. The balance of the Special Taxes is required to be deposited into the Special 
Tax Fund held by the F iscal Agent and are pledged to the payment of the Series 2004 Bonds. 

Priority of Deposits. All money in the Special Tax Fund is required to be set aside by the Fiscal 
Agent in the following accounts within the Special Tax Fund in the following order of priority: 

First: 
Second: 
Third: 
Four: 

Interest Fund; 
Principal Fund; Sinking Accounts; 
Bond Reserve Fund; and 
Community Facilities Fund. 

In addition, the Fiscal Agent Agreement establishes a Prepayment Fund and a Rebate Fund 

Interest Fund. On or before each Interest Payment Date, commencing March 1 ,  2005, the Fiscal 
Agent is required to transfer from the money in the Special Tax Fund and deposit into the Interest Fund an 
amount equal to the aggregate amount of interest becoming due and payable on all Outstanding Bonds on 
such Interest Payment Date ( excluding any interest for which there are moneys deposited in the Interest Fund 
from the proceeds of the Bonds or other source and reserved as capitalized interest to pay such interest on 
such Interest Payment Date). No deposit need be made into the Interest Fund if the amount contained therein 
is at least equal to the interest to become due and payable on such Interest Payment Date (but excluding any 
moneys on deposit therein from proceeds of the Series 2004 Bonds or other source and reserved as 
capitalized interest to pay interest on any future Interest Payment Dates following such Interest Payment 
Date). 

All amounts in the Interest Fund are required to be used and withdrawn by the Fiscal Agent solely 
for the purpose of paying interest on the Bonds as the same becomes due and payable, including accrued 
interest, on any Bonds purchased or redeemed prior to maturity pursuant to the Fiscal Agent Agreement. 
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Principal Fund; Sinking Accounts. On or before each September 1 ,  commencing September 1 ,  2006, 
the Fiscal Agent is required to transfer from amounts in the Special Tax Fund and deposit in the Principal 
Fund an amount equal to (a) the aggregate amount of principal becoming due and payable on the Outstanding 
Serial Bonds of all Series on such September 1 plus (b) the aggregate amount of the Mandatory Sinking 
Account Payments to be paid on such September 1 into the respective Sinking Accounts for the Term Bonds 
of all Series; provided that, if the City certifies to the Fiscal Agent that any principal payments are to be 
refunded on or prior to their respective due dates, no amounts need be set aside towards such principal to be 
so refunded. 

No deposit need be made into the Principal Fund so long as there are: (i) moneys sufficient to pay the 
principal of all Serial Bonds then Outstanding and maturing by their terms within the next 12  months plus 
(ii) the aggregate of all Mandatory Sinking Account Payments required to be made in such 1 2-month period, 
but less any amounts deposited into the Principal Fund during such 1 2-month period and theretofore paid 
from the Principal Fund to redeem or purchase Term Bonds during such 1 2-month period, and less any 
principal payments that the City certifies to the Fiscal Agent will be refunded on or prior to their respective 
due dates. 

All amounts in the Principal Fund will be used and withdrawn by the Fiscal Agent solely for the 
purpose of paying the principal of the Bonds when due and payable, except that all amounts in the Sinking 
Accounts will be used and withdrawn by the Fiscal Agent solely to purchase or redeem or pay at maturity 
Term Bonds, as provided in the Fiscal Agent Agreement. Any amounts remaining in a Sinking Account 
when all of the Term Bonds for which such account was established are no longer Outstanding shall be 
withdrawn by the Fiscal Agent and transferred to the City for deposit into the Community Facilities Fund. 

Any amounts remaining in a Sinking Account after all of the Term Bonds for which such account 
was established are no longer Outstanding will be withdrawn by the Fiscal Agent and transferred to the City 
for deposit into the Community Facilities Fund. 

Bond Reserve Fund. On or before March 1 and September 1 of each year, commencing 
March 1 ,  2005, the Fiscal Agent is required to transfer from the money remaining in the Special Tax Fund 
after required transfers to the Interest Fund and the Principal Fund have been made and deposit into the Bond 
Reserve Fund such amount as is required to restore the Bond Reserve Fund to an amount equal to the Bond 
Reserve Requirement; and for this purpose all investments in the Bond Reserve Fund will (beginning in 
September 1 ,  2005) be valued on September 1 of each year at their market value. 

All amounts in the Bond Reserve Fund (including all amounts that may be obtained from letters of 
credit, insurance policies, and surety bonds on deposit in the Bond Reserve Fund) will be used and withdrawn 
by the Fiscal Agent, solely for the purpose of making up any deficiency in the Interest Fund or the Principal 
Fund. 

Any amounts in the Bond Reserve Fund in excess of the Bond Reserve Requirement will be 
transferred by the Fiscal Agent to the City on September 1 of each year for deposit into the Community 
Facilities Fund. 

Community Facilities Fund. All money remaining in the Special Tax Fund on September 1 of each 
year, commencing September 1 ,  2005, after making the foregoing deposits, is required to be withdrawn by 
the Fiscal Agent from the Special Tax Fund and transferred to the City for deposit into the City of Woodland 
Community Facilities District No. 2004-1 (Spring Lake) Community Facilities Fund which fund is held by 
the City. All money in the Community Facilities Fund is required to be used by the City solely for the 
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payment of costs of the Facilities or Administrative Expenses or otherwise for the benefit of the District in 
accordance with the Law. 

Prepayment Fund. All moneys representing prepaid Special Taxes that are deposited by the City 
with the Fiscal Agent will be deposited in the Prepayment Fund. Except as provided below, all amounts 
deposited in the Prepayment Fund will be used and withdrawn by the Fiscal Agent solely for the purpose of 
redeeming Bonds as specified in the Fiscal Agent Agreement; provided that, at any time prior to giving such 
notice of redemption, the Fiscal Agent shall, upon receipt of a Request of the City, apply such amounts to the 
purchase of Bonds at public or private sale, as and when and at such prices (including brokerage and other 
charges, but excluding accrued interest, which is payable from the Interest Fund) as is directed by the City, 
except that the purchase price ( exclusive of such accrued interest) may not exceed the Redemption Price then 
applicable to such Bonds. All Term Bonds purchased or redeemed from the Prepayment Fund will be 
allocated to Mandatory Sinking Account Payments applicable to such Series and maturity of Term Bonds as 
may be specified in a Request of the City. Following a redemption of Bonds from the Prepayment Fund, the 
Fiscal Agent will transfer any remaining amount that represented the amount deposited that exceeded an even 
multiple of $5,000 into the Special Tax Fund. 

Rebate Fund. The Fiscal Agent is required to transfer amounts to and disburse moneys from the 
Rebate Fund as directed by the City to make rebate payments to the United State of America in accordance 
with the Internal Revenue Code of 1986, as amended. 

Delinquent Payments of Special Tax; Covenant to Foreclose 

The Fiscal Agent Agreement provides that the Special Tax is to be collected in the same manner as 
ordinary ad valorem property taxes are collected and, except as provided in the special covenant for 
foreclosure described below and in the Law, are subject to the same penalties and the same procedure, sale, 
and lien priority in case of delinquency as is provided for ad valorem property taxes. 

Pursuant to Section 53356. l of the Law, in the event of any delinquency in the payment of the 
Special Tax, the City may order the institution of a Superior Court action to foreclose the lien therefor within 
specified time limits. In such an action, the real property subject to the unpaid amount may be sold at a 
judicial foreclosure sale. Such judicial foreclosure action is not mandated by the Law. 

If at any time the payment of Special Tax is no longer subject to the Teeter Plan, the City will review 
the public records of the County of Yolo relating to the collection of the Special Tax on or before August 1 of 
each year in order to determine the amount of the Special Tax collected in the prior Fiscal Year. If the City 
determines on the basis of such review that any single parcel of Taxable Property is delinquent by more than 
$2,500, the City will send a notice of delinquency and a demand for immediate payment to the owner no later 
than August 1 5  of such year. If the City determines on the basis of such review that the amount of Special 
Tax received with respect to all Taxable Property in the District is deficient by more than 5% of the amount 
of the Special Tax levied in such Fiscal Year or there were 10  or fewer owners of Taxable Property, then, by 
September 5 of such year, the City will send a notice of delinquency and a demand for immediate payment to 
each such owner. In either case, if the delinquency with respect to the delinquent parcel is not cured by 
November 1 ,  the City will institute, prosecute and pursue foreclosure proceedings to judgment and sale in 
order to enforce the lien of the delinquent installments of the Special Tax against such parcel. 
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In the event that sales or foreclosures of property are necessary, there could be a delay in payments to 
Owners of the Series 2004 Bonds (if the Bond Reserve Fund has been depleted) pending such sales or the 
prosecution of such foreclosure proceedings and receipt by the City of the proceeds of sale. However, within 
the limits of the Special Tax Formula, the City may adjust the Special Tax levied on Taxable Property in the 
District, subject to the limitation on the Maximum Special Tax, to provide an amount required to pay interest 
on and principal of the Series 2004 Bonds, and the amount, if any, necessary to replenish the Bond Reserve 
Fund to an amount equal to the Bond Reserve Requirement for the Series 2004 Bonds and to pay all current 
Administrative Expenses for the District and pay for all current Services for the District. There is, however, 
no assurance that the total amount of the Special Tax that could be levied and collected against Taxable 
Property in the District will be at all times sufficient to pay the amounts required to be paid by the Fiscal 
Agent Agreement, even if the Special Tax is levied at the Maximum Special Tax rates. See "CERTAIN RISKS 
TO BONDOWNERS-Maximum Special Tax." 

No assurance can be given that the real property subject to sale or foreclosure will be sold, or if sold, 
that the proceeds of sale will be sufficient to pay any delinquent installments of the Special Tax. The Law 
does not require the City to purchase or otherwise acquire any lot or parcel of property to be sold if there is no 
other purchaser at such sale. The Law and the Fiscal Agent Agreement do specify that the Special Tax will 
have the same lien priority as for ad valorem property taxes in the case of delinquency. Section 53356.6 of 
the Law requires that property sold pursuant to foreclosure under the Law be sold for not less than the amount 
of judgment in the foreclosure action, plus post judgment interest and authorized costs, unless the consent of 
the owners of75% of the Outstanding Bonds is obtained. 

Limited Obligation; No Required Advances from Available Surplus Funds 

The Series 2004 Bonds are limited obligation special tax bonds under the Law. Notwithstanding any 
other provision of the Fiscal Agent Agreement, the City is not obligated to advance available surplus funds 
from the City treasury to cure any deficiency in the Principal Fund, the Interest Fund or the Bond Reserve 
Fund; provided, however, that nothing shall affect the right of the City under the Law to make advances to 
cure any deficiencies. 

Additional Bonds 

Pursuant to the Fiscal Agent Agreement, the City may from time to time issue additional bonds 
("Additional Bonds") secured by the Special Tax for the purpose of providing moneys to construct or 
acquire the Facilities. The conditions for issuance of such Additional Bonds are set forth in APPENDIX E 
"SUMMARY OF CERTAIN PROVISIONS OF THE FISCAL AGENT AGREEMENT-Additional Bonds." These 
conditions include, but are not limited to, the requirements that: 

(i) The aggregate fair market value of all Taxable Property (including the existing 
private improvements thereon) on the date of the adoption of the Supplemental Fiscal Agent 
Agreement authorizing the issuance of such additional Series of Bonds (based on either the assessed 
valuations thereof as contained in the ad valorem assessment roll of the County or an MAI 
appraisal), shall be equal to at least three times the sum of (i) the aggregate principal amount of all 
Bonds to be Outstanding after the issuance of such additional Series of Bonds, plus (ii) the aggregate 
principal amount of all outstanding special assessment bonds that are payable from special 
assessments levied on the Taxable Property, plus (iii) the proportion of the aggregate principal 
amount of all outstanding bonds issued under the Law (other than the Bonds) that are payable from 
special taxes to be levied on the Taxable Property. The Escrow-Secured Bond Amount and any 
additional Bonds similarly secured that are not deemed paid or defeased pursuant to the Fiscal Agent 
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Agreement that are Outstanding will be taken into account for purposes of satisfying the value-to-lien 
ratio required by this section. 

(ii) Bonds (excluding any refunding bonds) secured by the Special Tax may be issued 
in an amount of not to exceed $ 1 1 2,500,000 in the aggregate. 

(iii) At least 700 permits for the construction of single-family dwelling units have been 
issued by the City or, if the additional Series of Bonds would be the third Series of Bonds issued 
under the Fiscal Agent Agreement, at least 1 ,400 permits for construction of single-family dwelling 
units have been issued by the City. 

(iv) The amount of Special Taxes that may be collected in each Bond Year following 
issuance of the additional Series of Bonds by application of the Special Tax Formula is required to be 
no less than 1 10% of the aggregate of Annual Debt Service due and payable with respect to all 
Bonds to be Outstanding in such Bond Year. 

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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DEBT SERVICE REQUIREMENTS 

Debt Service Schedule 

The debt service schedule for the Series 2004 Bonds is set forth in Table 5 below: 

t 
(1) 

(2) 

(3) 

Payment Date 

3/1/2005 
9/1/2005 
3/1/2006 
9/1/2006 
3/1 /2007 
9/1/2007 
3/ 1/2008 
9/1/2008(!) 
3/1/2009 
9/l /2009(l) 
3/1/20 10 
9/l/20 10(l) 
3/1/20 1 1  
9/1/201 l(l)  

3/1/20 12  
9/l/20 li1 ) 

3/1/2013 
9/1/2013(1 ) 
3/1/2014 
9/1/2014(1) 
3/1/201 5  
9/ 1/2015(1) 
3/ 1/2016  
9/l /20 16(I) 
3/1/2017  
9/1/201 i1 ) 
3/1/2018 
9/1/20 18(I) 
9/1/2018 
3/1/2019  
9/1/201 9  

Mandatory Sinking Account Payment. 

Table 5 
DEBT SERVICE SCHEDULE 

Principal Interest 

$754,452.97 
930,147.50 
930, 147.50 

$545,000 930, 147.50 
923,743.75 

560,000 923,743.75 
915,343 .75 

575 ,000 91 5,343.75 
905,28 1 .25 

595,000 905,28 1 .25 
893,678.75 

620,000 893,678.75 
881 ,278.75 

645,000 88 1 ,278.75 
867,572.50 

675,000 867,572.50 
852,722.50 

700,000 852,722.50 
836,622.50 

735,000 836,622.50 
8 19,350.00 

770,000 8 19,350.00 
800,485.00 

805,000 800,485.00 
779,957.50 

850,000 779,957.50 
757,645.00 

750,000 20,250.00 
145,000 737,395.00 

733,480.00 
940,000 733,480.00 

Subject to redemption on September 1 ,  2007 from amounts on deposit in the Acquisition Escrow Fund. 
Acquisition Escrow Fund." 
Maturity. 
Final Maturity. 

Sources. Stinson Securities, LLC and Del Rio Advisors. 
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Total 

$754,452.97 
930, 147.50 
930, 147.50 

1 ,475, 147.50 
923,743.75 

1 ,483,743.75 
915,343.75 

1 ,490,343.75 
905,28 1 .25 

1 ,500,28 1 .25 
893,678 .75 

1 ,5 13,678.75 
88 1 ,278.75 

1 ,526,278.75 
867,572.50 

1 ,542,572.50 
852,722.50 

1,552, 722.50 
836,622.50 

1 ,571 ,622.50 
8 19,350.00 

1 ,589 ,3 50. 00 
800,485.00 

1 ,605,485.00 
779,957.50 

1 ,629,957.50 
757,645.00 
770,250.00 
882,395.00 
733,480.00 

1 ,673,480.00 

See "THE SERIES 2004 BONDS-



t 
(1)  

(2) 
(3) 

Payment Date 

3/1/2020 
9/1 /20201 

3/1/2021 
9/1/202 1 t 
3/1/2022 
9/1/20221 

3/1/2023 
9/1 /2023t 

3/ 1/2024 
9/l/2024t 

3/1/2025 
9/1/2025t 

3/1 /2026 
9/l/2026t 

3/1/2027 
9/1/202i 
3/1/2028 
9/ 1/2028 t(Z) 
3/1/2029 
9/1/2029t 

3/1 /2030 
9/1 /2030t 

3/1/203 1 
9/1 /203 lt 

3/1/2032 
9/l/2032t 

3/ 1/2033 
9/1/20331 

3/1/2034 
9/1/2034(3) 

Table 5 
DEBT SERVICE SCHEDULE 

(Continued) 

Principal Interest 

$707,395.00 
$995,000 707,395.00 

679,037.50 
1 ,050,000 679,037.50 

647,537.50 
1 , 1 15,000 647,537.50 

6 14,087.50 
1 , 1 80,000 614,087.50 

578,687.50 
1 ,250,000 578,687.50 

54 1 , 1 87.50 
1 ,325,000 541 , 1 87.50 

501 ,437.50 
1 ,405,000 501 ,437.50 

459,287.50 
1 ,490,000 459,287.50 

414,587.50 
1 ,580,000 4 14,587.50 

367, 1 87.50 
1 ,675,000 367,1 87.50 

3 14,843.75 
1 ,780,000 3 14,843 .75 

259,21 8.75 
1 ,890,000 259,21 8.75 

200, 1 56.25 
2,005,000 200, 156.25 

137,500.00 
2, 135,000 137,500.00 

70,78 1 .25 
2,265,000 70,78 1 .25 

TOTAL $33,050,000 $38,465,082.97 

Mandatory Sinking Account Payment. 
Subject to redemption on September 1 ,  2007 from amounts on deposit in the Acquisition Escrow Fund. 
Acquisition Escrow Fund." 
Maturity. 
Final Maturity. 

Sources. Stinson Securities, LLC and Del Rio Advisors. 
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Total 

$707,395 .00 
1 ,702,395.00 

679,037.50 
1 ,729,037.50 

647,537.50 
1 ,762,537.50 

6 14,087.50 
1 ,  794,087.50 

578,687.50 
1 ,828,687.50 

541 , 187.50 
1 ,866,1 87.50 

501,437.50 
1 ,906,437.50 

459,287.50 
1 ,949,287.50 

414,587.50 
1 ,994,587.50 

367, 1 87.50 
2,042,187.50 

3 14,843.75 
2,094,843. 7 5 

259,218.75 
2, 149,2 18.75 

200, 156.25 
2,205 , 1 56.25 

1 37,500.00 
2,272,500.00 

70,78 1 .25 
2,335, 78 1 .25 

$71 ,5 1 5,082.97 

See "THE SERIES 2004 BONDS-



Estimated Debt Service Coverage 

Table 6 on the following page sets forth the estimated debt service coverage and the estimated 
coverage for the debt service on the Series 2004 Bonds based upon the revenues derived from the Maximum 
Tax assuming the current status of development. The Maximum Tax is calculated to be an annual amount 
sufficient to pay debt service on the Series 2004 Bonds and any Additional Bonds. See also "SECURITY AND 
SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS- Special Tax Formula" and "-Deposit of Special Taxes; 
Flow of Funds" and "THE DISTRICT-Status of Development." 

The actual amount of the Special Tax that could be levied and collected against the Taxable Property 
during any future year will depend upon a number of factors, including, without limitation, the land use 
categories then in effect, the tax rates imposed pursuant to the Special Tax Formula and the level of 
delinquent installments of the Special Tax. See "CERTAIN RISKS TO BONDHOLDERS." The collection history 
on secured property taxes in the City over the past five years is shown in APPENDIX D-"GENERAL AND 
ECONOMIC INFORMATION ON THE CITY OF WOODLAND." This delinquency history may not be indicative of 
delinquency rates in the District currently or that may be experienced in the future once the ownership of 
property in the District is more fully dispersed. 

In the event of delinquencies in Special Tax payments received by the City on behalf of the District, 
the estimated coverage ratios may not be achieved. 

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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Table 6 
EST™ATED COVERAGE BASED ON NET SPECIAL TAXES 
AND FIRST RELEASE BUILDING UNIT ALLOCATIONS(t) 

A. B. C. D. 
Coverage 

Series 2004 without 
Bonds without Combined Escrow- Coverage with 

Year Ending Total Net Escrow- Escrow- Series 2004 Secured Escrow-Secured 
(Segtember 1) Si2ecial Taxes(2l Secured Bonds Secured Bonds Debt Service Bonds0l Bonds(4l 

2005 $2,622, 7 13.00 NIA NIA 
2006 2,650, 167 .26 $2,049,397.50 $355,897.50 $2,405,295.00 1 .293 1 . 102 
2007 2, 703,670.6 1 2,05 1 ,590.00 355,897.50 2,407,487.50 1 . 3 18  1 . 123 
2008 2,758,244.02 1,474,790.00 930,897.50(5

) 2,405,687.50 1 .870 1 . 147 
2009 2,8 1 3,908.90 1 ,474,790.00 930, 772_50<5) 2,405,562.50 1 .908 1 . 1 70 
2010 2,870,687.08 1 .474,790.00 932,56 7 .50(5) 2,407,357.50 1 .947 1 . 192 
201 1 2,928,600.82 1 ,474,790.00 932,767.50(5) 2,407,557.50 1 .986 1 .216 
2012  2,987,672.83 1 ,474,790.00 935,355.00(5) 2,410, 145.00 2.026 1 .240 
2013  3,047,926.29 1 ,474,790.00 930,655.00(5) 2,405,445.00 2.067 1 .267 
2014 3,109,384.82 1 ,474,790.00 933,455.00(5) 2,408,245.00 2.108 1 .291 
2015  3 ,  172,072.5 1 1 ,474,790.00 933,9 10.00(5) 2,408,700.00 2. 1 5 1  1 .3 1 7  
2016 3,236,013 .96 1 ,474,790.00 93 1 , 1 80.00(5) 2,405,970.00 2.194 1 .345 
2017 3,301 ,234.24 1 ,474,790.00 935, 125.00<5) 2,409,915 .00 2.238 1 .370 
201 8  3,367, 758.93 1,619,790.00 790,500.00(5) 2,410,290.00 2.079 1 .397 
2019  3,435,614. 1 1  2,406,960.00 2,406,960.00 1 .427 1 .427 
2020 3,504,826.39 2,409,790.00 2,409,790.00 1 .454 1 .454 
202 1 3,575,422.91 2,408,075.00 2,408,075.00 1 .485 1 .485 
2022 3,647,43 1 .37 2,410,075.00 2,410,075.00 1 . 5 13  1 .5 1 3  
2023 3,720,880.00 2,408, 175.00 2,408,1 75.00 1 .545 1 .545 
2024 3,795,797.60 2,407,375.00 2,407,375.00 1 .577 1 .577 
2025 3,872,213.55 2,407,375.00 2,407,375 .00 1 .608 1 .608 
2026 3,950, 1 57.82 2,407,875.00 2,407,875.00 1 .641 1 .641 
2027 4,029,660.98 2,408,575.00 2,408,575.00 1 .673 1 .673 
2028 4, 1 10,754.20 2,409, 175.00 2,409, 175.00 1 .706 1 .706 
2029 4, 193,469.28 2,409,375.00 2,409,375.00 1 .740 1 .740 
2030 4,277,838.67 2,409,687.50 2,409,687.50 1 .775 1 .775 
203 1 4,363,895 .44 2,408,437.50 2,408,437.50 1 .812 1 .812 
2032 4,45 1 ,673.35 2,405,312.50 2,405,312.50 1 .85 1 1 .851 
2033 4,541 ,206.82 2,4 10,000.00 2,4 10,000.00 1 .884 1 .884 
2034 4,632,530.96 2,406,562.50 2,406,562.50 1 .925 1 .925 

TOTAL $105,673,428. 72 $59,001 ,502.50 $ 10,828,980.00 69,830,482.50 1 .79(6) 1 .5 1  (6) 

( 1 )  See "THE DISTRICT- Building Unit Allocation Ordinance." 
(2) The Maximum Special Tax escalates 2% annually through Fiscal Year 2033-34. The amount shown is net of annual Administrative Expenses in the amount of $25,000. 

See "SECURITY AND SOURCE s OF PAYMENT FOR THE SERIES 2004 BONDS-Special Tax Formula." 
(3) Represents Column A divided by Column B. 

(4) Represents Column A divided by Column D. 

(5) Subject to mandatory redemption on September 1, 2007 from amounts on deposit in the Acquisition Escrow Fund. See "THE SERIES 2004 BONDS- Acquisition Escrow 
Fund." 

(6) Represents Average Coverage. 
, Sources: Goodwin Consulting Grau , Inc. and Del Rio Advisors. 
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ESTIMATED SOURCES AND USES OF FUNDS 

The estimated sources and uses of funds in connection with the financing are set forth in Table 7 
below: 

Table 7 
ESTThlATED SOURCES AND USES OF FUNDS 

Sources of Funds: 
Principal Amount of the Series 2004 Bonds .... . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  . 
Less: Original Issue Discount . . . . . . . . . . ..... . . . . . . . . . . . . . . . . . . . . . . .... . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  . 
Less: Underwriter's Discount . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . .  . 

Total Sources .... . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

Uses of Funds: 
Deposit to Acquisition and Construction Fund . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . .  . .  
D . A . . . E F do> epos1t to cqu1s1tion scrow un . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
Deposit to Bond Reserve Fund . . . . . . . . . . . . . . . . .... . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . 
Deposit to Capitalized Interest AccountC2l . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  . 
Costs oflssuanceC3> . . . . . . . . . . . . . . . . . . . . . ... .... . . . . .. . . . . . . . . . . . . .. . . . . . . . . . . . .. . . . . . . . . . . . . . .. . . . . . . . . . . .  . 

Total Uses . . . . . . . . ..... . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  . 

$33,050,000.00 
(377,295.90}/1' 
( 495, 750.00), 

$32, 1 76,954. 10  

$ 1 9,954,441 .33 
7,720,000.00 
2,410,290.00 
1 ,684,600.47 

407,622.30 
$32, 1 76,954. 10 

(1) Represents the principal amount of Series 2004 Bonds that will be redeemed on September 1 , 2007 in the event that the Escrow Release 
Test is not satisfied. See "THE SERIES 2004 BONDS-Acquisition Escrow Fund." 

(2) Interest on the Series 2004 Bonds is capitalized to September 1 ,  2005. 

(3) Costs oflssuance include City's fees and expenses, Bond Counsel fee, Disclosure Counsel fee, Fiscal Agent fee, Fiscal Agent Counsel fee, 
Financial Advisor fee, S cial Tax Consultant fee, rintin costs and other miscellaneous costs of issuance. 

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 

26 



THE DISTRICT 

Overview 

Master Plan and Specific Plan Areas. Pursuant to the City's updated General Pan, adopted 
February 27, 1 996, the approximately 1 ,748 acre area (the "Master Plan Area") south of the existing City 
limits was identified as that in which future growth would occur. In December 2001 ,  the City Council 
adopted a specific plan, as amended (the "Specific Plan"), for approximately 1 ,097 acres of the Master Plan 
Area (the "Specific Plan Area") establishing specific development policies, land use designations and design 
standards for development within the Specific Plan Area. The property in the Specific Plan Area is owned by 
nine separate property owners and represents approximately 63% of the Master Plan Area. The remainder of 
the Master Plan Area, encompassing approximately 65 1 acres, located adjacent to Highway 1 1 3 is referred to 
as the "Master Plan Remainder Area" (the "MPRA") and is expected to be developed pursuant to a separate 
plan in the future. 

Planned Development. Development within the Specific Plan Area is expected to be comprised of 
approximately 4,05 1 housing units, including 2,880 single family and 1 , 1 7 1  multifamily units, and includes 
approximately 28 acres for parks, approximately 246 acres of schools (including the existing 1 2 1-acre 
Woodland Community College campus), approximately 1 1  acres of commercial development, one acre for a 
fire station, approximately 3 1  acres of existing County facilities, and approximately 1 19 acres designated as 
streets, greenbelts and drainage. See also, "THE FACILITIES AND THE FINANCING PLAN." In accordance with 
the Specific Plan, build-out of the Specific Plan Area is assumed to occur over a 1 1  year period and is 
expected to increase the population of the City by approximately 1 1 ,270 people, an increase of approximately 
18% over the current population estimate. See also APPENDIX D--"GENERAL AND ECONOMIC INFORMATION 
ON THE CITY OF WOODLAND-Population- Table D-1-City, County and State Population." 

The Specific Plan requires that 1 0% of all single family and multifamily units be affordable to low
income families and 20% of the multifamily units within the District be affordable to very low-income 
families. Because these objectives will not be fully met within the District, the City and the Property Owners 
agreed an additional 74 affordable rental units will be constructed elsewhere in the City with the proceeds 
collected from a development fee charge to all market rate, single family units constructed in the Specific 
Plan Area. This results in 2,465 market rate single family units, 274 affordable single family units, 
778 market rate multifamily units, and 334 affordable multifamily units. 

Specific Plan Area Land Uses. The land in the Specific Plan Area is zoned for the development of 
approximately 596.3 acres of single family residential homes, defined as densities of eight units or fewer per 
acre (i.e. zoning designations of R-3, R-4, R-5 and R-8); approximately 63.8 acres of multifamily residential 
defined as meaning densities of eight units or higher per acre (zoning designations R-1 5, R-20 and R-25); 
approximately 1 1  acres of neighborhood commercial (zoning designation NC); approximately 32.2 acres of 
open space uses, including parks, open space, and greenbelts (zoning designation OS) and approximately 
393.6 acres of public/quasi public uses (defined as schools, City facilities, County uses, streets, etc.). The 
MPRA is zoned for the development of single and multi-family residences, neighborhood commercial, 
neighborhood parks and a Sports Park. According to the Specific Plan, it is expected that the lawn, irrigation 
and temporary restroom facilities on the approximately 34 acre Sports Park will be completed by the City 
by 201 5. 
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A map of the City indicating the Specific Plan Area and the current boundaries of the District is 
shown on page 29. A map of the Specific Plan Area, indicating the current boundaries of the District is 
shown on page 3 1 .  

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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Location 

The District currently consists of approximately 657 non-contiguous acres located within the 
Specific Plan Area. It is expected that three parcels, comprising approximately 1 69 acres, located adjacent to 
the District is expected to be annexed into the District within the next five years. The property in the District 
is currently owned by seven separate property owners (each a "Property Owner'' and collectively, the 
"Property Owners") and will be developed pursuant to individual development agreements as a mixed-use 
residential and commercial development that is expected to be developed in three phases over 1 1  years. 
See "-Development Plan" and "-Agreements with Property Owners" and "THE PROPERTY OWNERS." 

Zoning and Land Use Classifications 

The land in the District is zoned for the development of approximately 383.5 acres of single family 
residential homes, defined as densities of eight units or fewer per acre (i.e. zoning designations of R-3, R-4, 
R-5 and R-8); approximately 33.9 acres of multifamily residential defined as meaning densities of eight units 
or higher per acre (zoning designations R- 15, R-20 and R-25); approximately nine acres of neighborhood 
commercial (zoning designation NC); approximately 30 acres of open space uses, including parks, open 
space, and greenbelts (zoning designation OS); and approximately 200 acres of public/quasi public uses 
(defined as schools, a fire station, streets, etc.). A four-acre central park and two eight-acre neighborhood 
parks are expected to be constructed by the City and upon the purchase of such parcels by the City such 
property will become "Public Property" under the Special Tax Formula and will then no longer be subject to 
the Special Tax. 

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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A summary of land uses within the District upon buildout, including the expected annexation of 
approximately 1 69 acres adjacent to the District, based upon the Specific Plan is set forth in Table 8. 

Table 8 
City of Woodland 

Community Facilities District No. 2004-1 (Spring Lake) 
Land Use Summary At Buildout 

Land Use 
Designation 

R-3 
R-4 
R-5 
R-8 
R-1 5  
R-20 
R-25 
NC 
OS 

P/QP 
P/QP 

P/QP/OS 
P/QP 

Land Use 

Single-Family Residential (3.0 D.U./ AC. Maximum) 
Single-Family Residential (4 .0 D.U./AC. Maximum) 
Single-Family Residential (5.0 D.U./AC. Maximum) 
Single-Family Residential (8.0 D.U./AC. Maximum) 
Multifamily Residential ( 1 5 .0 D.U./AC. Maximum) 
Multifamily Residential (20.0 D.U./AC. Maximum) 
Multifamily Residential (25.0 D.U./AC. Maximum) 
Neighborhood Commercial 
Parks 
Elementary Schools 
Fire Station 
Streets and Greenbelts 
Drainage 

TOTAL 

t Colwnn does not total due to rounding. 
Source: Ci ofWoodland. 

A map ofland uses appears on page 35. 

Access 

Area 
(Acres) 

63.90 
73.00 

3 1 1 .08 
63 .40 
20.70 
22.75 

5.00 
9.00 

20.00 
20.00 

1 .00 
39.68 

7.50 

657.01  

{Percend 

9.73 
1 1 . 1 1  
47.35 
9.65 
3 . 1 5  
3 .45 
0.76 
1 .37 
3.04 
3 .04 
0. 1 5  
6.04 

--1..:11 

100.00% 

Dwelling 
Units 

192 
292 

1 ,367 
506 
3 1 1  
455 
125 

3,248 

The primary access to the District is provided by State Highway 1 13 .  The District is located south of 
Gibson Road, east of East Street (County Road 100) and north of Road 25A. Access within the District will 
be provided by internal roadways that will connect with the primary access roadways. 

Topography 

The District is relatively flat and gently slopes from west to east. The topographic high point is 
located at the western edge of the District at an elevation of 60 feet above Mean Sea Level ("MSL"). The 
topographic low part in the District is located near County Road 102 at an elevation of approximately 36 feet 
MSL. 
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Water Supply 

The City relies entirely upon groundwater resources for its urban water supply. Wells and treatment 
facilities are distributed throughout the City in order to meet demand. 

The estimated total water demand at buildout of all proposed development in the Specific Plan Area 
is approximately 3,733 acre-feet per year. The Specific Plan Area will ultimately require the construction of 
three new groundwater wells plus a stand-by well at buildout in order to satisfy this demand. In 1 999, the 
City commissioned a Water System Master Planning Study (the "Water Master Plan") by Montgomery 
Watson. While no assurance can be given concerning future water supplies, the City determined, based on 
the Water Master Plan, that groundwater supply is adequate to serve development under the General Plan as 
well as the Specific Plan through 2020. See "CERTAIN RISKS TO BONDHOLDERS-Water Supply." 

Development Plan 

The predominant land use in the District is for detached, single family residential homes. It is 
expected that of the approximately 2,028 dwelling units planned for the District, approximately 621 will be 
multifamily housing units. The District represents a portion of the Master Plan Area and of the Specific Plan 
Area. 

Five distinct neighborhoods are planned for development within the District, with each designed to 
conform with nontraditional principles emphasizing short to medium block lengths (i.e. 400 to 600 feet), 
narrow-grid, tree lined streets, sidewalks separated from streets by landscaped medians and planters; 
functioning front porches, courtyards or porticos; and rear or detached garages. Each neighborhood is also 
expected to include a centrally located elementary school and park site comprising 10 and eight acres, 
respectively. 

Commercial uses are expected to be developed in the center of the District pursuant to a "town 
square" concept. In addition, an approximately four-acre central park, a fire station ( construction of which is 
expected to commence in Fiscal Year 2007-08) and a pedestrian plaza will be located in the town square area. 

The development of the park land is subject to the Parks, Recreation and Community Services 
Master Plan (Parks Master Plan) adopted by the City in November 1998. An update to the Parks Master Plan 
was adopted by the City Council on September 21 ,  2004. See "INTRODUCTION- Recent Developments." The 
development of the first neighborhood park is expected to be completed within 1 5  months following the 
issuance of a building permit for the 650th single family home, which is currently estimated to occur 
sometime in 2006. Construction on the smaller central park is estimated to commence in Fiscal 
Year 2007-08. 

Status of Development 

Approximately 256 acres adjacent to the District, primarily in the northern and northeastern area, are 
significantly developed with "Public Property" as defined in the Rate and Method. This includes 
approximately 70 acres owed by the Woodland Joint Unified School District comprising Pioneer High 
School (approximately 50 acres) and a site for a future middle school (approximately 20 acres); the 
Woodland Community College campus (approximately 1 2 1  acres); the County Sheriff-Coroner facilities 
(approximately 39 acres), including the County jail, the animal shelter, and the Juvenile Hall that is currently 
under construction and expected to be completed in December 2004; and the Woodland Christian School 
(approximately 26 acres). 

As of the date of this Official Statement, grading of a majority of the property in the District acres 
has commenced. In addition, the City has commenced construction of off-site drainage facilities, the off-site 
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sewer and pump station and wells, sewer pipelines and the storm drain. Completion of each of these 
Facilities is expected in summer 2005. 

Building Unit Allocation Ordinance 

The General Plan land use policies and the Specific Plan limit the average annual City-wide 
development/growth rate to a maximum population of 65,000 by 2020. This growth rate restriction will 
control the pace of the development within the District. It is estimated by the Financial Consultant that an 
average of 360 housing units will be developed in the City each year, although there will be annual variations 
in response to market demand. 

The City Council adopted Ordinance No. 1343 on April 16 ,  2002, as amended on June 1 ,  2004 
(collectively, the "BUA Ordinance"), requiring a timed release of the building permits for the aggregate 2,579 
single family market rate homes approved for development in the District (each a "BUA"), so that growth 
will occur in conformance with the General Plan. The BUA Ordinance establishes three release dates for the 
BUAs, the first of which (the "First Release BU As") will occur upon the issuance of the Series 2004 Bonds. 
The second BUA release is scheduled to occur on June 30, 2007 and the third BUA release may occur at any 
time between June 30, 201 1  and June 30, 201 5. 

A total of 1 ,242 First Release BUAs are available during the first development phase, provided, 
however, that the number of building permits issued by the City in Fiscal Year 2004-05 does not exceed 75 1 ,  
that the maximum number of building permits issued in Fiscal Year 2005-06 does not exceed a cumulative 
total of 1 ,  1 6 1 ,  and that the maximum number of building permits issued in Fiscal Year 2006-07 does not 
exceed a cumulative total of 1 ,242. The City has not yet developed a specific schedule for the issuance of 
building permits in connection with the Second Release and Third Release BUAs. Set forth in Table 9 is a 
schedule indicating the maximum number of building permits that may be issued in each Fiscal Year in 
connection with each BUA Release. Set forth on page 39 is a map showing the location of the BUA 
Releases. 

Table 9 
City of Woodland 

Community Facilities District No. 2004-1 (Spring Lake) 
Schedule Maximum Number of Building Permits to be Issued by BUA Release 

(by Fiscal Year) 

Maximum Number of Building Permits per BUA Release 
Fiscal Year 

2004-05 
2005-06 
2006-07 
2007-08 
20 1 1 - 15  

First Release Second Release Third Release Cumulative Total 
75 1 
4 10  

8 1  
882 

TOTAL 1 ,242 882 

t The specific schedule for the Third Release BU As has not yet been developed. 
Source: Ci ofWoodland. 

455t 

455 

75 1 
1 , 1 6 1  
1 ,242 
2, 124 
2,579 

Building permits will be issued by the City to the Property Owners on a first-come-first-serve basis, 
up to the cumulative number ofBUAs authorized for the given Fiscal Year. A building permit is issued only 
upon approval of a final map, compliance with conditions of the development agreement and other City 
requirements. As of the date of this Official Statement, all of the Property Owners that have First Release 
BUAs anticipate beginning construction of single family homes in early 2005. 
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Agreements with Property Owners 

Development Agreement. In addition to zoning requirements and the BUA Ordinance, all 
development within the District is subject to the terms and provisions of development agreements between 
the City and each Property Owner (collectively, the "Development Agreements"). The Development 
Agreements grant to each Property Owner and their assignees a vested right to proceed with the development 
of the property in the District in accordance with the terms and conditions of the Development Agreement 
and the Specific Plan, as each may be amended from time to time. Pursuant to the terms of each 
Development Agreement and the provisions of Article 2.5 of Division 1 of Title 7 of the California 
Government Code (commencing with Section 65864), subject to the limited exceptions set forth in the 
following sentence, the Development Agreements remain enforceable by the parties during the respective 
specified terms, unless canceled or modified by the City. The term of each Development Agreement is 20 
years, during which time the City will conduct an annual review to determine compliance with its provisions. 
Two of the Development Agreements have been assigned in whole or in part. The Development Agreements 
authorize the City to apply any subsequently adopted land use regulations and exactions not in conflict with 
the Specific Plan that are applied uniformly to development throughout the City or within a defined area of 
benefit that includes the property subject to such Development Agreement. The Development Agreements 
each contain a number of requirements including, but not limited to, provision of agricultural conservation 
easements, dedication of easements and rights-of-way, inclusionary housing, an Off-Site Affordable Housing 
Fee, funding for public transit, fire department operation and maintenance funding, payment of a County 
Fiscal Deficit Mitigation Fee, and public art. 

Summary of the Appraisal Report 

Clark-Wolcott Company, Inc. prepared an Appraisal Report at the request of the City dated 
July 1 2, 2004 for the Taxable Property in the District (the "Appraisal Report"). In the Appraisal Report, the 
appraiser concludes that as of July 1 2, 2004 the estimated bulk sale value of the Taxable Property in the 
District aggregates $76,000,000, assuming that the Initial Facilities Requirements are constructed, installed 
and operational as well as any private capital necessary to bring the subject property to the appraised stage of 
development, will occur. "Bulk sale value" is defined in the Appraisal Report as the most probable price, in a 
sale of all parcels within a tract or development project, to a single purchaser or sales to multiple buyers, over 
a reasonable absorption period discounted to present value, as of a specified date, in cash, or in terms 
equivalent to cash, for which the property rights should sell after reasonable exposure, in a competitive 
market under all conditions requisite to a fair sale, with buyer and seller each acting prudently, knowledgably, 
and for self-interest, and assuming that neither is under undue stress. 

The bulk sale is executed in lieu of the seller proceeding with development and/or marketing of the 
individual parcels or tracts to end user or merchant builders over a market-oriented absorption period for the 
type of project. Consequently, the bulk sale value of the Taxable Property in the District is approximately 
three times the principal amount of the Series 2004 Bonds, excluding the Escrow-Secured Bond Amount and 
approximately 2.8 times the principal amount of the Series 2004 Bonds including the Escrow-Secured Bond 
Amount. See "THE SERIES 2004 BONDS-Acquisition Escrow Fund" and "DEBT SERVICE REQUIREMENTS-
Estimated Debt Service Coverage." The opinion of bulk sale value is apportioned among the property in the 
District on the basis of ratios between the respective Maximum Annual Special Tax obligations and the total 
Maximum Special Taxes required to satisfy annual debt service pertaining to the District. These obligations 
and revenues are set forth in APPENDIX B. The Excerpts from the Appraisal Report from Clark-Wolcott 
Company, Inc. is attached hereto as APPENDIX C. 
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The appraised value does not reflect an aggregate retail value of the individual land use categories 
appraised. The Taxable Property in the District cannot be foreclosed upon as a whole to pay delinquent 
Special Tax of all Property Owners in the District. Rather, individual parcels may be foreclosed upon to pay 
delinquent installments of the Special Tax levied against such parcels. The principal amount of the Series 
2004 Bonds will not be allocated among the Taxable Property in the District; rather, annually, the Special 
Tax (including the amount necessary to pay debt service on the Series 2004 Bonds) will be allocated among 
the Taxable Property based upon the applicable Special Tax Formula. See APPENDIX B-"RATE, METHOD 
AND APPORTIONMENT AND MANNER OF COLLECTION OF SPECIAL TAX." 

In considering the Appraisal Report and the estimates of value contained therein, it should be noted 
that the Appraisal Report is based upon a number of standard and special assumptions which affected the 
estimates as to value. Because the Appraisal Report sets forth the appraiser's opinion as to value only as of 
July 12, 2004, it does not reflect any changes to value that might have occurred since that date or which may 
occur in the future. 

For purposes of the valuation of the property in the District, the Appraisal Report assumes fee simple 
ownership of the property, subject to the Special Tax and special assessment liens. Therefore, the appraised 
value does not include the value increments related to the Series 2004 Bonds as of the date of value. While 
the Appraisal Report assumes that the Initial Facilities Requirements funded by the Series 2004 Bonds have 
been completed, construction of such facilities have only recently commenced and are not expected to be 
completed until July 2007. See also "-Status of Development." Moreover, the proceeds of the Series 2004 
Bonds will not be sufficient to finance all of the Initial Facilities Requirements. Included among the 
assumptions made in the Appraisal Report are assumptions that no conditions exist that are not discoverable 
through normal, diligent investigation which would affect the use and the value of the property and that no 
hazardous material such as asbestos, urealformaldehyde foam insulation or other potentially hazardous 
materials which may cause a loss in the value of property exists in the District. The appraiser did not observe 
any such material in the District; however, it expressly disclaims in the Appraisal Report any expertise with 
respect to detection of such substances or responsibility for such substances. The appraiser assumes no 
responsibility for building permits, zoning changes, engineering or other services or duty connected with the 
legal use of the property. For a description of certain of the assumptions made in the Appraisal Report, see 
the Excerpts from the Appraisal Report attached as APPENDIX C. For a description of certain risks that might 
affect the assumptions made in the Appraisal Report, see "CERTAIN RISKS TO BONDHOLDERS-Land Values." 

The complete Appraisal Report is on file with the City and available for public inspection at the 
office of the Finance Director of the City, City of Woodland, City Hall, 300 First Street, Woodland, 
California 95695. The conclusion reached in the Appraisal Report, and the summary thereof contained in the 
Executive Summary thereof, are subject to certain assumptions and qualifications which are set forth in the 
Appraisal Report. The information contained herein is a summary only of certain information contained in 
the Appraisal Report, and such information, and the excerpts from the Appraisal Report attached as 
APPENDIX C, including the Executive Summary, are qualified in their entirety by the Appraisal Report, which 
is incorporated herein by this reference. 

42 



+:>, w 

Based upon the appraised value of the property within the District of $76,000,000 (see "-Summary of the Appraisal Report" above) and a 
principal amount of Bonds of $33 ,050,000, the aggregate average appraised value-to-Special Tax lien ratio is 2.3: 1 .  However, the average appraised 
value-to-special tax lien ratio, excluding the $7,720,000 Escrow-Secured Bond Amount is 3 .0: 1 .  For a description of the Escrow-Secured Bond 
Amount and the procedures for release of the Acquisition Escrow Fund, see "THE SERIES 2004 BONDS-Acquisition Escrow Fund." 

The appraised value-to-lien and Expected Maximum Special Tax Revenues by Property Owner is set forth in Table 10 below. 

Table 10 
City of Woodland 

Community Facilities District No. 2004-1 (Spring Lake) 
Appraised Value-to-Lien and Expected Maximum Special Tax Revenues by Property Owner 

2004-05 Expected 

Maximum Special Tax Series 2004 Bonds Without Series 2004 Bonds with 

Property Owner 

Bollinger Properties, LLC(6l 

HTW West Ventures, LLC 

KB Home North Bay, Inc. 

Parlin Spring Lake I, LLc<4l 

Pioneer Investors LLc<5l 

Tum of the Centurym 

Yolo Residential Investors, LLC 

TOTAL 

(I)  Appraised value as of July 12, 2004. 

Taxable 

Acreage 

55.5 

76.6 

83.9 

1 2.3 

45.0 

243.0 

40.0 

556.3 

(2) Figures may not total due to independent rounding. 

Appraised 

Value 

$2,980,000 

1 2,600,000 

17 ,660,000 

2,385,000 

3,720,000 
27,995 ,000 

8,660,000 

$76,000,000 

Revenues<2) 

Amount Percent 

$ 102,760 3.9% 

434,900 16.6 

609,370 23.2 

82,296 3 . 1  

1 28,300 4.9 
966, 187 36.8 

298,900 ill 
$2,622,7 13 100.0% 

Escrow-Secured Bond Amount Escrow-Secured Bond Amount 

Prorated Appraised Prorated Percent of Appraised 

Bond Percent of Value-to- Bond Total Bond Value-to-

Lien<3) Bond Lien Lien Ratio Lien Lien Lien Ratio 

$992,450 3.9% 3.0: 1  $ 1 ,294,926 3 .9% 2.3 : 1  

4,200,237 1 6.6 3.0: 1 5,480,372 1 6.6 2.3 : l  

5,885,258 23.2 3.0: 1 7,678,949 23.2 2.3 : l  

794,8 10 3. 1 3.0: I 1 ,037,049 3 . 1  2.3: 1 

1 ,239, 1 1 3  4.9 3.0: 1 1 ,6 16,767 4.9 2.3: 1 

9,33 1 ,374 36.8 3.0: 1 12 , 175,362 36.8 2.3 : 1  

2,886,759 ill 3.0: 1 3,766,575 ill 2.3: 1 

$25,330,000 100.0% 3.0: 1 $33,050,000 100.0% 2.3 : 1  

(3) Equal to the principal amount o f  Bonds multiplied by the ratio of Expected Maximum Special Tax Revenues applicable to each property owner to the total Expected Maximum Special Tax Revenues. 
(4) Parlin Spring Lake I, LLC owns a total of approximately 1 1 3.0 acres within the District, however, only the approximately 8.58 acres zoned for the development of multifamily housing is currently taxable under 

the Special Tax Formula. 
(5) M. Heidrick and Pioneer Investors LLC ("Pioneer") entered into an option to purchase agreement dated October 4, 2002, as amended, for the sale of approximately 45 acres to Pioneer. It is expected that the 

transfer of such parcel will be completed on or before October l ,  2004. Pursuant to a bulk lot sale purchase agreement executed in January 2004, Pioneer will sell approximately 25 acres to a partnership 
comprised of E&L Homes (a partner and manager of Pioneer) and Southeast Woodland Associates (a manager of Pioneer). See "THE PROPERTY OWNERS--Pioneer Investors LLC." 

(6) Pursuant to an option agreement Bollinger Properties, LLC ("Bollinger") will contribute this parcel to Pioneer-Woodland, LLC, which will develop the parcel and in which Bollinger is a member. Sec "THE 
PROPERTY OWNERS- Bollinger Properties, LLC." 

(7) Pursuant to an option and purchase agreement, dated October 14, 2003, Tum of the Century will sell approximately 8 1  acres to HTW West Ventures, LLC. Pursuant to an option to purchase, dated March 
2004, Tum of the Century will also sell approximately 162 acres to Russell Ranch Development, Inc., a California corporation with beneficial ownership intended to be substantially similar to that of Tum of 
the Century. See 'THE PROPERTY OWNERS- HTW West Ventures, LLC" "-Russell Ranch Development, Inc." and "-Tum of the Century." 

Sources:Stinson Securities, LLC based on the A raisal Re rt re ared b Clark-Wolcott Com an Inc. and the Financin Plan Re ort re ared b Economic & Plannin S stems, Inc. 



Assessed Value of the District 

The gross assessed valuation of property in the District for the Fiscal Year 2004-05 is $40,692,536. 
This amount is not representative of the actual market value of the property in the District, however, since 
Article XIIIA of the California Constitution limits any increase in assessed value to no more than 2% per year 
unless property is sold or transferred. As a consequence, assessed values are typically less than actual market 
values unless the property has recently changed ownership. This value does not account for any 
reassessments based on changes in ownership or improvements to property occurring after January 1 ,  2004. 

Direct and Overlapping Bonded Indebtedness 

Set forth in Table 1 1  below is the Statement of Direct and Overlapping Bonded Indebtedness for the 
District based upon the assessed value. 

Table 1 1  
City of Woodland 

Community Facilities District No. 2004-1 (Spring Lake) 
Statement of Direct and Overlapping Bonded Indebtedness 

2004-05 Local Secured Assessed Valuation: $40,692,536 

DIRECT AND OVERLAPPING TAX AND ASSESSMENT DEBT: 
Woodland Joint Unified School District 
City of Woodland Community Facilities District No. 2004-1 
TOTAL DIRECT AND OVERLAPPING TAX AND ASSESSMENT DEBT 

OVERLAPPING GENERAL FUND OBLIGATION DEBT: 
Yolo County Certificates of Participation 
Yuba Joint Community College District Certificates of Participation 
TOT AL OVERLAPPING GENERAL FUND OBLIGATION DEBT 

COMBINED TOT AL DEBT 

(IJ Based on 2003-04 ratios. 
C2l Excludes Mello-Roos Act bonds to be sold. 

% Am�licable<ll 

0.355% 
100.000 

0. 124% 
0.086 

Debt 9/1/04 
$ 128,9 18 

(2) ---
$128,9 18  

$6,3 12 
2,765 

$9,077 

$ 137,995 (2) 

r3l Excludes tax and revenue anticipation notes, enterprise revenue, mortgage revenue and tax allocation bonds and 
non-bonded capital lease obligations. 

Ratios to 2004-05 Assessed Valuation: 
Direct Debt ........................................................................................ - 0/o 
Total Direct and Overlapping Tax and Assessment Debt . .. .. . . . . . . . . . . . .  0.32% 
Combined Total Debt . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . .. .... . . . . . . . . . . . . 0.34°/o 

STATE SCHOOL BUILDING AID REPAY ABLE AS OF 6/30/04: $0 

Source: California Munici al Statistics. 
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Special Tax Administration 

Goodwin Consulting Group, Inc., Sacramento, California, has been retained by the City to assist the 
City's Finance Department in the administration of the Special Tax calculations for the District. Goodwin 
Consulting Group, Inc. provides special assessment district and community facilities district administration 
services for numerous California government entities. 

THE FACILITIES AND THE FINANCING PLAN 

Overview 

The CFD Report estimated that approximately $ 1 79. 7 million ($2004) in costs for the construction of 
certain on- and offsite backbone infrastructure and public improvements, consisting of the Facilities, is 
required to buildout the Specific Plan Area. The Facilities identified in a report prepared for and approved by 
the City entitled a "Capital Improvement Plan" dated June 1 1 , 2004 (the "Capital Plan") as a guide to assist 
the City and the Property Owners in estimating the costs of the Facilities necessary for the initial phase of 
development in the District (the "Initial Facilities Requirement"), determined the allocation of costs among 
the Property Owners, and planned the development of the District. The Capital Plan estimates that 
approximately $ 179.7 million (2004$) in costs for the construction for certain on-site and off-site backbone 
infrastructure and public improvements are necessary for buildout of the District. On June 22, 2004, the City 
approved an infrastructure master plan, the "Spring Lake Specific Plan Infrastructure Study Report" (the 
"Infrastructure Report") that identifies the major infrastructure necessary to develop the District, the Specific 
Plan Area and the MPRA in accordance with the City's General Plan. The description of the Facilities, the 
cost estimates and phasing requirements were further updated in the CFD Report, a copy of which appears in 
its entirety as APPENDIX A. 

The information contained herein concerning the Facilities to be financed with the proceeds of the 
Series 2004 Bonds is a summary only of certain information contained in the CFD Report, and such 
information is qualified in its entirety by the information contained in the CFD Report which is set forth in its 
entirety as APPENDIX A. The specific Facilities to be constructed with the proceeds of the Series 2004 Bonds 
will be determined by the City and the Property Owners pursuant to the Funding and Reimbursement 
Agreement (described below) prior to disbursement of Bond proceeds for such purposes. 

Description 

The Facilities generally consist of those certain sewerage, water and drainage improvements, roads, ! wtf;., 
soundwalls and landscaping and hardscape improvements on public roads, the construction of parks and other I 1..:J�f 
public improvements authorized to be acquired, constructed and paid for in the District pursuant to the Law at I �\../· · 
the special election held in the District on June 22, 2004. More detailed information concerning the Facilities y \L \L 
and the Initial Facilities Requirement is described in APPENDIX A-"CITY OF WOODLAND COMMUNITY 
FACILITIES DISTRICT No. 2004- 1 (SPRING LAKE) COMMUNITY FACILITIES REPORT- Exhibit A-Description 
of Facilities Proposed to be Funded." A map of the District showing the funded Facilities appears on 
page 49. 

The City has primarily undertaken design and engineering of certain of the Initial Facilities 
Requirements and anticipates that all of the Initial Facilities Requirement will be completed by 
summer 2005. 
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Table 1 2  sunnnaries the Facilities necessary for buildout of the Specific Plan Area and the sources of 
funds. 

Table 12 
City of Woodland 

Spring Lake Specific Plan Area 
Estimated Costs Facilities Upon Buildout and Sources of Payment 

(Based on the Capital Improvement Plan) 

Description 
Roadway Improvements 

Infrastructure 
Pathways, Greenbelts 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Water Improvements 
Infrastructure 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Sewer Improvements 
Infrastructure 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Storm Drainage Improvements 
Infrastructure 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Parks Improvements 
Improvements 
Land Acquisition 
Subtotal 

Fire Station 
Improvements 
Land Acquisition 
Subtotal 
SUBTOTAL IMPROVEMENTS 

District Administrative Fees 
Specific Plan Admin and Planning 
Gibson Road Addi. Improvements 

TOT AL FACILITIES 

Property 
Owners 

$9, 1 34,005 
1,579,275 

0 
2,249,730 
2,463,990 

15,427,000 

61 5,000 
0 

129, 1 50 
141,850 
886,000 

1 ,328,000 
0 

278,880 
305,120 

1 ,912,000 

389,000 
0 

81 ,690 
68,310 

539,000 

0 
0 
0 

0 
0 
0 

18,764,000 
75 1 ,000 

0 
0 

$19.515 000 

(Year 2004$) 

$ 1 ,759,600 
0 
0 

369,600 
403,800 

2,533,000 

6,000,000 
0 

1 ,260,000 
1,381,000 
8,641 ,000 

484,000 
7,740 

108,240 
79,020 

679,000 

1 , 144,000 
23 ,000 

240,240 
148,760 

1 ,556,000 

1 ,984,000 
0 

1 ,984,000 

1 ,675 ,000 
125,000 

1 ,800,000 
1 7, 193,000 

688,000 
0 
0 

$17 881 000 

Bond Proceeds 
and SLIF 

$22,373,280 
6,467, 100 

822,000 
3,977,620 
6,254,000 

39,894,000 

3,585,000 
10,000 

752,850 
824,150 

5, 1 72,000 

5,807,000 
2 1 ,000 

1 ,306,620 
1,003,380 
8, 138,000 

20,758,000 
3,025,000 
4,359, 180 
3,467,820 

3 1 ,610,000 

13,874,000 
7,750,000 

21 ,624,000 

0 
0 
0 

106,438,000 
4,258,000 
2,500,000 

804,000 
$1 14 000 000 

t Other 

$8, 1 3 1 ,585 
1 ,226,475 

0 
4,045, 170 
2,541,770 

15,945,000 

98,000 
0 

20,580 
22,420 

141 ,000 

3 12,000 
1 ,260 

48,1 30 
54,6 10 

4 16,000 

7, 137,000 
924,000 

1 ,498,770 
927,230 

10,487,000 

0 
0 
0 

0 
0 
0 

26,989,000 
1 ,078,000 

0 
187,000 

$28.254 000 

t Represents the estimated costs of Property Owner in-tract improvements and fees of other governmental agencies. 
Source: Ca ital Im rovement Plan re ared b Cunnin ham En · neerin . 
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$41 ,398,470 
9,272,850 

822,000 
10,642, 120 
1 1,663.560 
73,799,000 

10,298,000 
10,000 

2,1 62,580 
2,369.420 

14,840,000 

7,93 1 ,000 
30,000 

1 ,741 ,870 
1,442,130 

1 1 , 145,000 

29,428,000 
3,972,000 
6,1 79,880 
4,6 12,120 

44, 192,000 

1 5,858,000 
7,750,000 

23,608,000 

1 ,675,000 
125,000 

1 ,800,000 
169,384,000 

6,775,000 
2,500,000 

991,000 
$1 79.650 000 



Financing Plan for Initial Facilities Requirement 

Financing the Initial Facilities Requirement is expected to come from four principal sources: 
proceeds of Special Tax Bonds, Property Owner contributions, the Spring Lake Infrastructure Fee Program 
(the "SLIF"), and the City 's Major Project Financing Plan Fee (the "MPFP"). A brief description of each 
principal source of funds is described below: 

Spring Lake Infrastructure Fee. The SLIF is a primary source of backbone infrastructure funding 
within the District. Backbone Infrastructure is defined as major infrastructure improvements such as all 
major streets (collectors and arterials) including above-ground and underground utilities associated with those 
streets, all bikeways, greenbelts, open space facilities, drainage channels, detention ponds, water wells, pump 
stations, and parks that provide connectivity and/or benefit to the Specific Plan Area. This fee will be 
charged on all residential development (including affordable housing) and commercial development in the 
Specific Plan Area, with a portion of the obligation expected to be satisfied through the issuance of Bonds. 
The Property Owners who have paid to construct the oversized Facilities will receive SLIF credits and/or 
reimbursements of such oversizing costs. On September 7, 2004, the City Council approved an increase in 
the SLIF to reflect a change in the estimated cost of park and other public land. The amount of the SLIF, 
as amended, is $3 1 ,330 per single family unit; $20,030 per multi-family unit and $28.87 per square foot 
for commercial development. The increased fee will become effective on or about November 8, 2004. 

Major Project Financing Program Fee. The MPFP Fee is an existing City fee program used to fund 
projects that provide a Citywide benefit. The Initial Facilities Requirements identified to be funded through 
the MPFP include a portion of the completed roadway improvements along Gibson Road, intersection 
mitigation improvements outside the limits of the District, water supply wells, and a portion of the backbone 
sewer infrastructure that will convey flows from outside the District in order to relieve surcharge flows within 
the existing facilities in Gibson Road. 

Funding and Reimbursement Agreement. The City and the Property Owners have entered into a 
Funding and Reimbursement Agreement for Development within the Spring Lake Specific Plan Area, dated 
September 7, 2004 (the "Funding and Reimbursement Agreement"). The Funding and Reimbursement 
Agreement provides in general that the Property Owners will be entitled to reimbursement for the cost of 
providing infrastructure or other public facility improvements that benefit other properties in the Specific 
Plan Area or the MPRA but only to the extent the City has funds available from bond proceeds, cash 
advances from other Property Owners or SLIF payments. In no event is the City obligated to advance 
general fund monies to reimburse any owner any amounts under the Funding and Reimbursement 
Agreement. 

Acquisition/Financing Agreement. It is anticipated that Property Owners will construct Backbone 
Infrastructure within the Specific Plan Area which the City will acquire with a combination of advance 
funding from other Property Owners and Bond proceeds as authorized by the Law. The construction and 
acquisition of such infrastructure will be pursuant to an Acquisition/Financing Agreement between the City 
and each Property Owner. 

Property Owner Contributions. Certain improvements associated with collector roadways, 
associated water, sewer and drainage utilities which generally do not qualify for the SLIF will be paid for by 
the Property Owners. In addition, the Property Owners will be responsible for funding in-tract infrastructure 
(e.g. streets, sidewalks, curbs and gutters) and for construction of "finished" lots, all utility construction, 
and lot grading on their respective parcels. 
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Pursuant to the Development Agreements, the City has undertaken the design and construction of 
the Initial Facilities Requirements on behalf of the Property Owners. Each Property Owner has deposited 
with the City letters of credit or cash in the amount of its pro rata share of the estimated costs to complete 
the Initial Facilities Requirements. In the event the total amount available for the construction of the 
Initial Facilities Requirements is insufficient, the Property Owners are obligated under the Funding and 
Reimbursement Agreement to promptly deposit with the City the amount of any such deficiency by the 
date specified in such notice. See "-Funding and Reimbursement Agreement." 

Construction Schedule 

The Initial Facilities Requirement includes $53,926,000 in Facilities to be constructed by both the 
City and the Property Owners. See also "-Table 13-Estimated Costs of lnitial Facilities Requirements and 
Sources of Payment." 

The majority of land acquisition is expected to begin during the fourth quarter of 2004 with a small 
portion expected during the third quarter of 2005. Total land acquisition costs is expected to be $3,22 1 ,000. 

City Constructed Facilities. The City is undertaking the construction of the off-site drainage and 
sewer and pump station and the on-site water well, sewer pipelines and storm drains. Each of these facilities 
is expected to be completed in summer 2005. 

Property Owner Constructed Facilities. The Property Owners are responsible for the construction 
and installation of remaining Backbone Infrastructure and all other on-site improvements, including 
roadways, on-site water and sewer pipelines and storm drainage. Construction of these Facilities is expected 
to commence in the fourth quarter of2004 and be completed during the fourth quarter of 2006. 

Construction of roadway improvements are expected to begin during the fourth quarter of 2004 with 
the majority completed during the third quarter of 2005. The final roadway improvements are expected to be 
completed during the fourth quarter of 2006. 

Water and sewer improvement construction is expected to begin during the fourth quarter of 2004, 
with the majority of the improvements completed during the first quarter of 2005. Construction of the final 
components of the water and sewer improvements are expected to be completed during the second quarter 
of 2006. 

Construction of storm drainage improvements are expected to begin during the fourth quarter of 
2004, with the majority of the improvements completed during the first quarter of 2005. Construction of the 
final components of the storm drainage improvements are expected during the third quarter of 2006. 

The remaining Initial Facilities Requirement are costs for planning, administration and additional 
Gibson Road improvements. These costs are expected to be expended over the two year construction 
schedule. 
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Majority-in-Interest Managers. Following are briefresumes of the Majority-in-Interest Members: 

Paul Prudler. Mr. Prudler is a founding partner of GRP Management Company, a general 
partnership organized in 1985 that manages office, industrial and apartment properties. Mr. Prudler 
was a principal shareholder of Capitol Commerce Mortgage Co., a California corporation, from its 
formation in 1 978 until 2004. Although Mr. Prudler has more than 40 years of experience as a 
mortgage broker and has been developing and constructing apartment and office complexes since 
1 969, he has not previously been involved in the development of residential lots. Mr. Prudler is 
licensed as a real estate broker in the State and received a degree in business administration from 
University of California, Berkeley. 

John Sievers. Mr. Sievers has been investing in real estate projects for his own account 
since 1 960. From 1948 to 1960 Mr. Sievers was the Executive Vice President of Fort Sutter Savings 
and Loan in Sacramento, California. Mr. Sievers has not previously been involved in the 
development of residential lots. 

Equity in the Development. The financing for the acquisition of the property in the District owned by 
YRI and costs associated with the construction of infrastructure was provided through equity contributions of 
its members in the aggregate amount of$ 1 ,965,000. To secure the remaining pro rata amount of engineering 
and construction costs of the Initial Facilities Requirements in the District, YRI has obtained a letter of credit 
in the amount of $2,000,000 from Capitol Valley bank, which is secured by a first deed of trust on the 
property in the District owned by YRI. YRI has no other material outstanding debt. The property owned by 
YRI has been appraised at $8,660,000, assuming completion and installation of all of the Initial Facilities 
Requirements. YRI' s equity in its development, less its pro rata lien of the Series 2004 Bonds, is 
approximately $4,858,425. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that YRI is current on all ad valorem property tax on its property within the District. 

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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G. William Streng, Member. Mr. Streng is a member of SDA, LLC and has served as the 
chairman of the board of Streng Bros. Homes, Inc. since its formation in 1 965. Through various 
entities, and as a general contractor, he has completed the development of 75 residential subdivisions 
of which 70 included the construction of houses. Mr. Streng is a graduate of Dartmouth College and 
the Amos Tuck School of Business Administration at Dartmouth, the secretary/treasurer of Russell 
Ranch, and a manager of Road 101  Associates, LLC, a manager of Pioneer. See also " -Russell 
Ranch Development, Inc." and "-Pioneer Investors LLC." 

Daniel K. Dowling, Member. Mr. Dowling is a member of SDA, LLC. Mr. Dowling is 
licensed as a real estate broker in the State of California. As president of Dowling Properties, Inc. 
("Dowling"), Mr. Dowling manages residential and commercial real estate properties. Mr. Dowling 
is a graduate of Georgetown University and has served on the Board of Directors of Business of 
Professional Bank. Mr. Dowling is also a shareholder in Russell Ranch. See also "-Russell Ranch 
Development, Inc." 

Lawrence E. Shepard, Member. Mr. Shepard is a member of SDA, LLC. Also see 
Mr. Shepard's resume under "-Russell Ranch Development, Inc." 

Kenneth R. Reiff, Member. Mr. Reiff is a licensed real estate broker. Mr. Reiff is a 
graduate of University of California, Davis. 

Richard Elkins, Member. Mr. Elkins is a licensed real estate broker. He is past president of 
the Woodland Chamber of Commerce. 

Equity in the Development. The financing of the acquisition of the property in the District owned by 
TOC was provided through shareholder equity in the amount of $ 12,600,000 and loans in the amount of 
$4,000,000, all of which has been repaid. The property owned by TOC has been appraised at $27,995,000 
assuming completion and installation of the Initial Facilities Requirements serving the District. In addition, 
as of September 1 ,  2004, TOC has invested approximately $3,049,000 as its pro rata share for the 
construction and engineering of Initial Facilities Requirement for the District, therefore TOC's equity in its 
development, less its pro rata lien of the Series 2004 Bonds, is approximately $ 1 8,868,638. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that TOC is current on all ad valorem property tax on its property within the District. 

Yolo Residential Investors, LLC 

Overview. Yolo Residential Investors, LLC ("YRI"), is a California limited liability company 
organized in the State in 200 1 for purpose of developing its property within the District. YRI is owned 
and managed by its 1 2  members. Two-thirds of the membership interests in YRI are owned in equal 
percentages by Paul and Susan Prudler and by John Sievers (collectively, the "Majority-in-Interest 
Members"). 

Planned Development. YRI owns one parcel in the District, comprising approximately 40 acres and 
plans to develop a total of 148 single family paper lots ranging in size from 6,000 to 7,200 square feet, nine 
duplex lots and two multifamily lots, all of which are expected to be sold to merchant builders. YRI holds 
148 First Release BUAs and expects to develop all 148 single family lots, the nine duplex lots (representing 
1 8  units) and the two multifamily lots in the first phase. 
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TOC is owned by 3 1  Members and economic interest holders and is operated by a seven member 
board of directors. The members of the board are: G. William Streng, J. David Taormino, Daniel K. 
Dowling, Roger Kohlmeier, William Brown, Lawrence E. Shepard and Melanie Mathews. 

Certain of the 3 1  members or their representatives serve as the officers of the company, and are 
primarily responsible for operations of the company. These members are J. David Taormino, as the 
representative of Doug Arnold Real Estate Inc; Roger Kohlmeier, Trustee, of the Kohlmeier Family 
Partnership, a California Limited Partnership; Thomas J. Lumbrazo of Thomas J. Lumbrazo Planning Inc., a 
California corporation, and G. William Streng, Daniel K. Dowling, and Lawrence E. Shepard, who are 
members of SDA, LLC, a California limited liability company, Melanie Mathews, Kenneth R. Reiff and 
Richard Elkins. 

Planned Development. TOC owns 163 First Release BUAs and has entered into an option to 
purchase all of its property in the District and the related First Release BUAs with Russell Ranch. See 
"-Russell Ranch Development, Inc." 

Officers and Members with Operations Responsibilities. Following are brief resumes of the Officers 
and Members or their representatives: 

Melanie Mathews, President and Controller. Ms. Mathews has served as President of TOC 
since January, 2004, has served as Controller since 2001 and joined TOC in 1 997. As President, 
Ms. Mathews is responsible for the day to day management of the company. As Controller, she is 
responsible for maintaining the books and records of accounts and overseeing disbursements of the 
funds of the company. Ms. Mathews has 15 years experience in a variety ofreal estate related fields 
including development, management, operations, and as CFO and is a graduate of the University of 
California, Davis. She is also the President of Russell Ranch; and a manager of Road 101 Associates 
LLC, a manager of Pioneer. See also "-Russell Ranch Development, Inc." and "-Pioneer Investors 
LLC." 

David Taormino, Vice President. Mr. Taormino has served as Vice President, since 1 997 
and previously served as President from 1999 to 2004. Mr. Taormino is responsible for negotiating 
the contracts for bulk sale to production builders. Also see Mr. Taormino's resume under "-Russell 
Ranch Development, Inc." 

Thomas J. Lumbrazo, Vice President, Planning. Mr. Lumbrazo has served as Vice 
President, Planning of TOC since 1 997 and is responsible for coordinating all planning activities of 
the company and dealing with applicable planning and regulatory authorities. He is also president of 
Thomas J. Lumbrazo Planning Inc. ("Lumbrazo Planning"). Lumbrazo Planning is a consulting firm 
specializing in land use planning, governmental relations, environmental, development and project 
management services that was organized in the State in 1 995. From 1989 to 1995 Mr. Lumbrazo 
was a planning consultant in the Sacramento Metropolitan area, and from 197 1  through 1989 he 
served as Community Development Director for the City of Davis. Mr. Lumbrazo is a member of 
City of Roseville Design Review Committee and Co-Chair of the Roseville Citizens for Responsible 
Planning. 

Roger Kohlmeier, Secretary!f reasurer. Mr. Kohlmeier has been Secretary!freasurer of TOC 
since 1997 and is responsible for maintaining the records of the company and managing all financial 
relationships for the company. Mr. Kohlmeier is a Member of TOC as the Trustee of Kohlmeier, 
Family Partnership and is an investor. Also see Mr. Kohlmeier's resume under "-Russell Ranch 
Development, Inc." 
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a member of the Sacramento Area Commerce and Trade Organization, the Community Bankers of 
Northern California, the California Bankers Association and Chairman of the Woodland Economic 
Development Committee. 

Lawrence Shepard, Director. Mr. Shepard is a member of SDA, LLC. From 1975 to 2004, 
he has served as senior lecturer, professor, and vice chancellor of the University of California, Davis 
specializing in real estate economics and finance. He holds bachelors, masters and doctorate degrees 
in related areas of economics. Mr. Shepard has been involved in the development of residential and 
commercial real estate in the Yolo County area since 1978 and is president of the board of the 
Mondavi Center for the Arts and director of the UC Davis Foundation. Mr. Shepard is also a 
member of Turn of the Century and a manager ofMonley. See also " -Turn of the Century." 

Equity in the Development. The financing for the acquisition of the property in the District optioned 
by Russell Ranch and costs associated with the construction of infrastructure is expected to be provided 
through equity contributions in the aggregate amount of $5,000,000 seller financing from Turn of the Century 
and construction loan financing. However, Russell Ranch currently has no commitments for such equity 
contributions. 

Similar Projects Undertaken by Directors of Russell Ranch. 

Covell and Catalina, Davis California. Covell and Catalina was a single family residential 
infill project consisting of eight units on an approximately one acre site. The units ranged in size 
from 1 ,780 to 1 ,900 square feet and construction and sales were completed in 2003. 

Cowell and Mace, Davis California. The Cowell and Mace project was a single family 
residential infill project, with 18  attached and detached units of approximately 1 ,325 square feet each 
on an approximately 1 .5 acre site. 

North Davis Meadows I and II, Davis Community Golf Course, Davis, California. This 
project was completed in 1 996 and consisted of the construction of 91  finished lots ranging in size 
from 1 5,000 to 25,000 square feet. The finished lots were then sold to custom home builders and 
individual buyers. 

Midtown Projects Inc. Davis, California. This is an approximately 22 acre mixed use 
commercial development project. This parcel was subdivided into eight finished commercial lots, on 
which seven business condominiums (representing an aggregate of approximately 16,400 square 
feet) have been constructed. The remaining approximately nine acres divided into two residential 
lots for the development of multifamily housing. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that Russell Ranch is current on all ad valorem property tax on its property within the 
District. 

Turn of the Century 

General. Tum of the Century, a Delaware Limited Liability Company ("TOC"), was organized in 
Delaware and qualified to conduct business in the State in 1997. TOC currently owns approximately 
243 acres within the District of which approximately 8 1  acres are subject to an option and purchase 
agreement between TOC and HTW West Ventures, LLC. See also "-HTW West Ventures, LLC." In 
addition, Russell Ranch Development Inc. has an option to purchase the remaining 1 62 acres. 
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Planned Development. Russell Ranch has an option to purchase one parcel within the District 
comprising an aggregate of approximately 1 62 acres, together with the 1 63 First Release BUAs 
associated with this parcel, from Tum of the Century. Russell Ranch expects to exercise this option in 
fall 2004. Upon acquisition of the parcel, Russell Ranch plans to sell approximately 30 acres together with 
55 First Release BUAs necessary to develop such property, to Monley-Cronin Properties, A California 
LLC ("Monley") pursuant to Monley's  Option to Purchase with Russell Ranch dated March 1 1 , 2004. 

Russell Ranch plans to develop the remaining approximately 1 32 acres with approximately 
209 single family finished lots ranging in size from 8,500 to 1 1 ,000 square feet, 30 affordable half-plex 
units and approximately 75 multifamily units on approximately 6. 7 acres. Russell Ranch will hold 
1 08 First Release BU As and expects to develop approximately 67 single family lots in the first phase for 
sale to homebuilders. 

Management. The operations of Russell Ranch are directed by its board of directors. The operations 
of Russell Ranch are carried out by its officers under authority delegated from its board of directors. 
Following are brief resumes of the officers and directors of Russell Ranch. 

Melanie Mathews, Director and President. Ms. Mathews is responsible for the day to day 
management of the company. Ms. Mathews has 1 5  years experience in a variety of real estate 
related fields including development, management, operations, and as a chief financial officer and is 
a graduate of the University of California, Davis. Ms. Matthews is also a Director, the President and 
the Controller of Tum of the Century; and a manager of Road 10 1  Associates LLC, a manager of 
Pioneer. See also "-Pioneer Investors LLC" and "-Turn of the Century." 

J. David Taormino, Director and Vice President. Mr. Taormino is responsible for marketing 
and sales of the finished lots. Mr. Taormino is a co-owner/manager of Doug Arnold Real Estate Inc. 
and has over 25 years of experience in real estate development. As a real estate developer and 
investor, he has participated in the development of office buildings, residential subdivisions, 
warehouse centers and commercial properties in the Greater Sacramento area. Mr. Taormino's  past 
real estate development projects are located in Yolo County and include a variety of infill projects 
and large lot subdivisions. Mr. Taormino is a graduate of the University of California, Davis and the 
University of the Pacific Law School and is a member of the Woodland Chamber of Commerce, the 
Yolo County Housing Authority and Appeals Board and the Davis Habitat for Humanity program. 
Mr. Taormino is on the Board of Directors of Turn of the Century and through Doug Arnold Real 
Estate is a Vice President of Turn of the Century. 

G. William Stremr. Director and Secretarv!freasurer. Mr. Streng is responsible for ensuring 
the records of the corporation are maintained. He has served as the chairman of the board of Streng 
Bros. Homes, Inc. since its formation in 1 965. Through various entities, and as a general contractor, 
he has completed the development of 75 residential subdivisions of which 70 included the 
construction of single family homes. Mr. Streng is a graduate of Dartmouth College and the Amos 
Tuck School of Business Administration at Dartmouth. He is also a member of Turn of the Century; 
a member of SDA, LLC which is a member of Road 10 1  Associates LLC, a member of 
Pioneer Investors LLC; and a manager of Road 101  Associates LLC, a manager of Pioneer. See also 
"-Pioneer Investors LLC" and "-Turn of the Century." 

Roger Kohlmeier, Director. Mr. Kohlmeier is also a Member of TOC as the Trustee of 
Kohlmeier, Family Partnership and is an investor. Previously, Mr. Kohlmeier was a Vice President 
and Chief Lending Officer with Capitol Bank of Commerce, Sacramento, California and the 
President and CEO of Business and Professional Bank in Woodland, California from 198 1  to 1993. 
Mr. Kohlmeier is Chairman of the Board of Directors of Yolo Community Bank. Mr. Kohlmeier, is 
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Since 2000, Mr. Ybarra has been involved in the development and construction of 20 single 
family residences in the City, ranging in size from approximately 1 , 158 square feet to approximately 
2,500 ranging in price from approximately $ 128,000 to $545,000 square feet, from undeveloped land 
to completed residences. 

Road 101  Associates LLC ("Road 101"). Road 101 is a California limited liability company 
organized in 2003 for the purpose of investing in Pioneer. The managers of Road 101  are: Melanie 
Mathews, Doug Arnold Real Estate, Inc. and SDA, LLC. Following are brief resumes of the 
managers of the Road 101 : 

Melanie Mathews. Ms. Mathews is responsible for the day to day management of 
the company. Ms. Mathews has 15 years experience in a variety of real estate related fields 
including development, management, operations, and as a chief financial officer and is a 
graduate of the University of California, Davis. Ms. Matthews is also the President of 
Russell Ranch Development, Inc; and a Director, the President and the Controller of Tum of 
the Century. See also "-Russell Ranch Development, Inc." and " - Tum of the Century." 

Doug Arnold Real Estate, Inc. Doug Arnold Real Estate Inc. is a California 
corporation organized in 1 982. 

J. David Taormina is a co-owner/manager of the company. Mr. Taormino is also 
the Vice President of Russell Ranch Development, Inc. and the Vice President-Marketing of 
Tum of the Century. See also "-Russell Ranch Development, Inc." and "-Tum of the 
Century." 

SDA, LLC. SDA, LLC, is a California limited liability company organized in 1999 
for the purpose of investing in real estate ventures, such as Tum of the Century. William 
Streng is a manager of SDA, LLC and is also the Secretary/Treasurer of Russell Ranch 
Development, Inc; a member of Tum of the Century; and a manager of Road 101  Associates 
LLC, a manager of Pioneer. See also "-Pioneer Investors LLC," "-Russell Ranch 
Development, Inc." and " - Tum of the Century." 

Equity in the Development. The financing for the acquisition of the property in the District owned by 
Pioneer and costs associated with the construction of infrastructure and finished lots was provided through 
equity contributions of its members in the aggregate amount of $2,260,000 and a loan in the amount of 
$ 1 ,600,000 from First Northern, secured by a deed of trust recorded against the property. The property 
owned by Pioneer has been appraised at $3,720,000 assuming completion and installation of the Initial 
Facilities Requirements serving the District. In addition, as of September 1 ,  2004, Pioneer has invested 
approximately $700,000 as its pro rata share for the engineering and construction costs of the Initial Facilities 
Requirement for the District, therefore Pioneer's equity in its development, less the pro rata lien of the Series 
2004 Bonds, is approximately $ 1 ,203,233. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that Pioneer is current on all ad valorem property tax on its property within the District. 

Russell Ranch Development, Inc. 

Overview. Russell Ranch Development, Inc. ("Russell Ranch"), is a California corporation 
organized in 2004 for the purpose of acquiring, holding, selling and developing property within the 
District. 
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Parlin Spring Lake's equity in its development, less the pro rata lien of the Series 2004 Bonds, 1s 
approximately $1 ,095,535. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that Parlin Spring Lake is current on all ad valorem property tax on its property within the 
District. 

Pioneer Investors LLC 

General. On October 4, 2002, the managers of Pioneer Investors LLC ("Pioneer"), a California 
limited liability company entered into an option to purchase one parcel within the District, comprising 
approximately 45 acres from M. Heidrick, as trustee. Pioneer was organized in the State in 2003 for the 
general purpose of developing its property in the District to final map stage for sale to homebuilders. Pioneer 
was formed and is owned by its three members. 

Planned Development. On or before December 1 ,  2004, Pioneer expects to own one parcel 
within the District and plans obtain final maps for the development of a total of 46 single family homes 
and 14 duplex units (of which six will be affordable). Pioneer holds 50 First Release BUAs. In 
January 2004, Pioneer entered into a bulk lot sale purchase agreement with E&L Homes (a partner of 
which is a manager of Pioneer) and Southeast Woodland Associates (a manager of Pioneer) for the sale of 
20 acres together with the BUAs necessary for development. It is expected that E&L Homes will 
construct 26 single family production homes and all of the duplex units. E&L Homes expects that the 
single family homes will range in size from 1 ,800 to 2,600 square feet and sell for approximately 
$420,000 to $560,000 and duplex units will range in size from 1 ,200 to 1 ,500 square feet and sell for 
approximately $3 1 5,000 to $400,000 for the market rate duplex units and starting at $ 195,000 for the 
affordable duplex units. Southeast Woodland Associates expects to construct 20 custom homes ranging 
in size from 1 ,800 to 2,600 for prices ranging from $420,000 to $540,000. 

Members. Following are brief resumes of the members of Pioneer: 

James Lincoln. Mr. Lincoln has been President of Pioneer since its formation and is 
responsible for the day to day management of the company. He is licensed as a general contractor in 
the State and is the president of Deville Homes, Inc., a California corporation, and a partner in of 
E&L Homes, a California partnership. Through Deville Homes, Inc. and E&L Homes, Mr. Lincoln 
has been involved in all phases of land development of subdivisions ranging from 10 to 125 homes 
and apartment complexes ranging from 10 to 75 units, including land acquisition, mapping, and 
construction. 

Since 1999, Mr. Lincoln has been involved in the following residential construction projects 
in northern California: 43 single family residences, ranging in size from 1 ,600 square feet to 
2,400 square feet, from tentative map stage to completed homes in the Granite Creek subdivision in 
Granite Bay; 30 single family residences, ranging in size from 1 ,8 10  square feet to 2,400 square feet, 
from tentative map stage to completed homes in the Avignon subdivision in the City; and 1 7  single 
family residences, ranging in size from 1 ,8 10  square feet to 2,400 square feet, from undeveloped land 
to completed homes in the Colusa Estates subdivision in Colusa. 

Southeast Woodland Associates ("Southeast"). Southeast is a California general partnership 
established in 2002 of which Felix Ybarra is the general partner. Mr. Ybarra has more than 20 years 
of real estate, construction and development experience. For the last 14 years, he has been in land 
acquisition, mapping and construction of residential subdivisions ranging in size from five to 
1 80 units. 
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Mr. Monfared was an Associate Project Manager with Ralph M. Parsons Company and has assisted 
on the design of support facilities in petrochemical industrial complexes in Yanbu, Saudi Arabia. He 
holds a Masters in Urban and Regional Planning from California State Polytechnic University at 
Pomona and a Bachelors of Arts degree in Architecture from University of California at Berkeley. 

Javad Rahimian. Mr. Rahimian is primarily responsible for identifying and structuring 
business ventures and real estate investments for Parlin and Parlin Spring Lake. Mr. Rahimian is the 
Chairman and Chief Executive Officer of Motion Control Engineering, Inc., a manufacturer of 
innovative, non-proprietary elevator control systems he co-founded with Majid Rahimian in 1 983 
("Motion Control"). Mr. Rahimian holds a Bachelor of Science degree in Electrical Engineering 
from the University of California at Davis, and a Master of Science degree in Industrial and Systems 
Engineering from the University of Florida at Gainesville. 

Maiid Rahimian. Mr. Rahimian is primarily responsible for strategic planning and 
operations of Parlin and Parlin Spring Lake. Mr. Rahimian has more than 28 years of experience in 
engineering and management and is the President and Chief Operating Officer of Motion Control. 
He holds a Bachelor of Science degree in Electrical Engineering from the University of California at 
Davis, and a Master of Science degree in Electrical and Electronic Engineering from California State 
University at Sacramento. 

Similar Projects Undertaken by the Managers of Parlin. 

MCE Buildin!!. Rancho Cordova, California. This project, completed in March 2001 ,  
consisted of the expansion of a 39,000 square foot office building located on an approximately five 
acre site to 1 08,441 square feet. 

Parlin Development Comnanv. Rancho Cordova California. This project, completed in 
January 1 988, consisted of the construction of a 40,5 1 6  square foot office building located on an 
approximately three acre site. 

Parlin Ranch, West Sacramento, California. Parlin Ranch is single family residential 
neighborhood which will consist of 3 1 2  homes located on approximately 7 5 acres. Parlin developed 
the land to the tentative map stage then sold the property to merchant homebuilders in May 2003 . 

Jonas, Sacramento, California. This townhome development consisted of 20 units located 
on an approximately two acre site. The townhomes ranged in size from 1 ,400 to 2, 100 square feet 
and construction was completed in March 2004. 

Bel Canto, Sacramento, California. This townhome development consisted of 18  units 
located on an approximately four acre site. The townhomes ranged in size from 1 ,400 to 2,1 00 
square feet and construction is expected to be completed in July 2004. 

Equity in the Development. Parlin Spring Lake purchased its property in the District in 2003. The 
financing for the acquisition of all of the property in the District owned by Parlin Spring Lake and costs 
associated with the construction of infrastructure was provided through equity contributions of its members in 
the aggregate amount of $2,825,234 and a loan in the amount of $3,590,359 held by a prior owner of the 
property. The loan is secured by a first deed of trust on an approximately 88 acre parcel in the District. The 
approximately 1 2.25 acres of Taxable Property owned by Parlin Spring Lake has been appraised at 
$2,385,000 assuming completion and installation of the Initial Facilities Requirements serving the District. 
In addition, as of September 1 ,  2004 Parlin Spring Lake has invested approximately $ 136,809 as its pro rata 
share for the engineering and construction costs of the Initial Facilities Requirement for the District, therefore 
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KB Home sold approximately 27,33 1 homes nationally. Further information about KB Home, including 
annual financial reports and an investor relations homepage can be obtained from the KB Home 
homepage at www.kbhome.com. Nothing contained on the website is deemed to be part of this Official 
Statement or to be incorporated by reference, nor is any representation or warranty made regarding the 
truth and accuracy of the information thereon. 

Planned Development. KB North Bay purchased its parcel within the District, comprising an 
aggregate of approximately 83.9 acres, from HTW West, and currently plans to develop a total of 39 1  
units on 368 lots. KB North Bay expects to construct 46  duplex units (of which 24 will be affordable), 43 
alley lot homes; 68 small lot homes (of which 1 3  will be affordable) with lot sizes ranging from 
approximately 2,920 to 5 ,300 square feet minimum; and 23 1 large lot homes with minimum lot sizes of 
approximately 5,300 square feet. KB North Bay holds 343 First Release BUAs and currently expects to 
begin construction in spring 2005. 

Equity in the Development. KB North Bay purchased its property in the District in 2004. The 
financing for the acquisition of the property in the District owned by KB North Bay and costs associated with 
the construction of infrastructure was provided with funds on hand. The property owned by KB North Bay 
has been appraised at $ 1 7,660,000 assuming completion and installation of the Initial Facilities Requirements 
serving the District. In addition, as of September 1 ,  2004 KB North Bay has invested approximately 
$4,3 13,529 as its pro rata share for the engineering and construction costs of the Initial Facilities 
Requirement for the District, therefore KB North Bay's equity in its development, less the lien of the Series 
2004 Bonds, is approximately $ 14,294,580. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that KB North Bay is current on all ad valorem property tax on its property within the 
District. 

Parlin Spring Lake I, LLC 

Overview. Parlin Spring Lake I, LLC ("Parlin Spring Lake"), is a California limited liability 
company organized in 2003 for purpose of acquiring, holding, selling an developing its property within 
the District. Parlin Spring Lake is managed by its sole manager, Parlin LLC ("Parlin"). Parlin, a 
California limited liability company organized in 2002 for the purpose of developing, improving, and selling 
property, is managed by three managers. 

Planned Development. Parlin Spring Lake owns three parcels within the District, comprising an 
aggregate of approximately 1 1 3 acres, however only approximately 1 2.25 acres are currently classified as 
Taxable Property under the Special Tax Formula. Parlin Spring Lake plans to develop a total of 452 
single family homes, 2 1 5  multifamily townhome units and approximately 1 08,900 square feet of 
commercial space. 

Parlin Spring Lake does not hold any First Release BUAs and will be developing only its 
multifamily units and commercial space in the first phase. Therefore only approximately 1 2.25 acres are 
currently classified as Taxable Property under the Special Tax Formula. 

Management. Following are brief resumes of the managers of Parlin, the sole manager of Parlin 
Spring Lake. 

Masud S. Monfared. Mr. Monfared is primarily responsible for leading the developing, 
leasing, marketing, supervision and management of the development within the District. He is also 
responsible for advising, investing and managing the assets of Parlin and Parlin Spring Lake. 
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Rancho Obispo Development - San Luis Obispo, California. Rancho Obispo was a mixed
use project with two market products (with an affordable overlay) and a 77-unit apartment project. 
The first product line called "La Joya," was completed in November of 2003 and consisted of 
18  single family homes on approximately 3 .5 acres. The three models offered ranged in size from 
2,079 to 2,383 square feet and sold for prices ranging from $559,000 to $679,900. 

The second product line called "Tiara," was completed in April 2004 and consisted of the 
construction of 33 attached single family homes on approximately 4.5 acres. The three models in 
this second phase ranged in size from 1 ,800 to 1 ,940 square feet and sold for prices ranging from 
$439,900 to $499,900. 

Oak Hill, Pasadena California. This project consisted of the construction of 93 single family 
homes on approximately 78 acres. The six models offered ranged in size from 2,284 to 2,909 square 
feet and sold for prices ranging from $520,000 to $850,000. 

Westgate, Santa Maria, California. This project consisted of 91  single family homes ranging 
in size from 1 ,000 to 2350 square feet. Construction commenced in July 200 1 and was completed in 
mid 2003. The homes in this development sold for prices ranging from $220,000 to $325,000. 

Crossings, Elk Grove, California. This project consisted of 74-units ranging in size from 
2,486 to 3,358 square feet and selling for prices beginning at $253,990. Construction commenced in 
January 2001 and was completed in December 2003. 

Bella Rosa, Camarillo, California. Construction of this 46-unit upscale housing 
development with minimum lot sizes of 20,000 square feet with homes ranging in size from 3, 193 to 
3,784 square feet began in July of 2000 and was completed in 2003. Prices for these homes ranged 
from $634,000 to $764,000. 

Equity in the Development. HTW West purchased its property in the District in January 2003. The 
financing for the acquisition of the property in the District owned by HTW West and costs associated with 
the construction of infrastructure was provided through equity contributions of its members in the aggregate 
amount of $6,725,000 and a loan in the original principal amount of $24,000,000 held by Lehman ALI, Inc., 
which is secured by a first deed of trust on the property. The outstanding principal balance of the Lehman 
ALI, Inc. loan is approximately $3,964,927. The property owned by HTW West has been appraised at 
$ 12,600,000 assuming completion and installation of the Initial Facilities Requirements serving the District. 
In addition, as of September 1 ,  2004, HTW West has invested approximately $ 10,000,000 as its pro rata 
share for the engineering and construction costs of the Initial Facilities Requirement for the District, therefore 
HTW West's equity in its development, less the pro rata lien of the Series 2004 Bonds, is approximately 
$ 13 , 1 54,701 .  

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that HTW West is current on all ad valorem property tax on its property within the District. 

KB Home North Bay Inc. 

Overview. KB Home North Bay Inc. ("KB North Bay"), is a California corporation organized for 
the primarily purpose of acquiring, holding, selling and developing its property within the District and 
other areas of northern California. KB North Bay is an operating division of KB Home, a Delaware 
Corporation ("KB Home") founded in 1 957 as Kaufman and Broad, Inc., and one of the largest 
homebuilding companies in the nation with annual revenues in 2003 of approximately $5.85 billion. 
KB Home is listed on the New York Stock Exchange and trades under the ticker symbol "KBH." In 2003, 
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Natomas Boot Investors - Sacramento, California. This project consists of the development 
of approximately 1 59 acres of farm land to residential uses and is in the early stages of development. 

Secured Property Taxes, Levies and Collections. The records of the County of Yolo Treasurer-Tax 
Collector indicate that Bollinger is current on all ad valorem property tax on its property within the District. 

HTW West Ventures, LLC 

Overview. HTW West Ventures, LLC ("HTW West"), is a Delaware limited liability company 
organized in 2003 for purpose of acquiring, holding, selling and developing its property within the 
District. HTW West is an affiliate of R.W. Hertel & Sons, Inc., a California corporation ("R.W. Hertel"). 
R.W. Hertel began constructing homes in the State in 1993 and since that time has built more than 1 ,500 
homes, 250 multifamily units and five commercial developments. 

Planned Development. In January 2004, HTW West purchased two parcels in the District from 
Tum of the Century comprising an aggregate of approximately 1 60 acres. In June 2004, HTW West sold 
to KB Home North Bay Inc. approximately 80 acres zoned R-8 (for the development of 19 1  single family 
units, including 16  affordable half-plex units and three Habitat for Humanity units) and a portion of the 
lots zoned R-5 (for the development of 23 1 single family units, including 38 affordable half-plex units 
and 10 market rate half-plex units). HTW West also transferred to KB Home North Bay Inc. the BUAs 
necessary to develop such property. See also "-KB Home North Bay Inc." HTW West intends to 
develop, or sell to builders who will develop, the remaining approximately 80 acres with 1 22 single 
family homes, 1 8  duplex and 125 multifamily units. 

In October 2003, HTW West agreed to purchase approximately 8 1  acres from Tum of the 
Century. Pursuant to a Development, Management and Sales Agreement between HTW West and 
R. W. Hertel made and entered into as of October 14,  2003, R. W. Hertel, on behalf of HTW West, plans to 
construct 285 single family homes and 28 half-plex units on the approximately 8 1  acres. HTW West 
holds 285 First Release BUAs and expects to construct single family homes ranging in size from 2,300 to 
3 ,200 square feet, priced from approximately $367,000 to $482,000 and half-plex units priced from 
$240,000 to $290,000. The acquisition of the property by HTW West is expected to close by and 
construction is expected to commence in spring 2005. 

Management. Following are brief resumes of the officers and members of R.W. Hertel, the 
exclusive developer and homebuilder for HTW West. 

Ron W. Hertel, President and Member. Mr. Hertel is primarily responsible for the day-to
day operations of the company and for final decisions relating to marketing, sales, construction, land 
acquisition and product design. Mr. Hertel holds a degree in business management from Stanford 
University and has over 25 years of experience in real estate development. From 1976 until 1980, 
Mr. Hertel was involved in the real estate brokerage business specializing in the sale of residential 
property for development in the east bay area of Northern California. Thereafter he was employed 
by R.L. Hertel Contractors in Ventura, California, a real estate development company owned by his 
father. In 1993 Mr. Hertel and Bob Fowler formed R.W. Hertel & Sons, Inc. 

Bob Fowler, Vice President and Member. Mr. Fowler is responsible for land acquisition, 
planning and financial analysis for HTW West. Prior to working for HTW West Ventures, LLC and 
R.W. Hertel, Mr. Fowler worked for nearly 30 years in real estate. From 1985 to 1993 he worked for 
Laguna Pacific Development Corp. in Santa Barbara where he was responsible for the development, 
planning and acquisition of shopping centers, specialty retail centers and residential land planning. 
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The Special Tax is not a personal obligation of any Property Owner within the District. The 
property ownership will change as lots are developed and homes are sold to purchasers. The information set 
forth below has been provided by each respective Property Owner in the District and has not been 
independently verffied by the City or the Underwriter. 

Bollinger Properties, LLC 

Overview. Bollinger Properties, LLC ("Bollinger"), is a California limited liability company 
organized in 2000 for purpose of acquiring, holding, selling and developing property, including its 
property within the District. Bollinger is managed by Peter P. Bollinger. 

Planned Development. Bollinger owns one parcel within the District, comprising an aggregate of 
approximately 55.4 acres and is committed to contribute this parcel to Pioneer-Woodland, LLC 
("Pioneer-Woodland"), a California limited liability company. Pioneer-Woodland was organized in 2004 
for the purpose of acquiring, holding, selling and developing real property, and is managed by its three 
members, Bollinger, Peter P. Bollinger Investment Company, a California limited partnership ("PPBIC") 
and SG Matrix Holdings LLC, a California limited liability company. Bollinger and PPBIC are both 
controlled by Peter P. Bollinger, who is the manager of Bollinger and who is also the trustee of the PBP 
Revocable Trust, which is the sole general partner of PPBIC. 

Pioneer-Woodland plans to develop a total of 2 14 single family paper lots ranging in size from 
4,275 to 5 ,940 square feet, 1 0  half-plex lots and one approximately four acre lot for the development of 
80 multifamily units. Bollinger holds 43 First Release BUAs and expects to develop 46 single family lots 
and two half-plex lots (representing four residential units) in the first phase. 

Management. Following is a brief resume of Peter P. Bollinger. 

Peter P. Bollinger, Manager of Bollinger and Trustee of the General Partner of PPBIC. Mr. 
Bollinger has been active in real estate development and investment in the Sacramento area for over 
30 years. Through his companies, Mr. Bollinger has developed, owned and managed undeveloped 
land, retail, multi-family and industrial projects. The current portfolio of properties owned and 
managed by companies in which Mr. Bollinger has an interest include 12  shopping centers, two large 
multi-family projects, two office/warehouse projects, a ranch facility and several other land parcels in 
varying stages of development. 

Equity in the Development. Bollinger purchased its property in the District in 2004. The financing 
for the acquisition of the property in the District owned by Bollinger was provided by Bollinger in the 
amount of $3,067,708. The property owned by Bollinger has been appraised at $2,980,000 assuming 
completion and installation of all of the Initial Facilities Requirement serving the District. In addition, as of 
September 1 ,  2004, PPBIC has invested approximately $973, 1 17 as its pro rata share for the engineering and 
construction costs of the Initial Facilities Requirement for in the District, therefore the equity in this 
development, less the pro rata lien of the Series 2004 Bonds, is approximately $2,658, 1 90. 

Similar Projects Undertaken by Peter P. Bollinger. 

The Fountains - Roseville, California. Located near the Roseville Galleria Mall, this is a two 
phase project consisting of approximately 5 1  total acres and currently is in the entitlement stage of 
the development process. The first phase consists of the construction of approximately 300,000 
square feet of retail space and the second phase is expected to consist of the construction of 
approximately 200,000 square feet of office space and of approximately 50,000 square feet of retail 
space. 
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Additional Public Improvements 

Not all of the public improvements necessary for the development of the property in the District 
will be financed by the Series 2004 Bonds. In addition to the Initial Facilities Requirements, there are 
other public improvements that will have to be completed prior to full development in the District. The 
Property Owners are responsible for constructing the additional improvements which will transform the 
undeveloped property in the District from vacant, unimproved land to "paper lots" (a lot that is part of an 
approved subdivision but has no improvements), finished lots and/or to completed development. In 
addition, it is anticipated that a lighting and landscaping district will be formed during fall 2004 to 
provide for the continued maintenance, administration and operation of various landscape and lighting 
improvements within the District. Annual assessments for this proposed district are estimated to range 
from $350 to $500 for single family homes and multifamily homes, respectively. It is anticipated that 
these base amounts will also increase by 2% annually. 

School Development 

Pioneer High School and an approximately 20-acre site for a middle school is located adjacent to 
the District. Under State law, such designation gave the local school district, in this case the Woodland 
Joint Unified School District, the right of first refusal for two years, to acquire the site. The middle 
school will serve students from throughout the City. 

Pioneer High School is located on an approximately 70 acre parcel and opened for enrollment, 
initially to 9th and 1 0th grade students, on September 2, 2003 . It is expected that by Fiscal Year 2005-06, 
Pioneer High School will be a full four-year school with approximately 1 ,600 to 1 ,800 students. 

The School District believes that buildout of the District will generate approximately 1 ,086 K-6 
students, approximately 288 middle school students and approximately 500 high school students and as a 
result, desires to acquire the school site and construct such facility to accommodate that capacity. The 
School District is attempting to identify funding for land acquisition and construction of the facility. 
However, state funding and other sources of money remain to be identified and made available to match 
or complement District funds, if any. There can be no assurance that such other sources of funding for 
this school will arise. 

THE PROPERTY OWNERS 

Overview 

The property in the District is currently owned by seven separate owners, two of which, KB Home 
North Bay Inc. and Turn of the Century (collectively, the "Major Property Owners"), currently own 
approximately 52% of the Taxable Property within the District and, based on their current ownership, are 
each responsible for the payment of 23.2% and 36.8%, respectively, of the Special Tax. See also "THE 
DISTRICT-Table IO-Appraised Value-to-Lien and Maximum Special Tax Revenues by Property Owner." 

The Major Property Owners have each covenanted for the benefit of the Bondholders and Beneficial 
Owners to provide: (i) certain operating data relating to their development activities within the District; (ii) 
certain limited financial information by not later than two months after the end of each calendar year; and (iii) 
to provide certain Quarterly Reports to any Bondholder or Beneficial Owner making a written request 
therefor. See APPENDIX F -"FORMS OF CONTINUING DISCLOSURE CERTIFICATES-MAJOR PROPERTY OWNER 
CONTINUING DISCLOSURE CERTIFICATE." 
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Set forth in Table 13 below is an estimate of the costs of the Initial Facilities Requirement sand the 
estimated sources of payment. 

Table 13 
City of Woodland 

Community Facilities District 2004-1 (Spring Lake) 
Estimated Costs of Initial Facilities Requirement and Sources of Payment 

(Year 2004$) 

Description 
Roadway Improvements 

Infrastructure 
Pathways, Greenbelts 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Water Improvements 
Infrastructure 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Sewer Improvements 
Infrastructure 
Land Acquisition 
Engineering 
Contingency 
Subtotal 

Storm Drainage Improvements 
Infrastructure 
Land Acquisition 
Engineering 
Contingency 
Subtotal 
SUBTOTAL IMPROVEMENTS 

District Administrative Fees 
Specific Plan Admin. and Planning 
Gibson Road Addl. Improvements 
TOTAL INITIAL FACILITIES REQUIREMENTS 

Property 
Owners 

$1 ,870,200 
0 
0 

382,200 
368,600 

2,621,000 

85,000 
0 

1 6,950 
20,050 

122,000 

283,000 
0 

59,430 
65,570 

408,000 

3,000 
0 
0 
0 

3,000 
3, 1 54,000 

1 26,000 
0 
0 

$3 280 000 

$0 
0 
0 
0 
0 
0 

1 ,500,000 
0 

3 15,000 
345,000 

2, 1 60,000 

501,000 
8,000 

1 1 1 ,8 1 0  
82,190 

703,000 

0 
0 
0 
0 
0 

2,863,000 
1 1 5,000 

0 
0 

$2 978 000 

$3,806,450 
421 ,850 
220,900 
891 ,640 

1,000,800 
6,34 1,640 

835,8 10 
4,640 

1 75,940 
191,610  

1 ,208,000 

1 ,943,230 
9,750 

470,800 
329,740 

2,753,520 

5,877,090 
1 ,255,330 
1 , 192,670 

930,000 
9,057,400 

19,360,560 
0 
0 
0 

$19 360 560 

$9,000 
0 
0 

1 ,890 
2,1 10 

13,000 

0 
0 
0 
0 
0 

300,000 
1 ,000 

67,060 
47,940 

416,000 

0 
0 
0 
0 
0 

429,000 
1 7,000 

0 
187,000 

$633 000 

t Represents the estimated costs of Property Owner in-tract improvements and fees of other governmental agencies. 
Source: Ca ital Im rovement Plan ared b Cunnin am En · neerin . 
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Series 2004 
Bond 

Proceeds 

$4,395,7 10  
487,1 50 
255, 100 

1 ,029,670 
1,155,730 
7,323,360 

965, 190 
5,360 

203, 170 
221,280 

1 ,395,000 

2,574,770 
1 1 ,250 

543,680 
380,780 

3,5 10,480 

6,360,910  
1 ,449,670 
1 ,377,3 10 
1,074,020 

10,459,600 
22,668,440 

1 ,682,000 
2,500,000 

804,000 
$27 674,440 

$ 10,08 1 ,360 
909,000 
476,000 

2,305,400 
2,527,240 

1 6,299,000 

3,386,000 
1 0,000 

7 1 1 ,060 
777,940 

4,885,000 

5,602,000 
30,000 

1 ,252,780 
906,220 

7,791 ,000 

12,241 ,000 
2,705,000 
2,569,980 
2,004,020 

19,520,000 
48,495,000 

1 ,940,000 
2,500,000 

991,000 
$53 926 000 
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Table 14 below sets forth the estimated amount of equity held by each Property Owner in its 
respective property in the District. 

Table 14 
ESTIMATED EQUITY OF PROPERTY OWNERS 

Property Owner 
Bollinger Properties, LLC 
HTW West Ventures, LLC 
KB Home North Bay, Inc. 
Parlin Spring Lake I, LLc<5l 
Pioneer Investors LLC<6l 

Turn of the Century<7l 

Yolo Residential Investors, LLC 
TOTAL 

A. 
Appraised 

Value( ! ) 

$2,980,000 
12,600,000 
1 7,660,000 
2,385,000 
3,720,000 

27,995,000 
8,660,000 

$76,000,000 

B.  

Investment 
$973, 1 1 6  

1 0,000,000 
4,3 1 3,529 

1 36,804 
700,000 

3,049,000 
1 ,965,000 

$21 , 1 37,449 

( I )  Based on the Appraisal. See APPENDIX C -"EXCERPTS FROM THE APPRAISAL REPORT." 
(2) Based on information provided by each Property Owner. 
(3) Represents pro rata lien based on $33,050,000 principal amount of Series 2004 Bonds. 
(4) Calculated as (Column A +  Column B) - (Column C + Column D). 

c. D. 
Private 
Debt(2) Bond Lien<3l 

$0 $1 ,294,926 
3,964,927 5,480,372 

0 7,678,949 
389,220 1,037,049 

1 ,600,000 1 ,6 16,767 
0 12, 175,362 

2,000,000 3,766,575 
$7,954, 147 $33,050,000 

E. 
Estimated 

Eguity:(4l 
$2,658, 190 
13 , 154,701 
14,294,580 
1 ,095,535 
1 ,203,233 

1 8,868,638 
4,858,425 

$56, 1 33,302 

(5) Parlin Spring Lake I, LLC owns a total of approximately I 1 3 .0 acres in the District, however, only the approximately 12.25 acres zoned for the 
development of multifamily housing is currently taxable under the Special Ta,x Formula. The values set forth in this Table represent only the amounts 
attributable to the Taxable Property and the investment and private debt has likewise been prorated. 

(6) M. Heidrick and Pioneer Investors LLC ("Pioneer") entered into an option to purchase agreement dated October 4, 2002, as amended, for the sale of 
approximately 45 acres to Pioneer. It is expected that the transfer of such parcel will be completed on or before October I, 2004. Pursuant to a bulk lot 
sale purchase agreement executed in January 2004, Pioneer will sell approximately 25 acres to a partnership comprised ofE&L Homes (a partner and 
manager of Pioneer) and Southeast Woodland Associates (a manager of Pioneer). See "THE PROPERTY OWNERS- Pioneer Investors LLC." 

(7) Pursuant to an option and purchase agreement, dated October 14, 2003, Turn of the Century will sell approximately 8 1 acres to HTW West Ventures, 
LLC. Pursuant to an option to purchase, dated March 2004, Tum of the Century will also sell approximately I 62 acres to Russell Ranch 
Development, Inc., a California corporation with beneficial ownership intended to be substantially similar to that of Tum of the Century. See "THE 
PROPERTY OWNERS-HTW West Ventures, LLC," "-Russell Ranch Development, Inc." and " - Tum of the Century." 

Sources: Bollinger Properties, LLC, HTW West Ventures, LLC, KB Home North Bay, Inc., Parlin Spring Lake I, LLC, Pioneer Investors LLC, Tum of the 
Century, and Yolo Residential Investors, LLC. 

History of Secured Property Taxes, Levies and Collections 

An examination of the records of the County of Yolo Treasurer-Tax Collector for the past two years 
indicate that through the 2003-04 Fiscal Year, all ad valorem property taxes on the property in the District 
have been timely paid. 

CERTAIN RISKS TO BONDOWNERS 

The following is a discussion of certain risk factors that should be considered, in addition to other 
matters set forth herein, in evaluating the investment quality of the Series 2004 Bonds. This discussion does 
not purport to be comprehensive or definitive. The occurrence of one or more of the events discussed herein 
could adversely affect the ability or willingness of Property Owners in the District to pay the Special Tax 
when due. Such failures to pay the Special Tax could result in a rapid depletion of the Bond Reserve Fund 
and/or a default in payments of the principal of, and interest on, the Series 2004 Bonds. In addition, the 
occurrence of one or more of the events discussed herein could adversely affect the value of the property in 
the District. 
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Not General Obligation of the City 

The Series 2004 Bonds are not general obligations of the City but are limited obligations of the City 
payable solely from proceeds of the Special Tax (after payment of a portion of the City's cost of 
administering the District) and proceeds of the Series 2004 Bonds, including amounts in the Bond Reserve 
Fund and investment income on funds held pursuant to the Fiscal Agent Agreement (other than as necessary 
to be rebated to the United States of America pursuant thereto). Any tax for the payment of the Series 2004 
Bonds shall be limited to the Special Tax to be collected within the District. 

Land Values 

The value of Taxable Property within the District is a critical factor in determining the investment 
quality of the Series 2004 Bonds. If a property owner defaults in the payment of the Special Tax, the City's  
only remedy is  to foreclose on the delinquent property in an attempt to obtain funds with which to pay the 
delinquent Special Tax. Land values could be adversely affected by economic factors beyond the City's 
control, such as relocation of employers out of the area, stricter land use regulations, the absence of water, or 
destruction of property caused by, among other eventualities, earthquake, flood or other natural disaster, or 
by environmental pollution or contamination. 

Land Development. Land values are influenced by the level of development in the area in many 
respects. First, partially developed land is generally less valuable than developed land and provides less 
security to the owners of the Series 2004 Bonds should it be necessary for the City to foreclose on 
undeveloped property due to the nonpayment of Special Taxes. Moreover, failure to complete development 
on a timely basis could adversely affect the land values of those parcels that have been completed. Lower 
land values would result in less security for the payment of principal of and interest on the Series 2004 
Bonds and lower proceeds from any foreclosure sale necessitated by delinquencies in the payment of the 
Special Tax. All of the Taxable Property in the District is currently classified as undeveloped under the 
Special Tax Formula. No assurance can be given that the unimproved property within the District will be 
developed, and in assessing the investment quality of the Series 2004 Bonds, prospective purchasers should 
evaluate the risks of noncompletion. 

Risks of Real Estate Investment Generally. Continuing development of land within the District may 
be adversely affected by changes in general or local economic conditions, fluctuations in the real estate 
market, increased construction costs, development, financing and marketing capabilities of individual 
property owners, water shortages and other similar factors. Development in the District may also be 
affected by development in surrounding areas, which may compete with the District. In addition, land 
development operations are subject to comprehensive federal, State and local regulations, including 
environmental, land use, zoning and building requirements. See also "THE DISTRICT-Building Unit 
Allocation Ordinance." There can be no assurance that proposed land development operations within the 
District will not be adversely affected by future government policies, including, but not limited to, 
governmental policies to restrict or control development, or future growth control initiatives. There can be 
no assurance that land development operations within the District will not be adversely affected by these 
risks. The City has not evaluated development risks. Since these are largely business risks of the type that 
property owners customarily evaluate individually, and inasmuch as changes in land ownership may well 
mean changes in the evaluation with respect to any particular parcel, the City is issuing the Series 2004 
Bonds without regard to any such evaluation. Thus, the creation of the District and the issuance of the 
Series 2004 Bonds by the City in no way implies that the City has evaluated these risks or the 
reasonableness of these risks even though such risks may be serious and may ultimately halt or slow the 
progress of land development and forestall the realization of the value of Taxable Property. 
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Natural Disasters. The value of the Taxable Property in the future can be adversely affected by a 
variety of natural occurrences, particularly those that may affect infrastructure and other public 
improvements and private improvements on the Taxable Property and the continued habitability and 
enjoyment of such private improvements. Such occurrences include, without limitation, earthquakes, earth 
movements, landslides, floods, droughts, and tornadoes. One or more of such natural disasters could occur 
and could result in damage to improvements of varying seriousness. The damage may entail significant 
repair or replacement costs and that repair or replacement may never occur either because of the cost, or 
because repair or replacement will not facilitate habitability or other use, or because other considerations 
preclude such repair or replacement. Under any of these circumstances, the value of the Taxable Property 
may well depreciate or disappear. See also "-Risk ofFlooding" and "-Seismic Risk." 

Legal Requirements. Other events that may affect the value of a parcel of Taxable Property include 
changes in the Law or application of the law. Such changes may include, without limitation, local growth 
control initiatives, local utility connection moratoriums and local application of statewide tax and 
governmental spending limitation measures. 

Hazardous Substances. One of the most serious risks in terms of the potential reduction in the value 
of a parcel of Taxable Property is a claim with regard to a hazardous substance. In general, the owners and 
operators of a parcel may be required by law to remedy conditions of the parcel relating to releases or 
threatened releases of hazardous substances. The federal Comprehensive Environmental Response, 
Compensation and Liability Act of 1 980, sometimes referred to as "CERCLA" or the "Superfund Act," is the 
most well-known and widely applicable of these laws, but California laws with regard to hazardous 
substances are also stringent and similar. Under many of these laws, the owner ( or operator) is obligated to 
remedy a hazardous substance condition of property whether or not the owner ( or operator) has anything to 
do with creating or handling the hazardous substance. The effect, therefore, should any of the parcels in the 
District be affected by a hazardous substance is to reduce the marketability and value of the parcel by the 
costs of remedying the condition, because the purchaser, upon becoming owner, will become obligated to 
remedy the condition just as is the seller. Further, such liabilities may arise not simply from the existence of a 
hazardous substance but from the method of handling it. All of these possibilities could significantly affect 
the financial and legal liability of a property owner to develop the affected parcel or other parcels, as well as 
the value of the property that is realizable upon a delinquency and foreclosure. 

The valuation of property in the District in the Appraisal Report does not take into account the 
possible reduction in marketability and value of any of the parcels by reason of the possible liability of the 
owner ( or operator) for the remedy of a hazardous substance condition of the parcel. While the City is not 
aware that the owner ( or operator) of any of parcels has such a current liability with respect to any of the 
parcels, it is possible that such liabilities do currently exist and that the City is not aware of them. 

Further, it is possible that liabilities may arise in the future with respect to any of the parcels 
resulting from the existence, currently, on the parcel of a substance presently classified as hazardous but 
which has not been released or the release of which is not presently threatened, or may arise in the future 
resulting from the existence, currently, on the parcel of a substance not presently classified as hazardous but 
which may in the future be so classified. Further, such liabilities may arise not simply from the existence of 
a hazardous substance but from the method of handling it. All of these possibilities could significantly 
affect the value of a parcel within the District that is realizable upon a delinquency 

Risk of Flooding. In accordance with the National Flood Insurance Reform Act (the "NFIRA") 
requiring, among other things, that the Federal Emergency Management Agency ("FEMA") assess its flood 
hazard map inventory at least once every five years. In 2001 ,  the U.S. Army Corps of Engineers (the "Corps 
of Engineers") released and FEMA approved updated floodplain maps dated October 2, 2001 (effective 
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April 2, 2002), as may be amended from time to time. The updated maps indicated that approximately 50% 
of the City is within the boundaries of a 1 00-year floodplain. A 100-year floodplain is an area expected to be 
inundated during a flood event of the magnitude for which there is a 1% (or 1 -in- 100) probability of 
occurrence in any year. 

Since the enactment of the NFIRA in 1 994, lenders who are federally regulated, such as institutions 
insured by, among others, the Federal Deposit Insurance Corporation, the National Credit Union 
Administration or the Farm Credit Administration, government-sponsored enterprises, such as the Federal 
National Mortgage Association (Fannie Mae), the Federal Home Loan Mortgage Corporation (Freddie Mac) 
and the Government National Mortgage Association (Ginnie Mae); and federal agency lenders, such as the 
Federal Housing Administration, the Small Business Administration and the Veterans Administration may 
not make, increase, extend, renew, subsidize, insure or guaranty any loan on real property located within an 
"area of special flood hazard" (a "SFHA"), which includes property located in a 100-year floodplain. Unless 
the property securing the loan is covered by flood insurance, the NFIRA mandates that such flood insurance 
coverage be obtained even if the SFHA designation is first identified after settlement, but during the term of 
the loan due to remapping or other reasons. Since the District is not within the 100-year floodplain, such 
insurance requirements currently do not apply to the property. 

Seismic Risk. There are several active geological faults in the State that have potential to cause 
serious earthquakes which could result in damage within the City, and to buildings, roads, bridges and other 
property therein. If there were to be an occurrence of severe seismic activity in the Project Area, there could 
be a negative impact on assessed values of taxable property in the District and could result in a reduction in 
the Special Tax available to pay the Series 2004 Bonds. Such reduction could have an adverse effect on the 
ability of the City to make timely payments of debt service on the Series 2004 Bonds. 

Concentration of Property Ownership 

Approximately 77% (by appraised value) and approximately 77% (by Special Tax burden) of the 
Taxable Property in the District is currently owned by three Property Owners, HTW West Ventures, LLC, 
KB Home North Bay, Inc. and Tum of the Century. See "THE PROPERTY OWNERS." Such concentration 
of ownership means the timely payment of the Series 2004 Bonds may be dependent upon the continued 
willingness and ability of such Property Owners and to pay the Special Tax when due. Until significant 
diversification occurs, failure of Property Owners owning a significant portion of the Taxable Property in 
the District to pay installments of the Special Tax when due could result in the rapid total depletion of the 
Bond Reserve Fund prior to reimbursement from the resale of foreclosed property or payment of the 
delinquent Special Tax and, consequently, an insufficiency of Special Tax to meet obligations under the 
Fiscal Agent Agreement. In that event, there could be a delay or failure in payments of the principal of 
and interest on the Series 2004 Bonds. The City has covenanted for the benefit of the owners of the 
Series 2004 Bonds that the City will initiate judicial foreclosure proceedings under certain conditions in 
the event of a delinquency in payment of one or more installments of the Special Tax as more fully 
described herein. Although the only asset of each Property Owner which constitutes security for the 
payment of the Special Tax is the property located in the District, the overall financial condition of a 
Property Owner may affect such owner's willingness or ability to pay installments of the Special Tax 
when due. See "-Bankruptcy" below and "SECURITY AND SOURCES OF PAYMENT FOR THE SERIES 2004 
BONDS- Delinquent Payments of Special Tax; Covenant to Foreclose." 
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Failure or Inability to Complete Proposed Development on a Timely Basis 

A major risk to the owners of the Series 2004 Bonds is that the development may be subject to 
unexpected delays, disruptions and changes which may affect the willingness and ability of the Property 
Owners to pay Special Tax when due. For example, proposed development in the District may be 
adversely affected by economic conditions, an inability of the Property Owners or future owners of the 
parcels to obtain financing, fluctuations in the real estate market or interest rates, unexpected increases in 
development costs, changes in federal, State or local governmental policies relating to the ownership of 
real estate or the appearance of previously unknown environmental impacts necessitating preparation of a 
supplemental environmental impact report, and by other similar factors. A failure to complete the 
development as planned would have the negative impacts discussed below. 

First, partially developed land is less valuable than developed land and provides less security to 
the beneficial owners of the Series 2004 Bonds should it be necessary for the City to foreclose on 
undeveloped property due to the nonpayment of Special Tax. Moreover, failure to complete the 
development on a timely basis could adversely affect the land values of those parcels which have been 
completed. Lower land values result in less security for the payment of principal of and interest on the 
Series 2004 Bonds and lower proceeds from any foreclosure sale necessitated by delinquencies in the 
payment of the Special Tax. 

Second, an inability to develop the land in the District as planned will reduce the expected 
diversity of ownership of land in the District, making the beneficial owners of the Series 2004 Bonds 
more dependent upon timely payment of the Special Tax levied on the undeveloped property. Until sales 
are well underway, the timely payment of the Series 2004 Bonds depends upon the willingness and ability 
of the Property Owners and any merchant builders to whom finished lots are sold to pay the Special Tax 
levied on the undeveloped land when due. Continued concentration of ownership increases the potential 
negative impact of a bankruptcy or other financial difficulty experienced by any Property Owner or a 
merchant builders who purchases finished lots from a Property Owner. 

Competing Development 

The City has experienced considerable growth over the past several years, primarily from a high 
level of residential development activity. See APPENDIX D-"GENERAL AND ECONOMIC INFORMATION ON 
THE CITY OF WOODL�onstruction Activity." Several homebuilders are currently active in the City and 
at the present time, there is an inventory of completed residential units in planned communities and there are 
a number of additional planned communities in various stages of development in the general vicinity of the 
District, including: Avingnon subdivision; California Homes - Nantucket II, Centex Home-Steeplechase, 
Hutchinson Valley Lane; Richmond American Homes - Summerfield II, and West Wood Subdivision No, 1 ;  
subdivision (an aggregate of approximately 125 units. There are no major single family residential 
developments in the City which currently, or may in the near future, provide direct competition to 
development in the District. 

Delays in development in the District or faster than expected development or sale of units in 
competing developments could adversely affect absorption of units in the District. The result would be 
slower than expected diversification of ownership in the District and a possible reduction in land values. 
Such circumstances could reduce the ability or desire of the Property Owners and any merchant developers 
to pay the annual Special Tax. 

77 



Maximum Special Tax 

Within the limits of the Special Tax Formula, the City may adjust the Special Tax on all property in 
the District to provide an amount required to pay interest on, principal of, Sinking Fund Payments for and 
redemption premiums, if any, on the Series 2004 Bonds, and the amount, if any, necessary to cure 
delinquencies and replenish the Bond Reserve Fund to an amount equal to the Bond Reserve Requirement for 
the respective Bonds, to pay all current Expenses for the District. However, the amount of the Special Tax 
that may be levied against particular categories of property in the District is subject to the Maximum Special 
Tax applicable for that category. The Maximum Special Tax is designed to provide Special Tax revenues on 
an annual basis. There is no assurance that the Maximum Special Tax on the property in the District will be 
sufficient to pay the amounts required to be paid by the Fiscal Agent Agreement at all times. See "SECURITY 
AND SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS-Special Tax Authorization" and APPENDIX B
"RATE, METHOD OF APPORTIONMENT AND MANNER OF COLLECTION OF SPECIAL TAX." 

Levy of the Special Tax 

The principal source of payment of debt service on the Series 2004 Bonds is the proceeds of the 
annual levy and collection of the Special Tax. The annual levy of the Special Tax is subject to the 
maximum tax rates authorized. The levy cannot be made at a higher rate even if the failure to do so means 
that the estimated proceeds of the levy and collection of the Special Tax, together with other available funds, 
will not be sufficient to pay debt service on the Series 2004 Bonds. Other funds that might be available 
include funds derived from the payment of delinquent Special Taxes and funds derived from the tax sale of 
foreclosure and sale of parcels on which the Special Taxes levied are delinquent. 

The Special Tax levied in any particular tax year on a parcel of Taxable Property is based upon the 
maximum rate and application of the Special Tax Formula. Application of the Special Tax Formula will, in 
tum, be dependent upon certain development factors with respect to each parcel of Taxable Property by 
comparison with similar development factors with respect to the other Taxable Property within the District. 
Thus, the following are some of the factors that might cause the levy of the Special Tax on any particular 
parcel of Taxable Property to vary from the Special Tax that might otherwise be expected: 

• Reduction in the number of parcels of Taxable Property, for such reasons as acquisition of 
Taxable Property by a government and failure of the government to pay the Special Tax 
based upon a claim of exemption, thereby resulting in an increased tax burden on the 
remaining Taxable Property. 

• Failure of the owners of Taxable Property to pay the Special Tax and delays in the 
collection of or inability to collect the Special Tax by tax sale or foreclosure and sale of the 
delinquent parcels, thereby resulting in an increased tax burden on the remaining parcels. 

Collection of the Special Tax 

In order for the City to pay debt service on the Series 2004 Bonds, it is necessary that the Special Tax 
levied against land in the District be paid in a timely manner. Should the Special Tax not be paid on time, the 
City has established the Bond Reserve Fund under the Fiscal Agent Agreement in the amount of the Bond 
Reserve Requirement to pay debt service on the Series 2004 Bonds. 

The Fiscal Agent Agreement provides that the Special Tax is to be collected in the same manner as 
ordinary ad valorem property taxes are collected and, except as provided in the special covenant for 
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foreclosure described below and in the Law, is to be subject to the same penalties and the same procedure, 
sale and lien priority in case of delinquency as is provided for ad valorem property taxes. Pursuant to these 
procedures, if taxes are unpaid for a period of five years or more, the property is subject to sale by the 
County. 

Pursuant to the Law, in the event of any delinquency in the payment of the Special Tax, the City may 
order the institution of a Superior Court action to foreclose the lien therefor within specified time limits. In 
such an action, the real property subject to the unpaid amount may be sold at judicial foreclosure sale. Such 
judicial foreclosure action is not mandated by the Law. However, the City has covenanted that it will 
institute, prosecute and pursue foreclosure proceedings to judgment and sale as provided in the Law in order 
to enforce the lien of delinquent installments of the Special Tax as described in "SECURITY AND SOURCES OF 
PAYMENT FOR THE SERIES 2004 BONDS- Delinquent Payments of Special Tax; Covenant to Foreclose." 

In the event that sales or foreclosures of property are necessary, there could be a delay in payments to 
Owners of the Series 2004 Bonds pending such sales or the prosecution of foreclosure proceedings and 
receipt by the City of the proceeds of sale if the Bond Reserve Fund is depleted. 

The City may be unable to make full or timely payment of debt service on the Series 2004 Bonds if 
the County discontinues the Teeter Plan and the property owners in the District fail to pay installments of the 
Special Tax when due, if the Bond Reserve Fund is depleted, or if the City is unable to sell foreclosed parcels 
for amounts sufficient to cover the delinquent installments of the Special Tax. See also "SECURITY AND 
SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS- Special Tax Authorization-Teeter Plan." 

Exempt Properties 

Certain properties are exempt from the Special Tax in accordance with the Special Tax Formula. In 
addition, the Law provides that properties or entities of the state, federal or local government are exempt 
from the Special Tax; provided, however, that property within the District acquired by a public entity 
through a negotiated transaction, or by gift or devise, that is not otherwise exempt from the Special Tax, will 
continue to be subject to the Special Tax. It is possible that property acquired by a public entity following a 
tax sale or foreclosure based upon failure to pay taxes could become exempt from the Special Tax. In 
addition, the Law provides that if property subject to the Special Tax is acquired by a public entity through 
eminent domain proceedings, the obligation to pay the Special Tax with respect to that property, for 
outstanding Bonds only, is to be treated as if it were a special assessment. The constitutionality and 
operation of these provisions of the Law have not been tested. See "SECURITY AND SOURCES OF PAYMENT 
FOR THE SERIES 2004 BONDS-Special Tax Authorization." 

In particular, insofar as the Law requires payment of the Special Tax by a federal entity acquiring 
property within the District, it may be unconstitutional. If for any reason property within the District 
becomes exempt from taxation by reason of ownership by a nontaxable entity such as the federal 
government or another public agency subject to the limitation of the maximum rates, the Special Tax may 
be reallocated to the remaining Taxable Properties within the District. This would result in the owners of 
such property paying a greater amount of the Special Tax and could have an adverse impact upon the timely 
payment of the Special Tax. Moreover, if a substantial portion of land within the District becomes exempt 
from the Special Tax because of public ownership, or otherwise, the maximum rate that could be levied 
upon the remaining acreage might not be sufficient to pay principal of and interest on the Series 2004 Bonds 
when due and a default would occur with respect to the payment of such principal and interest. 
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The Law further provides that no other properties or entities are exempt from the Special Tax unless 
the properties or entities are expressly exempted in a resolution of consideration to levy a new special tax or 
to alter the rate or method of apportionment of an existing special tax. 

Payment of the Special Tax is Not a Personal Obligation of a Property Owner 

An owner of Taxable Property is not personally obligated to pay the Special Tax. Rather, the 
Special Tax is an obligation only against the Taxable Property. If the value of the Taxable Property is not 
sufficient, taking into account other obligations also payable thereby to fully secure the Special Tax, the City 
has no recourse against the property owner. 

Bankruptcy 

General. The payment of the Special Tax and the ability of the City to foreclose the lien of a 
delinquent unpaid tax, as discussed in "SECURITY AND SOURCES OF PAYMENT FOR THE SERIES 2004 
BONDS," may be limited by bankruptcy, insolvency or other laws generally affecting creditors' rights or by 
the laws of the State of California relating to judicial foreclosure. In addition, the prosecution of a 
foreclosure action could be delayed due to crowded local court calendars or delays in the legal process. The 
various legal opinions to be delivered concurrently with the delivery of the Series 2004 Bonds (including 
Bond Counsel's approving legal opinion) will be qualified as to the enforceability of the various legal 
instruments by bankruptcy, insolvency, reorganization, moratorium and other similar laws affecting 
creditors' rights and by the application of equitable principles and by the exercise of judicial discretion in 
appropriate cases. 

Although bankruptcy proceedings would not cause the l ien of the Special Tax to become 
extinguished, bankruptcy of a property owner could result in a delay in prosecuting superior court 
foreclosure proceedings. The federal bankruptcy laws provide for an automatic stay of foreclosure and tax 
sale proceedings, thereby delaying such proceedings, perhaps for an extended period. Any such delays 
would increase the likelihood of a delay or default in payment of the principal of and interest on the Series 
2004 Bonds and the possibility of delinquent tax installments not being paid in full. 

To the extent that bankruptcy or similar proceedings were to involve a large property owner, the 
chances would increase that the Bond Reserve Fund could be fully depleted during any resulting delay in 
receiving payment of delinquent Special Taxes. As a result, sufficient monies would not be available in the 
Bond Reserve Fund for transfer to the Debt Service Account to make up any shortfalls resulting from 
delinquent payments of the Special Tax and thereby to pay principal of and interest on the Series 2004 
Bonds on a timely basis. 

Property Owned by the FDIC. The ability of the City to foreclose upon the lien relating to property 
on which Special Taxes have not been paid may be limited in certain respects with regard to properties in 
which the Federal Deposit Insurance Corporation (the "FDIC") has an interest. Under federal law, when the 
FDIC is liquidating assets of an insured depository in its receivership capacity; property owned by the FDIC 
in that capacity is subject to state and local real property taxes that are assessed according to the property's 
value but is not subject to taxes assessed on some other basis, such as the Special Taxes. The FDIC is liable 
for any such non-ad-valorem taxes that were due or delinquent at the time the FDIC acquired the property 
but not any penalties for delinquency. However, pursuant to its policy, the FDIC may elect not to pay such 
claims where abandonment of its interest in the property is appropriate, in its business judgment. 
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the likelihood of timely payment of the Special Tax and would likely reduce the value of the land estimated 
by the Appraiser and the potential revenues available at a foreclosure sale for delinquent installments of the 
Special Tax. See "CERTAIN RISKS TO BONDOWNERS-Land Values." 

Zoning and Land Use Decisions 

The Special Tax is to be levied annually based upon the land use categories in effect for the property. 
Decisions made by the City Council, which has control over zoning and land use decisions for property in the 
City, will affect the prospective use of the property and, therefore, the tax base for the Special Tax. 

Public and Private Improvements - Increased Debt 

The viability of the District depends upon both public and private improvement of land in the 
District. If private development does not occur at the anticipated level and rate, the need for certain of the 
Facilities would diminish. 

In the event that the cost of public and private improvements in the District is financed through 
borrowings, such borrowings will increase the public and private debt for which the land in the District serves 
as security. This increased debt could reduce the ability or desire of the property owners in the District to pay 
the annual Special Tax levied against their property. See "INTRODUCTION- Recent Developments" and 
"SECURITY AND SOURCES OF PAYMENT FOR THE SERIES 2004 BONDS." 

Proposition 218 and the Initiative Power 

On November 5, 1 996, the voters of the State approved Proposition 2 18, a constitutional initiative 
entitled the "Right to Vote on Taxes Act" ("Proposition 2 18"). Proposition 2 1 8  adds Articles XIII C and 
XIII D to the California Constitution and contains a number of interrelated provisions affecting the ability of 
local governments to levy and collect both existing and future taxes, assessments, fees and charges. 
Proposition 2 1 8  became effective for most purposes on November 6, 1 996. 

Article XIII C of Proposition 2 18  removes all limitations in State law on the initiative power to 
reduce or repeal "any local tax, assessment, fee or charge." This extension of the initiative power is not 
limited by the terms of Proposition 2 18  to fees imposed after November 6, 1 996 and absent other legal 
authority could result in retroactive reduction in any then-existing taxes, assessments or fees and charges. 
Such legal authority could include the limitations imposed on the impairment of contracts under the contract 
clause of the United States Constitution. State law provides that the initiative power provided for in 
Proposition 2 18  "shall not be construed to mean that any owner or beneficial owner of a municipal security, 
purchased before or after November 6, 1 998 assumes the risk of, or in any way consents to, any action by 
initiative measure that constitutes an impairment of contractual rights" protected by the United States 
Constitution. The Series 2004 Bonds represent a contract between the City and the Bondholders secured by 
the Special Taxes. While not free from doubt, it is likely that, once the Series 2004 Bonds are issued, the 
Special Taxes would not be subject to repeal or reduction by initiative, at least to the extent the taxes are 
necessary to enable the City to make timely payment of principal and interest on the Series 2004 Bonds, but 
not necessarily to the full extent of the authorized tax amount. The interpretation and application of these 
provisions of Proposition 2 1 8  and the federal Constitution's Contracts Clause will ultimately be determined 
by the courts, and it is not possible at this time to predict with certainty the outcome of such determination 
or the timeliness of any remedy afforded by the courts. 
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In addition, no property of the FDIC is subject to levy, attachment, garnishment, foreclosure, or sale 
without the FDIC's  consent. Furthermore, pursuant to FDIC policy, while other liens may attach to 
property in which the FDIC has a lien or security interest, the FDIC will not permit a lien or security interest 
held by the FDIC to be eliminated by the foreclosure of other liens without the FDIC's consent. If the FDIC 
had a lien on a parcel subject to the Special Taxes, prohibiting the lien of the FDIC to be eliminated at a 
judicial foreclosure sale would likely reduce the number (possibly to none) of persons willing to purchase a 
parcel at a foreclosure sale. Owners of the Series 2004 Bonds should assume that the City will be unable to 
foreclose on parcels ofland in the District owned by the FDIC. Such an outcome would cause a draw on the 
Bond Reserve Fund and perhaps, ultimately, a default in payment of the Series 2004 Bonds. 

Glasply Marine Industries. On July 30, 1 992, the United States Court of Appeals for the Ninth 
Circuit issued its opinion in a bankruptcy case entitled In re Glasply Marine Industries. In that case, the 
court held that ad valorem property taxes levied by Snohomish County in the State of Washington after the 
date that the property owner filed a petition for bankruptcy were not entitled to priority over a secured 
creditor with a prior lien on the property. Although the court upheld the priority of unpaid taxes imposed 
before the filing of the bankruptcy petition, unpaid taxes imposed after the filing of the bankruptcy petition 
were declared to be "administrative expenses" of the bankruptcy estate, payable after all secured creditors. 
As a result, the secured creditor was able to foreclose on the property and retain all the proceeds of the sale 
except the amount of the pre-petition taxes. (Because it lies within the court's discretion, no assurance can 
be given that a court would declare the Special Taxes to be an "administrative expense.") 

According to the court's ruling in Glasply, as administrative expenses, post-petition taxes would be 
paid, assuming that the debtor has sufficient assets to do so. In certain circumstances, payment of such 
administrative expenses may be allowed to be deferred. Once the property is transferred out of the 
bankruptcy estate (through foreclosure or otherwise), it would at that time become subject to current taxes. 

Congress amended the Bankruptcy Code in 1 994 to allow local governments to perfect their liens 
for ad valorem property taxes even after the filing of a bankruptcy petition, effectively overturning Glasply, 
but only as it applies to ad valorem property taxes. The Special Taxes, however, are not ad valorem taxes. 
Except to the extent reversed by the amended Bankruptcy Code, Glasply remains controlling precedent on 
bankruptcy courts in the State. No other case law exists with respect to how a bankruptcy court would treat 
the lien for Special Taxes levied after the filing of a petition in bankruptcy. If a court applied the logic of 
Glasply, a bankruptcy petition filing would prevent the lien for Special Taxes levied in subsequent fiscal 
years from attaching so long as the property was a part of the estate in bankruptcy. If the Glasply precedent 
were applied to the levy of the Special Taxes, the amount of Special Taxes received from parcels whose 
owners declare bankruptcy could be reduced. 

Endangered Species 

During recent years, there has been an increase in activity at the State of California and federal level 
related to the possible listing of certain plant and animal species found in California as endangered species. 
An increase in the number of endangered species is expected to curtail development in a number of areas. At 
present, the property in the District is not known to be inhabited by any plant or animal species listed as 
threatened or endangered under either the State of California or federal endangered species acts or which 
either the California Fish and Game Commission or the United States Fish and Wildlife Service has proposed 
for addition to the respective endangered species list. Notwithstanding this fact, new species are proposed to 
be added to the State of California and federal protected lists on a regular basis. Any action by the State or 
federal governments to protect species located on or adjacent to the property in the District could negatively 
affect the ability of any Property Owner to complete the development as planned. This, in tum, could reduce 
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Water Supply 

Development within the District is also dependent upon the availability of sufficient water supplies. 
The City relies entirely upon ground water resources for its urban water supply. Groundwater levels are 
affected by short- and long-term climatic conditions and also by ground water withdrawals, irrigation return 
and other factors. As agricultural uses in the City are converted to urban uses, the groundwater basin may not 
be replenished at its current rate due to a reduction in recharge from irrigation water. In addition, urban land 
uses increase the amount of impervious surfaces, thus reducing the quantity of rainfall infiltrating directly into 
the aquifer. The potential impact of reduction in ground water levels due to these factors or others may 
adversely impact future development in the District. See also "THE DISTRICT- Water Supply." 

Disclosures to Future Purchasers 

The willingness or ability of an owner of a parcel of Taxable Property to pay the Special Tax even if 
the value is sufficient may be affected by whether or not the owner was given due notice of the Special Tax 
authorization at the time the owner purchased the parcel, was informed of the amount of the Special Tax on 
the parcel should the Special Tax be levied at the maximum tax rate and the risk of such a levy and, at the 
time of such a levy, has the ability to pay it as well as pay other expenses and obligations. The City has 
caused a notice of the Special Tax to be recorded in the Office of the Recorder for the County against each 
parcel of Taxable Property. While title companies normally refer to such notices in title reports, there can 
be no guarantee that such reference will be made or, if made, that a prospective purchaser or lender will 
consider such Special Tax obligation in the purchase of a property within the District or lending of money 
thereon. 

The City has recorded a notice of the lien of the Special Tax in the Office of the County Recorder of 
the County of Yolo. While title companies normally refer to such notices in title reports, there can be no 
guarantee that such reference will be made or, if made, that a prospective purchaser or lender will consider 
such Special Tax obligation in the purchase of a parcel of land, a home or a commercial or industrial facility 
in the District or the lending of money thereon. The Law requires the subdivider ( or its agent or 
representative) of a subdivision to notify a prospective purchaser or long-term lessor of any lot, parcel, or unit 
subject to a Mello-Roos special tax of the existence and maximum amount of such special tax using a 
statutorily prescribed form. The California Civil Code requires that in the case of transfers other than those 
covered by the above requirement, the seller must at least make a good faith effort to notify the prospective 
purchaser of the special tax lien in a format prescribed by statute. Failure by an owner of the property to 
comply with the above requirements, or failure by a purchaser or lessor to consider or understand the nature 
and existence of the Special Tax, could adversely affect the willingness and ability of the purchaser or lessor 
to pay the Special Tax when due. 

Parity Taxes and Special Assessments 

The ability or willingness of a property owner in the District to pay the Special Tax could be affected 
by the existence of other taxes and assessments imposed upon the property either currently existing or 
imposed in the future. The assessments and any penalties thereon constitute a lien against the lots and parcels 
of land on which they have been levied until they are paid. Such lien is on a parity with all special taxes and 
special assessments levied by other agencies and is co-equal to and independent of the lien for general 
property taxes and other special assessments regardless of when they are imposed upon the same property. 
The Special Tax has priority over all existing and future private liens imposed on the property. In addition, 
other public agencies whose boundaries overlap those of the District could, with or in some circumstances 
without the consent of the owners of the land in the District, impose additional taxes or assessment liens on 
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the property in the District in order to finance public improvements to be located inside or outside of the 
District. 

The City, however, has no control over the ability of other entities and districts to issue indebtedness 
secured by special taxes or assessments payable from all or a portion of the property in the District. In 
addition, the City is not prohibited itself from establishing assessment districts, community facilities districts 
or other districts that might impose assessments or taxes against property in the District. The imposition of 
additional liens on a parity with the assessments could reduce the ability or willingness of the owners of 
parcels in the District to pay the Special Tax and increases the possibility that foreclosure proceeds will not be 
adequate to pay the delinquent Special Tax or the principal of and interest on the Series 2004 Bonds when 
due. See "THE DISTRICT- Direct and Overlapping Bonded Indebtedness." 

Existing and Future Indebtedness 

At the present time, a portion of the property in the District is undeveloped. In order to develop any 
improvements on the property, the developers who ultimately build on it may need to construct 
improvements over and above those described herein. If the costs of these additional improvements are 
financed from borrowings, such borrowings will increase the public and/or private debt for which the land in 
the District or other land or collateral owned by the developers is security, and such increased debt could 
reduce the ability or desire of the developers or future property owners to pay the Special Tax. 

Limitation on Remedies; No Acceleration 

Remedies available to Bondholders may be limited by a variety of factors and may be inadequate to 
assure the timely payment of principal of and interest on the Series 2004 Bonds, or to preserve the tax
exempt status of the Series 2004 Bonds. Bond Counsel has limited its opinion as to the enforceability of the 
Series 2004 Bonds and the Fiscal Agent Agreement to the extent that enforceability may be limited by 
bankruptcy, insolvency, or similar laws affecting generally the enforcement of creditors' rights. 
Additionally, the Series 2004 Bonds are not subject to acceleration in the event of the breach of any 
covenant or duty under the Fiscal Agent Agreement. Lack of remedies may entail risks of delay, limitation, 
or modification of Bondowner rights. Judicial remedies, such as foreclosure and enforcement of covenants, 
are subject to exercise of judicial discretion. A California court may not strictly apply certain remedies or 
enforce certain covenants if it concludes that application or enforcement would be unreasonable under the 
circumstances and it may delay the application of such remedies and enforcement. 

Secondary Markets and Prices 

The Underwriter will not be obligated to repurchase any of the Series 2004 Bonds, and no 
representation is made concerning the existence of any secondary market for the Series 2004 Bonds. No 
assurance can be given that any secondary market will develop following the completion of the offering of 
the Series 2004 Bonds, and no assurance can be given that the initial offering prices for the Series 2004 
Bonds will continue for any period of time. 

Loss of Tax Exemption 

As discussed under "TAX MATTERS," interest on the Series 2004 Bonds could become includable in 
gross income for purposes of federal income taxation retroactive to the date of issuance, as a result of acts or 
omissions of the City subsequent to the issuance of the Series 2004 Bonds in violation of the City's covenants 
with respect to the Series 2004 Bonds. The Fiscal Agent Agreement does not contain a special redemption 
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provision triggered by the occurrence of an event of taxability. As a result, if interest on the Series 2004 
Bonds were to become includable in gross income for purposes of the federal income tax, the Series 2004 
Bonds would continue to remain outstanding until maturity or unless earlier redeemed pursuant to optional or 
mandatory redemption. 

THE CITY 

The District is located in the City of Woodland. The Series 2004 Bonds are not general obligations 
of the City but, rather, are limited obligations of the City secured solely by the Special Tax to be paid by the 
owners of property in the District and funds held pursuant to the Fiscal Agent Agreement. Information with 
respect to the City, including financial information, a summary of City debt and certain economic and 
demographic information, is contained in APPENDIX D. This information concerning the City is presented 
solely as background information. 

LEGAL MATTERS 

The validity of the Series 2004 Bonds and certain other legal matters are subject to the approving 
legal opinion of Kronick, Moskovitz, Tiedemann & Girard, a Professional Corporation, Sacramento, 
California, Bond Counsel. A copy of the proposed form of opinion of Bond Counsel is set forth in 
APPENDIX G hereto, and the final opinion will be made available to the owners of the Series 2004 Bonds at 
the time of delivery. Bond Counsel has not undertaken any responsibility for the accuracy, completeness or 
fairness of this Official Statement. 

Certain legal matters will be passed upon for the City by Best, Best & Krieger, LLP, Sacramento, 
California, City Attorney. Certain other legal matters will be passed on for the City and the Underwriter by 
Lofton & Jennings, Disclosure Counsel. 

The fees of Bond Counsel and Disclosure Counsel are contingent upon the issuance of the Series 
2004 Bonds. 

TAX MATTERS 

In the opinion of Kronick, Moskovitz, Tiedemann & Girard, a Professional Corporation, Bond 
Counsel, based on an analysis of existing statutes, regulations, rulings and court decisions and assuming, 
among other things, the accuracy of certain representations and compliance with the certain covenants 
interest on the Series 2004 Bonds iLexcludable from.....w§_sJ.ncome for federal income tax purpoJes and is 
exempt from State of Ca)ifomja·_p��Q!!�income taxes. In th� opinion .of Bond. Coiinsel, interest on the 
Series 2004 Bonds is not an item of tax preference .for purposes of the federal alternative minimum tax 
imposed on individ�is �nd c�rporations; however-:suarfaterest is taken into account in determining adjusted 
current earnings for purposes of computing the alternative minimum tax imposed on certain corporations. A 
copy of the form of opinion of Bond Counsel is set forth in APPENDIX G hereto. 

The Internal Revenue Code of 1 986 (the "Code") imposes various restrictions, conditions, and 
requirements relating to the exclusion from gross income for federal income tax purposes of interest on 
obligations such as the Series 2004 Bonds. The City has covenanted to comply with certain restrictions 
designed to assure that interest on the Series 2004 Bonds will not be included in federal gross income. 
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Failure to comply with these covenants may result in interest on the Series 2004 Bonds being included in 
federal gross income, possible from the date of issuance of the Series 2004 Bonds. The opinion of Bond 
Counsel assumes compliance with these covenants. Bond Counsel has not undertaken to determine ( or to 
inform any person) whether any actions taken (or not taken) or events occurring (or not occurring) after the 
date of issuance of the Series 2004 Bonds may affect the value of, or the tax status of interest on, the Series 
2004 Bonds. Further, no assurance can be given that pending or future legislation or amendments to the 
Code, if enacted into law, or any proposed legislation or amendments to the Code, will not adversely affect 
the value of, or the tax status of interest on, the Series 2004 Bonds. Prospective Bondholders are urged to 
consult their own tax advisors with respect to proposals to restructure the federal income tax. 

To the extent the issue price of any maturity of the Series 2004 Bonds is less than the amount to be 
paid at maturity of such Series 2004 Bonds ( excluding amounts stated to be interest and payable at least 
annually over the term of such Series 2004 Bonds), the difference constitutes "original issue discount." The 
accrual of original issue discount, to the extent properly allocable to a Beneficial Owner, is treated as interest 
on the Series 2004 Bonds that is excludable from gross income for federal income tax purposes and exempt 
from State of California personal income taxes. For this purpose, the issue price of a particular maturity of 
the Series 2004 Bonds is the first price at which a substantial amount of that maturity is sold to the public 
( excluding bond houses, brokers, or similar persons or organizations acting in the capacity of underwriters, 
placement agents, or wholesalers). The original issue discount with respect to any maturity of the Series 
2004 Bonds accrues daily over the term to that maturity date on the basis of a constant interest rate 
compounded semiannually (with straight-line interpolations between compounding dates). The accruing 
original issue discount is added to the adjusted basis of the Series 2004 Bonds to determine taxable gain or 
loss upon disposition (including sale, redemption, or payment at maturity) of the Series 2004 Bonds. 
Beneficial Owners of Series 2004 Bonds sold with original issue discount should consult their own tax 
advisors with respect to the tax consequences of ownership of their Series 2004 Bonds, including the 
treatment of purchasers who do not purchase Series 2004 Bonds in the original offering to the public at the 
first price at which a substantial amount of Series 2004 Bonds is sold to the public. 

Series 2004 Bonds purchased, whether at original issuance or otherwise, for an amount greater than 
their principal amount payable at maturity ( or, in some cases, at their earlier call date) ("Premium Bonds") 
will be treated as having amortizable bond premium. No deduction is allowable for the amortizable bond 
premium for bonds, like the Premium Bonds, the interest on which is excludable from gross income for 
federal income tax purposes. However, the amount of tax-exempt interest received, and a purchaser's basis 
in a Premium Bond, will be reduced by the amount of amortizable bond premium properly allocable to such 
purchaser. Beneficial Owners of Premium Bonds should consult their own tax advisors with respect to the 
proper treatment of amortizable bond premium in their particular circumstances. 

Although Bond Counsel is of the opinion that interest on the Series 2004 Bonds is excludable from 
federal gross income and is exempt from California personal income taxes, the ownership or disposition of 
the Series 2004 Bonds or the accrual or receipt of interest on the Series 2004 Bonds may otherwise affect a 
Bondholder's federal or state tax liability. The nature and extent of these other consequences will depend 
upon the holder's particular tax status and the holder's other items of income or deduction. Bond Counsel 
expresses no opinion regarding any such other tax consequences. 
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ABSENCE OF MATERIAL LITIGATION 

City 

At the time of delivery of and payment for the Series 2004 Bonds, the City will certify that there is 
no action, suit, proceeding, inquiry or investigation, at law or in equity, before or by any court or regulatory 
agency, public board or body pending or threatened against the City affecting its existence, or the titles of its 
officers, or seeking to restrain or to enjoin the issuance, sale or delivery of the Series 2004 Bonds, the 
application of the proceeds thereof in accordance with the Fiscal Agent Agreement, or the collection or levy 
of the Special Tax to pay the principal of and interest on the Series 2004 Bonds, or in any way contesting or 
affecting the validity or enforceability of the Series 2004 Bonds, the Fiscal Agent Agreement, the Bond 
Purchase Contract entered into between the City and the Underwriter, or any other applicable agreements or 
any action of the City contemplated by any of said documents, or in any way contesting the completeness or 
accuracy of this Official Statement or any amendment or supplement thereto, or contesting the powers of the 
City or its authority with respect to the Series 2004 Bonds or any action of the City contemplated by any of 
said documents, nor, to the knowledge of the City, is there any basis therefor. 

Property Owners 

At the time of delivery of and payment for the Series 2004 Bonds, each Property Owner will certify 
that there is no action, suit, proceeding, inquiry or investigation, at law or in equity, before or by any court or 
regulatory agency, public board or body pending or threatened against such Property Owner affecting its 
existence, or the titles of its officers, or seeking to restrain or to enjoin the construction and installation of the 
Facilities or the development of such Property Owner's property within the District. 

NO RATING ./ 

The City has not made and does not contemplate making an application to any rating agency for the 
assignment of a rating to the Series 2004 Bonds. There can be no guarantee that there will be a secondary 
market for the Series 2004 Bonds or, if a secondary market exists, that such Bonds can be sold for any 
particular price. Occasionally, because of general market conditions or because of adverse history or 
economic prospects connected with a particular issue, secondary marketing practices in connection with a 
particular issue are suspended or terminated. Additionally, prices of issues for which a market is being made 
will depend upon then prevailing circumstances. Such prices could be substantially different from the 
original purchase price. 

FINANCIAL ADVISOR / 

Del Rio Advisors (formerly MuniSoft), Modesto, California, has served as Financial Advisor to the 
City with respect to the sale of the Series 2004 Bonds. The Financial Advisor has assisted the City in the 
review of this Official Statement and in other matters relating to the planning, structuring, execution and 
delivery of the Series 2004 Bonds. The Financial Advisor has not independently verified any of the data 
contained herein or conducted a detailed investigation of the affairs of the City to determine the accuracy or 
completeness of this Official Statement. Due to their limited participation, the Financial Advisor assumes no 
responsibility for the accuracy or completeness of any of the information contained herein. 
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The Financial Advisor will receive compensation from the City contingent upon the sale and delivery 
of the Series 2004 Bonds. 

UNDERWRITING 

The Series 2004 Bonds were purchased through negotiation by Stinson Securities, LLC (the 
"Underwriter") at a price of$32, 1 76,954. 10 (which represents the principal amount of the Series 2004 Bonds, 
less an original issue discount of $377,295.9<Yand less an underwriter's discount of $495,750.00)::?The 
Underwriter may change the initial public offering prices set forth on the cover page. The Underwriter may 
offer and sell the Series 2004 Bonds to certain dealers and others at prices lower than the public offering 
prices set forth on the cover page hereof 

CONTINUING DISCLOSURE 

The City has covenanted for the benefit of the Owners to provide certain financial information and 
operating data relating to the Series 2004 Bonds by not later than 270 days following the end of the City's 
fiscal year (which currently would be June 30) commencing with the report for the 2004-2005 Fiscal Year 
(the "Annual Report"), and to provide notices of the occurrence of certain enumerated events, if material. 
The Annual Report will be filed with each Nationally Recognized Municipal Securities Information 
Repository. In addition, the City has agreed to provide certain public information relating to the Series 2004 
Bonds and the District to any Bondholder or Beneficial Owner making written request therefor. The Major 
Property Owners responsible for the payment of 20% or more of the Special Tax have each agreed to provide 
certain Quarterly Reports to any Bondholder or Beneficial Owner making written request therefor. The 
notices of material events will be filed with the Municipal Securities Rulemaking Board. The specific nature 
of the information to be contained in the Annual Report or the notices of material events is contained within 
APPENDIX F-"FORMS OF CONTINUING DISCLOSURE CERTIFICATES-CITY OF WOODLAND CONTINUING 
DISCLOSURE CERTIFICATE." These covenants have been made in order to assist the Underwriter in 
complying with S.E.C. Rule 1 5c2-12(b)(5). 

The Major Property Owners have each covenanted for the benefit of the Owners to provide certain 
financial information and operating data relating to the Series 2004 Bonds by not later than 2 10  days 
following the end of the City's fiscal year (which currently would be June 30) commencing with the report 
for the 2003-2004 Fiscal Year (the "Annual Report"), and to provide notices of the occurrence of certain 
enumerated events, if material. The Annual Report will be filed with each Nationally Recognized Municipal 
Securities Information Repository. The notices of material events will be filed with the Municipal Securities 
Rulemaking Board. The specific nature of the information to be contained in the Annual Report or the 
notices of material events is contained within APPENDIX F-"FORMS OF CONTINUING DISCLOSURE 
CERTIFICATES-MAJOR PROPERTY OWNER CONTINUING DISCLOSURE CERTIFICATE." 
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MISCELLANEOUS 

This Official Statement is not to be construed as a contract or agreement between the City or the 
District and the Underwriter of the Series 2004 Bonds. Any statements made in this Official Statement 
involving matters of opinion or of estimates, whether or not so expressly stated, are set forth as such and not 
as representations of fact, and no representation is made that any of the estimates will be realized. The 
information and expressions of opinion herein are subject to change without notice and neither the delivery of 
the Official Statement nor any sale made hereunder shall, under any circumstances, create any implication 
that there has been no change in the affairs of the City or the District since the date hereof. 

References are made herein to certain documents and reports which are brief summaries thereof 
which do not purport to be complete or definitive and reference is made to such documents and reports for 
full and complete statements of the contents thereof. Copies of such documents and reports are available for 
inspection at the office of the Finance Director of the City, City of Woodland, City Hall, 300 First Street, 
Woodland, California 95695 . 

The execution and delivery of the Official Statement by the City has been duly authorized by the 
City Council. 
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CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 

(SPRING LAKE) 

INTRODUCTION. The City Council of the City of Woodland (the "City Council") did, 

pursuant to the provisions of the Mello-Roos Community Facilities Act of 1982 (the "Law"), on 

May 4, 2004, adopt its Resolution No. 4536 (the "Resolution of Intention") declaring its intention 

to establish Community Facilities District No. 2004-1 (Spring Lake) (the "District") .  In the 

Resolution of Intention, the City Council expressly ordered the preparation of a written 
Community Facilities District Report (the "Report") for the proposed Community Facilities 
District. 

The Resolution of Intention ordering the Report did direct that the Report generally 
contain the following: 

1. A brief description of the facilities to be funded by the District; and 

2. An estimate of the cost of the facilities, including the incidental expenses to be paid or 

repaid for the Community Facilities District. 

For particulars, reference is made to the Resolution of Intention for the District, as 
previously approved and adopted by the City Council. 

NOW, THEREFORE, the following data is submitted pursuant to the direction of the 

City Council: 

A. DESCRIPTION OF FACILITIES. A description of the facilities eligible to be funded 

by the District is provided in Exhibit " A" attached hereto and hereby made a part hereof. 

B. PROPOSED BOUNDARIES OF THE COMMUNITY FACILITIES DISTRICT. The 

proposed boundaries of the District are those parcels on which special taxes may be levied to 

pay for the costs of the services. The proposed boundaries of the District are described in the 

map of the District recorded in Book 2004 on Page 62 of Maps of Assessment and Community 
Facilities Districts in the office of the County Recorder for the County of Yolo, a copy of which 

map is on file with the City Clerk. Additional property is expected to be annexed into the CFD 

in future years; an amended boundary map will be recorded after each annexation. 

C. COST ESTIMATE. The cost estimate for funding these facilities is set forth in Exhibit 

"B'' attached hereto and hereby made a part hereof. A more detailed breakdown of costs for the 

facilities is provided in Exhibit C hereto. 



EXHIBIT A 

CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 

(SPRING LAKE) 

DESCRIPTION OF FACILITIES TO BE FUNDED BY THE DISTRICT 

It is intended that the District will finance all or a portion of the costs of the following: 

PUBLIC IMPROVEMENTS 

Sewer System Improvements 

Authorized facilities include any and all sewer system improvements designed to serve 
the development needs of the Spring Lake area. These facilities may include major 
collection system, sewer lines (gravity lines and force main), lift station, water wells (for 
the flushing of sewer lines), maintenance roads, and all other appurtenances related to 
sewer system improvements. 

Water System Improvements 

Authorized facilities include any and all water transmission main improvements 
designed to serve the development needs of the Spring Lake area. These facilities may 
include water wells, pumping systems, transmission mains, and any other 
appurtenances related to water system improvements. 

Drainage Improvements 

Authorized facilities include any or all off-site drainage and storm water conveyance 
improvements designed to serve the needs of development within the CFD. These 
facilities include, but are not limited to: pipeline and appurtenances; drainage channels; 
detention basins/ponds; temporary drainage facilities; water quality improvements 
(including basins); and related drainage system improvements. 

Park Improvements 

Authorized facilities include any and all park improvements designed to serve the needs 
of the Spring Lake area. These facilities may include neighborhood and sports parks, 
including the development of parks, parkways, bike trails, paths, open space, playing 
facilities, and any other appurtenances related to park improvements 
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Transportation Improvements 

Authorized facilities include, but may not be limited to, the following transportation
related improvements: 

Portions of Gibson Road 
Portions of County Road 102 
Portions of Pioneer A venue 
Parkway Drive 
Portions of East Street 
Portions of County Road 25A 
Portions of County Road 101 
County Road 24C 
Farmer's Central Road 

Eligible transportation-related facility improvements include, but are not limited to: 
grading and paving; existing pavement removal; joint trenches; utility relocations and 
underground utilities; curbs; gutters; bridge and/ or box culvert crossings; street lights 
and signalization; signage and striping; and median landscaping related thereto. 

OTHER EXPENSES 

In addition to the above facilities, other incidental expenses as authorized by the Mello
Roos Community Facilities Act of 1982, including, but not limited to: the cost of 
planning, permitting, and designing the facilities (including the cost of environmental 
evaluation and environmental remediation/ mitigation); land acquisition for authorized 
CPD facilities; project management; construction staking, utility relocation and 
demolition cost incident to the construction of the public facilities; costs associated with 
the creation of the Mello-Roos CPD: issuance of bonds: determination of the amount of 
taxes; collection of taxes; payment of taxes; or costs otherwise incurred in order to carry 
out the authorized purposes of the CFD; reimbursements to parties funding 
infrastructure facilities serving development within the CFD; and, any other expenses 
incidental to the construction, completion, and inspection of the facilities. 
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EXHIBIT B 

CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 

(SPRING LAKE) 

SUMMARY OF FACILITY COST ESTIMATES 

Following is a summary of the facility costs by major facility category. A detailed 

breakdown of these costs, including the individual cost components that were incorporated into 

the estimates, is provided in Exhibit C. Only those costs included in the column labeled "SLIP" 

in Exhibit C will qualify for funding from CFD No. 2004-1; any costs listed in this column that 

are not paid from bond proceeds will be paid from Spring Lake Infrastructure Fee revenues. 

1. STREET IMPROVEMENTS $39,878,000 

2. WATER IMPROVEMENTS $5,182,000 

3. SEWER IMPROVEMENTS $8,144,000 

4. STORM DRAINAGE IMPROVEMENTS $31,610,000 

5. PARKS & PUBLIC IMPROVEMENTS $21,624,000 

6. ADMINISTRATION & PLANNING COSTS $6,758,000 

7. SHARE OF GIBSON ROAD CFO IMPROVEMENTS $804,000 

8. INCIDENTAL EXPENSES $500,000 

Total, Estimated Facility Costs (Year 2004$) $114,500,000 



EXHIBIT C 

CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 

(SPRING LAKE) 

DETAILED FACILITY COST ESTIMATES 



ENGINEER'S OPINION OF PROBABLE PUBLIC IMPROVEMENT COSTS - STREET IMPROVEMENTS 
"BACKBONE INFRASTRUCTURE" · SPRING LAKE SPECIFIC PLAN 
PROJECT: SPRING LAKE SPECIFIC PLAN • BUILDOUT • MAJOR INFRASTRUCTURE · SLSP BUILDOUT 
CLIENT: SPRING LAKE PLANNING GROUP. LLC 
BASED ON SPRING LAKE SPECIFIC PLAN DATED DECEMBER 18, 2001 
COSTS ALLOCATED BASED ON MEETING MINUTES DATED 9/25, 9/26, 9129, 1 0/2 & 10/3, 2001 PREPARED BY H. TSCHUDIN. 
LAST REVISED: JUNE 3, 2004 BY: S GREENFIELD, CUNNINGHAM ENGINEERING CORP. 

5IBEEJIMPBPYEMENTS· 
COi I i;CIQB* .cw'...QL �QQ[ll8t:J[l 81 1 QC�IIQ� 

[lf5GBIEIIQt:J !.llY 1llilIS l.!.NJl..GQST TQTAL fil.1£ IMEBQ:ifM[;�IS �QQ[l1 81l[l :ill.U.Sll QIJ::IE.E ::lOl.Q..CQ .ooLl..EGE. EOB..MEB8 
A. CO Ro 102 IGiBSQN tg CQ R[l 258} 

1 5' PAVEMENT WIDENING W/ 35' LANDSCAPING INCL. 10' PATH (1) 
A1 CLEAR & GRUB 1,900 LF 2.00 1 5,800 15,800 
A2 STREET EXCAVATION & GRADING 150,100 SF 0.75 1 1 2,575 1 12,575 
A3 5" AC AND 20" AB (15' ADDITIONAL WIDTH + 2' SAWCUT MATCH) 134,300 SF 3.75 503,625 503,6:?5 
A4 8" MEDIAN CURB (WEST SIDE ONLY) 7,900 LF 1 6.00 126.400 126.400 
A5 CURB & GUTTER 7,900 LF 12.00 94,800 94,800 
A6 CURB, GUTTER, 10' S/W C R. TO C.R. W/ HDCAP RAMP AT MOC 5 EA 3,000.00 1 5,000 15,000 ++ ++ 
A7 STREET LIGHTS (DUAL @ 220' INTERVALS) (2) 36 EA 4.231 00 1 52,316 152,316 ++ ++ 

A7 5 STREET LIGHT TRENCHING/CONDUIT 7,900 EA 20.00 158,000 158,000 
AB SIGNING & STRIPING 7,900 LF 3.00 23,700 23,700 
A9 CASED MONUMENTS 3 EA 500.00 1 . 500 1 ,500 

A10 FRONTAGE LANDSCAPING (35' WIDE LESS 10 '  PATH, 0 .5 '  CURB ) (3) 193,550 SF 4.50 870,975 870,975 ++ ++ 
A 1 1  MEDIAN LANDSCAPING 39,500 SF 4.50 1 77,750 177,750 
A12 INTERIM TURF LANDSCAPING (12' WIDE) (FULL LENGTH EXCEPT AT INTX) 70,800 SF 1.75 123,900 123,900 
A13 10' FRONTAGE PATH 79,000 SF 3.50 276,500 276,500 ++ ++ 
A14 JOINT TRENCH UTILITY SERVICE [GIBSON TO FARMERS CENl RALXS) 2.600 LF 85.00 221,000 221,000 
A15 RELOCATION OF OVERHEAD HIGH VOLTAGE ELECTRIC POLES EA 25.000.00 100,000 100,000 
A16 7' SOUND WALL (RD 25A TO FARMERS CENTRAL) 5,300 LF 90.00 477,000 477.000 
A17 SIGNALIZED INTERSECTION IMPROVEMENTS (F.C., PKWY, & RD 25A) EA 150.000 00 450.000 450.000 

CO. RD 102 IMPROVEMENTS SUBTOTAL: $3,901,000 $3,901,000 $0 $0 $0 $0 $0 $0 $0 

B. E8Bt.�&Y OBI�� �8SI rEIQ�EER TQ BD 10,n 
50' WIDE ROADWAY (2 LANES) WITH 14' MEDIAN AND 20.5' LANDSCAPING ON BOTH SIDES PLUS 10' PATH 

81 CLEAR & GRUB 4,350 LF 2.00 8,700 8,700 
82 STREET EXCAVATION & GRADING 217,500 SF 0.75 163,125 163,125 
83 5" AC AND 20" AB (32' WIDE) 139,200 SF 3.75 522,000 522,000 
84 8" MEDIAN CURB 8,700 LF 16.00 139.200 1 39,200 
85 CURB & GUTTER 8.700 LF 12.00 104.400 1 04.400 
86 CURB, GUTTER, 10' S/W C.R. TO C.R. W/ HDCAP RAMP AT MOC EA 3,000.00 24,000 24,000 
87 STREET LIGHTS (DUAL IN MEDIAN @ 230' INTERVALS) 19 EA 4,440.00 84,360 84,360 

87.5 STREET LIGHT TRENCHING/CONDUIT 4,350 EA 20.00 87,000 87.000 
BS SIGNING & STRIP! NG 4,350 I F  3.00 1 3,050 13,050 
89 CASED MONUMENTS 2 EA 500.00 1 ,000 1 ,000 
810 FRONTAGE LANDSCAPING (20.5' BOTH SIDES + 10' IN MEDIAN) 2 17,500 SF 4.50 978.750 978,750 
811  10 '  WIDE PATH · BOTH SIDES 87,000 SF 3.50 304,500 304,500 
812 JOINT TRENCH UTILITY SERVICE (5) 4,350 LF 60.00 261,000 261.000 
813  SIGNALIZED INTERSECTION IMPROVEMENTS (PIONEER SOUTH)(6) EA 200,000 00 200,000 200,000 
814 SIGNALIZED INTERSECTION IMPROVEMENTS (COLLECTOR 1) EA 150,000.00 1 50,000 1 50,000 
815  8' PRIVACY WALL (PIONEER TO RD 102) 6,950 LF 60.00 4 1 7,000 417 ,000 
816 CENTRAL INTERSECTION FEATURE (6) EA 75,000.00 75,000 75,000 

PARKWAY DRIVE EAST (PIONEER TO RD 102) SUBTOTAL: $3,533,000 $3,533,000 $0 $0 $0 $0 $0 $0 $0 

477 06 Final Buildout & !FR Costs 6_2004/RIJN-1 SLSP BUlLDO\JT Page 1 Spring Lake Specific Plan Buildout 6/_1,,04 



CCI lfCIOB* � �OODl 6t:IIJ E!il lQCf:iIIQt:j 
PFSGBlPIION wt JJt:ilIS. !.J..lfil..CQSI � s.u.E IMEBQlll;���IS �QQDl 6t:j[l tiJllfill .QI.tiE.B :tQW.C.O .co.LWl.E WB..MeBll 

C. l:8BISYY'.8Y ClBIYf; �!;SI (BQ8[1 lQl TQ PIQt:Jfl;B) 
74' WIDE ROADWAY (4 LANES) INCL 14' MEDIAN PLUS 20.5' LANDSCAPING ON BOTH SIDES AND 10' PATHWAY 

C l  CLEAR & GRUB 1 , 100 LF 2.00 2,200 2,200 550 
C2 STREET EXCAVATION & GRADING 81,400 SF 0.75 61,050 61 ,050 15,263 
C3 5'  AC AND 20" AB (56' WIDE) 61 ,600 SF 3.75 231 ,000 231 ,000 57.750 
C4 8" MEDIAN CURB 2,200 LF 16.00 35,200 35,200 8.800 
cs CURB & GUTTER 2.200 LF 12.00 26,400 26,400 6,600 
C6 CURB, GUTTER, 10' srw C.R. TO C.R. W/ HDCAP RAMP AT MOC 2 EA 3,000.00 6,000 6,000 1 , 500 
C7 STREET LIGHTS (DUAL IN MEDIANS @180' INTERVALS) EA 4,440.00 31 .080 31,080 7,770 

C7.5 STREET LIGHT TRENCHING/CONDUIT 1 ,100 EA 20.00 22,000 22,000 5,500 
CB SIGNING & STRIPING 2.200 LF 3.00 6,600 6,600 1 ,650 
C9 CASED MONUMENTS EA 500.00 500 500 125 

C 1 0  FRONTAGE LANDSCAPING (20.5' BOTH SIDES +10' IN MEDIAN) 55,000 SF 4.50 247,500 247,500 61,875 
C11  10 '  WIDE PATHWAY BOTH SIDES 22,000 SF 3.50 77,000 77,000 19,250 
C12  JOINT TRENCH UTILITY SERVICE 1 ,100 LF 60 00 66,000 66,000 16,500 
C13  SIGNALIZED INTERSECTION IMPROVEMENTS (PIONEER NORTH)(6) 1 EA 200,000.00 200,000 200,000 50.000 
C14 SIGNALIZED INTERSECTION IMPROVEMENTS (RD 101) (7) 1 EA 150,000.00 1 50,000�� 75,000 
C 1 5  8' PRIVACY WALL (ROAD 101 T O  PIONEER) 900 LF 60.00 54,000 54,000 13,500 

PARKWAY DRIVE WEST (ROAD 101 TO PIONEER) SUBTOTAL: $1,217,000 $1,142,000 $0 $0 $0 $75,000 so $0 $267,000 

0. 1:8BISkYe.Y (;!Rill!; MERA l i;�I SIBf1aI IQ BD l Qll(§) 
74' WIDE ROADWAY (4 LANES) INCL 14' MEDIAN PLUS 20.5' LANDSCAPING ON BOTH SIDES AND 10' PAfHWAY 

01 CLEAR & GRUB 4,900 LF 2.00 9,800 7 ,350 
02 STREET EXCAVATION & GRADING 362,600 SF 0.75 271 ,950 203,963 
03 5" AC AND 20" AB (56' WIDE) 274,400 SF 3.75 1 ,029.000 771 ,750 
04 8" MEDIAN CURB 9,800 LF 16.00 1 56,800 1 17.600 
05 CURB & GUTTER 9,800 LF 12.00 1 17,600 88.200 
06 CURB, GUTIER, 10' srw C.R. TO C.R. WI HDCAP RAMP AT MOC 6 EA 3,000.00 1 8,000 13 ,500 
07 STREET LIGHTS (DUAL IN MEDIANS @180' INTERVALS) 28 EA 4,440.00 124,320 93.240 

07.5 STREET LIGHT TRENCHING/CONDUIT 4,900 EA 20.00 98,000 73,500 
08 SIGNING & STRIPING 9,800 LF 3.00 29.400 22,050 
09 CASED MONUMENTS EA 500.00 500 375 

0 1 0  FRONTAGE LANDSCAPING (20.5' BOTH SIDES +10' IN  MEDIAN) 245,000 SF 4.50 1 ,1 02,500 826.875 
01 1 10' WIDE PATHWAY BOTH SIDES 98.000 SF 3.50 343,000 257,250 
012 JOINT TRENCH UTILITY SERVICE 4,900 LF 60.00 294.000 220.500 
013 SIGNALIZED INTERSECTION IMPROVEMENTS (COLL 2, COLL. 5. EAST ST) 3 EA 150.000 00 450,000 337,500 
014 8' PRIVACY WALL (EAST STREET TO ROAD 101) 6,000 LF 60.00 360,000 270,000 
015 4-LANE HWY 113 OVERPASS (9) LS 6,234,000.00 6,234,000 4 .675,500 

PARKWAY DRIVE MPRA (EAST ST. TO ROAD 101) SUBTOTAL: $10,639,000 � $0 $0 so $7,979,000 $0 $0 $0 
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E. PIQ[:l!;ER AVE NQRTH (GIBSQl:l TQ PARKWAY) 
74' WIDE ROADWAY (4 LANES) INCL 14' MEDIAN PLUS 20 5' LANDSCAPING ON BOTH SIDES AND 6' S/W EXCEPT FOR 1 0' S/W IN FRONT OF SCHOOLS(56) 

E1 CLEAR & GRUB 4 ,500 LF 2.00 9,000 7,100 1 ,900 
E2 STREET EXCAVATION & GRADING 333,000 SF 0.75 249,750 197,025 52,725 
E3 5" AC AND 20" AB (56' WIDE) 252,000 SF 3.75 945,000 145,500 199,500 
E4 8" MEDIAN CURB 9,000 LF 16.00 144,000 1 13,600 30,400 
ES CURB & GUTTER 9,000 LF 12.00 1 08,000 85,200 22,800 
E6 CURB, GUTTER, 6' S/W C.R. TO C.R. W/ HDCAP RAMP AT MOC 12 EA 3,000.00 36,000 28.400 7.600 
E7 STREET LIGHTS (DUAL IN MEDIANS @180' INTERVALS) 25 EA 4.440 00 1 1 1 ,000 87,567 23,433 

E7.5 STREET LIGHT TRENCHING/CONDUIT 4,500 EA 20 00 90,000 71 ,000 1 9,000 
EB SIGNING 8, STRIPING 9,000 LF 3.00 27,000 21 ,300 5,700 
E9 CASED MONUMENTS 4 EA 500.00 2.000 1 ,750 250 
E10 LANDSCAPING (20.5' BOTH SIDES + 10' IN MEDIAN)(10) 225,000 SF 4.50 1 ,012,500 978,300 34,200 
E11  6 '  WIDE SIDEWALKS BOTH SIDES (EXCEPT IN FRONT OF SCHOOLS) 38.400 SF 3.50 134.400 134.400 
E12 10'  WIDE SIDEWALK IN FRONT OF SCHOOLS (11)  27,000 SF 3.50 94,500 41 ,300 53,200 
E13 JOINT TRENCH UTILITY SERVICE 4,500 LF 60.00 270,000 270,000 0 
E14 SIGNALIZED INTERSECTION IMPROVEMENTS (COLL 4) EA 150,000.00 1 50,000 1 12.500 37,500 
E15 SIGNALIZED INTERSECTION IMPROVEMENTS (RD 24C) EA 150,000.00 1 50,000 150,000 
E16 8' PRIVACY WALL (GIBSON TO PARKWAY) 4,450 LF 90.00 400,500 400,500 

PIONEER AVE NORTH (GIBSON TO PARKWAYI SUBTOTAL: $3,934,000 $3,445,000 $0 $0 $488,000 $0 $0 $0 $0 

F. PIQf!JE!;R AV!; QENTBe,i (PAR!';�Ay �ESI IQ EABK�AY EAST) 
98' WIDE ROADWAY (6 LANES) INCL 14' MEDIAN PLUS 20.5' LANDSCAPING ON BOTH SIDES AND 6' SN'/ 

F1 CLEAR & GRUB 1 ,000 LF 2.00 2,000 2,000 
F2 STREET EXCAVATION & GRADING 98,000 SF 0.75 73,500 73,500 
F3 5" AC AND 20" AB (80' WIDE) 80.000 SF 3.75 300,000 300,000 
F4 8" MEDIAN CURB 2,000 LF 16.00 32,000 32,000 
F5 CURB & GUTTER 2,000 LF 12.00 24,000 24,000 
F6 CURB, GUTTER. 6' S/W CR TO C.R. WI HDCAP RAMP AT MOC 6 EA 3,000 00 18,000 18,000 
Fl STREET LIGHTS (DUAL IN MEDIANS @180' INTERVALS) EA 4,440.00 26,640 26,640 

F7.5 STREET LIGHT TRENCHING/CONDUIT 1 ,000 EA 20.00 20,000 20,000 
FB SIGNING & STRIPING 2,000 LF 3.00 6,000 6,000 
F9 CASED MONUMENTS 0 EA 500.00 

F10  LANDSCAPING (20.5' BOTH SIDES + 10' IN MEDIAN) 50,000 SF 4.50 225,000 225,000 
F11  6 '  WIDE SIDEWALKS BOTH SIDES 12,000 SF 3.50 42,000 42,000 
F13 JOINT TRENCH UTILITY SERVICE 1 ,000 LF 60.00 60,000 60.000 
F14 8' PRIVACY WALL (PARKWAY WEST TO PARKWAY EAST) 300 LF 60.00 18,000 18,000 

PIONEER AVE CENTRAL (PARKWAY WEST TO PARKWAY EAST) SUBTOTAL: $847,000 $847,000 $0 $0 $0 $0 $0 $0 I $0 

477 06 Final Buildout & !FR Costs 6_2004/RUN-I SLSP BUILDOUT Page 3 Spring Lake Specific Plan Buildout 6'3,04 



�QI li;�IQB'" l.lll'...l..l.E ��UHU e�l:2 81 IQ(;8IIQl'J 
� rn::c::rRIPTlrlM .ax � � I.Qie.!. c;:1 1i::: tll..tDOn\l�,.JIS::l\lTC::. wnnni bl\1n lfo./ 11 1�n t""\TLIC:O � � CAO lAOCII. ...........--.. 

G.  EIQl'JEfB 8llEl'J!JE SQI IT!:! (E8B!SJCi8Y E8SI IQ QQ RQ 2�) 
50' WIDE ROADWAY (2 LANE) WI 14' MEDIAN AND 14.5' WIDE LANDSCAPING ON BOTH SIDES PLUS 6' S/W 

G1 CLEAR & GRUB 2,700 LF 2.00 5.400 5.400 
G2 STREET EXCAVATION & GRADING 135,000 SF 0.75 101 ,250 101 ,250 
G3 5" AC AND 20" AB (32' WIDE) 86,400 SF 3.75 324,000 324,000 
G4 8" MEDIAN CURB 5,400 LF 16.00 86.400 86,400 
G5 CURB & GUTTER 5,400 LF 12.00 64,800 64,800 
G6 CURB, GUTTER. 6' S/W C.R. TO C.R. WI HDCAP RAMP AT MOC 4 EA 3,000.00 1 2,000 12,000 
G7 STREET LIGHTS (DUAL IN MEDIAN @ 230' INTERVALS) 1 2  EA 4,440.00 53,280 53,280 

G7.5 STREET LIGHT TRENCHING/CONDUIT 2,700 EA 20.00 54,000 54,000 
GB SIGNING & STRIPING 2,700 LF 3.00 8,100 8,100 
G9 CASED MONUMENTS 1 EA 500.00 500 500 

G 1 0  LANDSCAPING (14.5' BOTH SIDES +10' I N  MEDIAN) 102,600 SF 4.50 461 ,700 461,700 
G1 1 6' WIDE SIDEWALKS BOTH SIDES 32,400 SF 3.50 1 1 3,400 1 13,400 
G12 JOINT TRENCH UTILITY SERVICE 2,700 LF 60.00 162,000 162,000 
G13 SIGNALIZED INTERSECTION IMPROVEMENTS (COLL. 2 & RD. 25A)(12) 2 EA 150,000.00 300,000 300,000 
G14 8' PRIVACY WALL (PARKWAY EAST TO CO. RD 25A) 5,400 LF 60.00 324,000 324.000 

PIONEER AVENUE (PARKWAY TO CO. RD 25A) IMPROVEMENTS SUBTOTAL: $2,071 ,000 $2,071,000 $0 $0 $0 $0 $0 $0 $0 

H .  QQ BQ lQl (QlllSQl'J Jg F8BMfcBS Ql;l'JIBAI (Z4A)) 
40' WIDE ROADWAY W/ 8.5' LNDSCP & 5.5' SW BOTH SIDES 

H1 CLEAR & GRUB 2,600 LF 2.00 5,200 5,200 
H2 EXCAVATE AND DISPOSE EX. ASPHALT CONCRETE 7,222 SY 1 0.00 72,222 72,222 
H3 STREET EXCAVATION & GRADING 104,000 SF 0.75 78,000 78,000 
H4 4" AC AND 15" AB (36' WIDE) 93,600 SF 3.00 280,800 280,800 
H5 CURB & GUTTER 5.200 LF 12.00 62,400 62,400 
H6 CURB, GUTTER. 5.5' S/W C.R. TO C.R. WI HDCAP RAMP AT MOC 6 EA 3,000.00 1 8,000 18,000 
H7 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 26 EA 3,406.00 88,556 88.556 

H7.5 STREET LIGHT TRENCHING/CONDUIT 2,600 EA 20.00 52,000 52,000 
H8 SIGNING & STRIPING 2,600 LF 3.00 7,800 7,800 
H9 FRONTAGE LANDSCAPING (8' PLANTER STRIPS) 41 ,600 SF 4.50 1 87.200 187,200 

H10 5.5' WIDE SIDEWALKS BOTH SIDES 28,600 SF 3.50 100, 100 100,100 
H 1 1  JOINT TRENCH UTILITY SERVICE 2.600 LF 60.00 1 56.000 156,000 
H12 CASED MONUMENTS EA 500 00 500 500 
H13 INTERSECTION IMPROVEMENTS (GIBSON ROAD) EA 50,000.00 50,000 50,000 

CO. RD 101 (GIBSON TO FARMERS CENTRAL) IMPROVEMENTS SUBTOTAL: $1,159,000 $50,000 $1,109,000 $0 $0 $0 $0 $0 $0 

QQ. BQ 1QJ (E8BMEBS QEl'JIB81 1218) IQ PABIS'ltro'. l'.l'f;Sil 11�1 
40' WIDE ROADWAY W/ 8.5' LNDSCP & 5.5' SW BOTH SIDES 

1 1  CLEAR & GRUB 1 ,600 LF 2.00 3,200 3,200 
12 EXCAVATE AND DISPOSE EX. ASPHALT CONCRETE 4,444 SY 10.00 44,444 44,444 
1 3  STREET EXCAVATION & GRADING 64,000 SF 0.75 48,000 48,000 
14  4'  AC AND 1 5'' AB (36' WIDE) 57,600 SF 3.00 1 72,800 172,800 
15 CURB & GUTIER 3,200 LF 1 2.00 38,400 38,400 
16 CURB, GUTTER, 6' SIW C.R. TO C.R. W/ HDCAP RAMP AT MOC EA 3,000.00 6.000 6,000 
17 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 16 EA 3,406.00 54,496 54,496 

17.5 STREET LIGHT TRENCHING/CONDUIT 1 ,600 EA 20.00 32,000 32,000 
18 SIGNING & STRIPING 1 ,600 LF 3.00 4.800 4,800 
19 FRONTAGE LANDSCAPING (8' PLANTER STRIPS) 25,600 SF 4.50 1 1 5,200 1 1 5,200 

1 10 5.5' WIDE SIDEWALKS BOTH SIDES 17,600 SF 3.50 61 ,600 61 ,600 
1 1 1  JOINT TRENCH UTILITY SERVICE (14) 1 ,600 LF 100.00 1 60.000 160,000 
1 12  CASED MONUMENTS EA 500.00 500 500 

CO. RD 101 (FARMERS CENTRAL TO PARKWAY) IMPROVEMENTS SUBTOTAL: $741,000 $0 $741,000 $0 $0 $0 $0 $0 $0 
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BC. � BQ ]Ql (E!ARKWA:( Wi;ST IQ BQ ��Al 
INTERIM 36' WIDE ROAD WITH SIDEWALK ON ONE SIDE ONLY 

BC1 CLEAR & GRUB 3 600 LF 2.00 7,200 7.200 
BC2 EXCAVATE AND DISPOSE EX. ASPHALT CONCRETE 10,000 SY 10.00 1 00,000 100,000 
BC3 STREET EXCAVATION & GRADING 144.000 SF 0.75 1 08,000 108,000 
BC4 4" AC AND 15" AB (36' WIDE) 129.600 SF 3.00 388.800 388,800 
BC5 CURB & GUTTER 0 LF 12.00 0 0 
BC6 CURB, GUTTER, 6' SIW C.R. TO C.R. WI HDCAP RAMP AT MOC EA 3,000.00 0 
BC7 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 36 EA 3,406.00 122,616 122,616 

BC7.5 STREET LIGHT TRENCHING/CONDUIT 3.600 EA 20.00 72,000 72.000 
BC8 SIGNING & STRIPING 3,600 LF 3.00 10,800 1 0,800 
BC9 FRONTAGE LANDSCAPING (8' PLANTER STRIPS) 0 SF 4.50 0 0 

BC10 5.5' WIDE SIDEWALKS ONE SIDE 1 9.800 SF 3.50 69,300 69,300 
BC1 1 JOINT TRENCH UTILITY SERVICE (14) 0 LF 1 00.00 0 
BC12 CASED MONUMENTS EA 500.00 

INTERIM RD 101 (PKWY TO RO 25A) IMPROVEMENTS SUBTOTAL: $879,000 so $879,000 $0 $0 $0 $0 so I $0 

J. GIBSQN BP (HWY 1 ] 3 JO RQ l PZl 
J 1  27.5% of SYCAMORE RANCH CFO I ,  PH 2 IMPROVEMENTS SEE ITEMS 811 & 812 AT END OF COST ESTIMATE 
J9 STREET LIGHTS - SOUTH PATH (SINGLE @ 200')(4) 26 EA 3.250.00 84,500 84,500 

J10 STREET LIGHT TRENCHING/CONDUIT (4) 5.200 EA 20.00 104.000 1 04,000 
J1 1 27.5% OF LANDSCAPE BUFFER (20' WIDE- 1 O' S/W ADJ H.S.) (4) 25,025 SF 4.50 1 1 2,613 99,617 1 2,995 
J12 LANDSCAPE BUFFER (15' WIDE) (4) 75.000 SF 4.50 337.500 337,500 o 0 o o 

GIBSON RD. IMPROVEMENTS SUBTOTAL: $639,000 $626,000 $0 $0 $0 $0 $1 3,000 $0 $0 

K .  FARMERS QENTRAL RQAQ (!;(\SI STBEEI TQ QQLL 5) 
36' WIDE ROAD WITH 5 5' SIDEWALK ON NORTH SIDE ONLY 

K1 CLEAR & GRUB 1 ,300 LF 2.00 2,600 2,600 
K2 STREET EXCAVATION & GRADING 57,200 SF 0.75 42,900 42,900 
K3 4" AC AND 15" AB (36' WIDE) 46.800 SF 3.00 140,400 1 40,400 
K4 STREET LIGHTS (SINGLE @100" STAGGERED INTRVLS) 13 EA 3,406 00 44,278 44,278 

K4.5 STREET LIGHT TRENCHING/CONDUIT 1 .300 EA 20.00 26,000 26,000 
K5 SIGNING & STRIPING 1 ,300 LF 3.00 3,900 3,900 
K6 5.5' WIDE SIDEWALK ALONG NORTH SIDE 7,150 SF 3.50 25,025 25,025 
K7 CASED MONUMENTS 0 EA 500.00 0 0 0 
KB SIGNALIZED INTERSECTION IMPROVEMENTS (EAST STREEl)(1B) EA 1 50 ,000.00 1 50,000�� 112.500 
K9 RELOCATION OF 0/H VOLTAGE ELECTRIC POLES EA 25,000.00 1 00,000 1 00,000 

$535,000 $38,000 $385,000 $0 $0 $11 3,000 $0 $0 so 

L. EilBMl;;RS Q�NIB/11 RQAQ (QQI 1 - � IQ !tll'lIMQBl (13) 
40' WIDE ROADWAY WI 8.5' LNDSCP & 5.5' SW BOTH SIDES 

L 1 CLEAR & GRUB 1 ,300 LF 2.00 2,600 2,600 
L2 STREET EXCAVATION & GRADING 52,000 SF 0.75 39,000 39,000 
L3 4" AC AND 15" AB (36' WIDE) 46,800 SF 3.00 1 40,400 1 40,400 
L4 CURB & GUTTER 2,600 LF 12.00 31,200 3 1 ,200 
L5 CURB, GUTTER, 6' SIW C.R. TO C.R. WI HDCAP RAMP AT MOC EA 3,000.00 6,000 6,000 
L6 STREET L IGHTS (SINGLE @100' STAGGERED INTRVLS) 13  EA 3,406.00 44,278 44.278 

L6.5 STREET LIGHT TRENCHING/CONDUIT 1 ,300 EA 20.00 26.000 26,000 
L7 SIGNING & STRIPING 1 .300 LF 3.00 3,900 3,900 
LB FRONTAGE LANDSCAPING (B' PLANTER STRIPS) 20,800 SF 4.50 93,600 93,600 
L9 5.5' WIDE SIDEWALKS BOTH SIDES 14.300 SF 3.50 50,050 50,050 
L10 JOINT TRENCH UTILITY SERVICE 1 300 LF 60.00 78,000 78,000 
L 1 1  CASED MONUMENTS EA 500.00 500 500 
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M FARMERS QENTRAL ROAD mo 1Q1 TQ PIQt.JiasRlml 
40' WIDE ROADWAY WI 8' LNDSCP & 5.5' SW ONE SIDE 40' GREENBELT ON OTHER SIDE 

M1 CLEAR & GRUB 1 ,300 LF 2.00 2,600 2,600 
M2 STREET EXCAVATION & GRADING 52,000 SF 0.75 39,000 39,000 
M3 4" AC AND 15" AB (36' WIDE) 46,800 SF 3 00 140.400 1 40,400 
M4 CURB & GUTTER 2,600 LF 12.00 3 1 ,200 31 ,200 
MS CURB, GUTTER, 6' SIW C.R. TO C.R. WI HDCAP RAMP AT MOC 0 EA 3,000.00 0 
M6 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 1 3  EA 3,406.00 44,278 44,278 

M6.5 STREET LIGHT TRENCHINGICONDUIT 1 ,300 EA 20.00 26,000 26,000 
M7 SIGNING & STRIPING 1 ,300 LF 3.00 3,900 3 ,900 
MB FRONTAGE LANDSCAPING (8' STRIP ONE SIDE, 29.5' IN GREENBELT) 48,750 SF 4.50 219.375 125,775 93,600 
M9 5.5' WIDE S/W ONE SIDE & 10' PATH OTHER SIDE 20,1 50 SF 3.50 70,525 20,475 50,050 

M1 0 JOINT TRENCH UTILITY SERVICE 1 ,300 LF 6000 78,000 78,000 
M1 1 RELOCATION OF OVERHEAD HIGH VOLTAGE ELECTRIC POLES 4 EA 25,000.00 1 00.000 25,000 75,000 

FARMERS CENTRAL RD (RD 101 TO PIONEER) SUBTOTAL: $755,000 $171,000 $584,000 $0 $0 $0 $0 $0 $0 

N. EARM!aBS CEt-!IBe.L (CQ B[l i�8l RQe,[l WIQt.J,EB IQ 1Q2l 
42' WIDE ROADWAY WI 6.5' LNDSCP BOTH SIDES & 4 5' SOUTH SIDE ONLY(19) 

N 1  CLEAR & GRUB 3,900 LF  2 00 7,800 3,094 4,706 
N2 STREET EXCAVATION & GRADING 163,800 SF 0.75 1 22 ,850 49,725 73,125 
N3 4" AC AND 15" AB (38' WIDE) 148,200 SF 3.00 444,600 1 75,500 269,100 
N4 CURB & GUTTER 7,800 LF 12.00 93,600 46,800 46,800 
N5 CURB, GUTTER, 4.5' SIW C.R. TO C.R. WI HDCAP RAMP AT MOC 6 EA 3,000.00 18,000 18,000 
NB STREET LIGHTS (SINGLE ON SOUTH @200' INTRVLS) 20 EA 3,406.00 68,120 68,120 

N6.1 STREET LIGHTS (DUAL @400' INTRVLS) 10  EA 4,231.00 42,310 42,310 
N6.5 STREET LIGHT TRENCHING/CONDUIT 7,800 EA 20.00 1 56,000 78,000 78,000 
N7 SIGNING & STRIPING 3,900 LF 3 00 1 1 ,700 5,850 5,850 
NS FRONTAGE LANDSCAPING (13' INCL 6.5' PLNTR BTH SIDES) 50,700 SF 4.50 228,150 1 14,075 1 14,075 
N9 4.5' WIDE SIDEWALK SOUTH SIDE ONLY 17 ,550 SF 3.50 61 .425 61 ,425 

N 1 0  10' PATH IN MIXED USE CHANNEL (costs included i n  channel costs) 0 LF 0.00 0 
N1 1 JOINT TRENCH UTILITY SERVICE 3.900 LF 60.00 234,000 1 1 7,000 1 17 ,000 
N12 CASED MONUMENTS EA 500 00 1 ,000 500 500 
N13  SIGNALIZED INTERSECTION IMPROVEMENTS (PIONEER, COLLECTOR 1)  EA 1 50,000.00 300,000 300,000 

FARMERS CENTRAL RD (PIONEER TO 102) SUBTOTAL: $1 ,790,000 $933,000 $857,000 $0 $0 $0 $0 $0 $0 

0 CQ BQ ,�II !:ti:faSI laQGfa QE SEfaCIFIC Pl llt:I IQ RQ 1Qi) 
40' WIDE ROADWAY WI 35' URBAN FOREST W/10' PATHWAY · NO CURB & GUTTER 

01 CLEAR & GRUB 5,300 LF 2.00 10,600 10,600 
02 STREET EXCAVATION & GRADING (INCLUDING 4' WIDEc DRAINAGE SWALE) 233,200 SF 0.75 1 74,900 1 74,900 
03 5" AC AND 20" AB (40' WIDE) 212,000 SF 3.75 795,000 795,000 
04 STREET LIGHTS (SINGLE @1 55' STAGGERED INTRVLS) 35 EA 3,406.00 1 1 9,210 1 1 9,210 

04.5 STREET LIGHT TRENCHING/CONDUIT 5,300 EA 20 00 106,000 106,000 
05 SIGNING & STRIPING 5,300 LF  3.00 1 5,900 1 5.900 
06 CASED MONUMENTS 1 EA 500.00 500 500 
07 10' PATHWAY WITHIN URBAN FOREST 53,000 SF 3.50 1 85,500 185,500 
08 URBAN FOREST (35' -10' PATHWAY + 4' ON SOUTH = 29')(3) 153,700 SF 4.50 691 ,650 691,650 

CO. RD 25A (W. EDGE OF SP TO RD 102) IMPROVS SUBTOTAL: $2,099,000 $2,099,000 $0 $0 $0 $0 $0 $0 $0 
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p QQ. B[l 2�A (HWY 1 1 3  TO WEl;lT ED�E QF !;lPEQIFIQ PLAN i(20) 

40' WIDE ROADWAY W/ 35' URBAN FOREST W/10' PATHWAY - NO CURB & GUTTER 
P 1  CLEAR & GRUB 2,800 LF 2.00 5,600 5.600 5,600 
P2 EXCAVATE AND DISPOSE EX. ASPHALT CONCRETE 7,778 SY 10.00 77,778 77,778 77.778 
P3 STREET EXCAVATION & GRADING (INCLUDING 4' WIDE DRAINAGE SWALE) 123,200 SF 0.75 92.400 92,400 92.400 
P4 5" AC AND 20" AB (40' WIDE) 1 12,000 SF 3.75 420,000 420,000 420,000 
P5 STREET LIGHTS (SINGLE @1 55' STAGGERED INTRVLS) 5 1  EA 3.406.00 1 73,706 0 173,706 

P5.5 STREET LIGHT TRENCHING/CONDUIT 2,800 EA 20.00 56.000 56,000 
P6 SIGNING & STRIPING 2,800 LF 3.00 8,400 8,400 8.400 
P7 CASED MONUMENTS EA 500.00 500 500 0 500 
PB 10' PATHWAY WITHIN URBAN FOREST 28,000 SF 3.50 98,000 0 98,000 
pg URBAN FOREST (35' -10' PATHWAY + 4' ON SOUTH = 29') (3) 81,200 SF 4.50 365.400 365,400 

CO. RD 25A (HWY 113  TO W. EDGE OF SP) IMPROVS SUBTOTAL: $1,298,000 $605,000 $0 so $0 $693,000 $0 $0 $605,000 

o. QQIJ�IY B[l 21Q (PIQ�laEB bl QQLL�QIQB ll 
40' WIDE ROADWAY W/ 8' LNDSCP & 5.5' SW BOTH SIDES 

01 CLEAR & GRUB 2,000 LF 2.00 4,000 4,000 
02 STREET EXCAVATION & GRADING 80,000 SF 0.75 60,000 60,000 
03 4" AC AND 15" AB (36' WIDE) 72,000 SF 3.00 216,000 216.000 
04 CURB & GUTTER 4,000 LF 12.00 48,000 48,000 
05 CURB, GUTTER, 6' SIW C.R. TO C.R. WI HDCAP RAMP AT MOC EA 3,000.00 6.000 6,000 
06 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 20 EA 3,406 00 68,120 68,120 

06.5 STREET LIGHT TRENCHING/CONDUIT 2,000 EA 20 00 40,000 40,000 
07 SIGNING & STRIPING 2,000 LF 3.00 6,000 6.000 
QB FRONTAGE LANDSCAPING (8' PLANTER STRIPS) 32,000 SF 4.50 144,000 1 44,000 
09 5.5' WIDE SIDEWALKS BOTH SIDES 22,000 SF 3.50 77,000 77,000 
010 JOINT TRENCH UTILITY SERVICE 2.000 LF 60.00 120,000 120,000 
011  CASED MONUMENTS EA 500.00 500 500 

CR 24C (PIONEER TO NEW COLL. 1 )  IMPROVS SUBTOTAL: $790,000 $0 $790,000 $0 $0 $0 $0 $0 $0 

R. QQI I laQI.QB 1 (FABM!;B'iii Qlar:lIB81 IQ QQ. BQ ,li.lll 
40' WIDE ROADWAY WI 8' LNDSCP & 5.5' SW BOTH SIDES 

R1 CLEAR & GRUB 5,200 LF 2.00 10,400 1 0,400 
R2 STREET EXCAVATION & GRADING 208,000 SF 0.75 156,000 156,000 
R3 4" AC AND 1 5" AB (36' WIDE) 187,200 SF 3.00 561,600 561 ,600 
R4 CURB & GUTTER 10.400 LF 1 2.00 1 24,800 124,800 
R5 CURB, GUTIER, 5.5' SIW C.R. TO C.R. W/ HDCAP RAMP AT MOC EA 3,000.00 1 2,000 1 2,000 
R6 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 52 EA 3,406.00 1 77 , 1 12  177, 1 12 

R6.5 STREET LIGHT TRENCHING/CONDUIT 5,200 EA 20.00 1 04,000 104,000 
R7 SIGNING & STRIPING 5,200 LF 3.00 1 5,600 1 5,600 
RB FRONTAGE LANDSCAPING (8' PLANTER STRIPS) 83,200 SF 4.50 374,400 374.400 
R9 5.5' WIDE SIDEWALKS BOfH SIDES 57,200 SF 3.50 200,200 200,200 

R10  JOINT TRENCH UTILITY SERVICE 5,200 LF 60.00 3 12,000 312,000 
R1 1 CASED MONUMENTS EA 500.00 500 500 
R12 TRAFFIC CALMING FEATURES (RD 24C & COLLECTOR 2) EA 75,000 00 1 50,000 1 50,000 

COLLECTOR 1 (F.C. TO CO. RD 25A) RD IMPROVS SUBTOTAL: $2,199,000 $150,000 $2,049,000 $0 $0 $0 $0 $0 $0 
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COi ll;CICB .. Wl'...Qf. �Q!JQl8�Q 81 1 OC8IIQ� 
lIEM DESCBIPIION a.:a llli!.IS .1.1.lliI...Cil IOie:.L SUE IMEBQ�f;MFNIS �QQIJI 6�ll � Qil:lf.B � COl.J.EilE. � 

s. CQI I ECIQB 2 ,"1::1. EQ�E QE SPECIEIC. ELAt:l TQ QQLI �C.IQB 1l(52l 
40' WIDE ROADWAY W/8' LNDSCP & 5.5' SW ONE SIDE 40' GREENBELT ON OTHER SIDE 

S1 CLEAR & GRUB 3,200 LF 2.00 6,400 6,400 
S2 STREET EXCAVATION & GRADING 128,000 SF 0.75 96,000 96,000 
S3 4" AC AND 15" AB (36' WIDE) 1 15,200 SF 3.00 345,600 345,600 
S4 CURB & GUTTER 6,400 LF 12.00 76,800 76,800 
S5 CURB. GUTTER. 5.5' S/W C.R. TO C.R. WI HDCAP RAMP AT MOC 2 EA 3,000.00 6.000 6,000 
S6 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 32 EA 3,406.00 108,992 108,992 

S6.5 STREET LIGHT TRENCHING/CONDUIT 3,200 EA 20.00 64,000 64,000 
S7 SIGNING & STRIPING 3,200 LF 3.00 9,600 9,600 
SS FRONTAGE LANDSCAPING (8' STRIP ONE SIDE, 29.5' IN GREENBELT)(21) 120,000 SF 4.50 540,000 309,600 230,400 
S9 5.5' WIDE S/W ONE SIDE & 10' PATH OTHER SIDE 49.600 SF 3.50 173,600 50.400 123,200 
$10 JOINT TRENCH UTILITY SERVICE 3,200 LF 60.00 1 92,000 1 92,000 
S11  CASED MONUMENTS EA 500.00 0 0 
S12 SIGNALIZED INTERSECTION IMPROVEMENTS EA 1 50,000 00 0 

COLLECTOR 2 (W. EDGE OF SPECIFIC PLAN TO NEW COLL. 1) RD IMPROVS SUBTOTAL: $1,619,000 $360,000 $1,259,000 $0 $0 $0 $0 sol $0 

T. CPI I fCIQB 4 <BP 101 IQ EIQNfFB} 
40' WIDE ROADWAY WI 8' LNDSCP & 5.5' SW BOTH SIDES 

T1 CLEAR & GRUB 1 ,300 LF 2.00 2,600 2,600 
T2 STREET EXCAVATION & GRADING 52,000 SF 0.75 39,000 39,000 
T3 4" AC AND 1 5" AB (36' WIDE) 46,800 SF 3.00 1 40,400 140,400 
T4 CURB & GUTTER 2,600 LF 12.00 31 ,200 31,200 
T5 CURB, GUTTER, 6' S/W C.R. TO C.R. WI HDCAP RAMP AT MOC EA 3,000.00 0 
T6 STREET LIGHTS (SINGL� @100' STAGGERED INTRVLS) 1 3  EA 3,406.00 44,278 44,278 

T6.5 STREET LIGHT TRENCHING/CONDUIT 1 ,300 EA 20.00 26,000 26,000 
T7 SIGNING & STRIPING 1 ,300 LF 3.00 3,900 3,900 
TB FRONTAGE LANDSCAPING (B' PLANTER STRIPS) 20,800 SF 4.50 93,600 93,600 
T9 5.5' WIDE SIDEWALKS BOTH SIDES 1 4,300 SF 3.50 50,050 50,Q50 
T10 JOINT TRENCH UTILITY SERVICE 1 ,300 LF 60.00 78,000 78,000 

COLLECTOR 4 (RD 101 TO PIONEER) RD IMPROVEMENTS SUBTOTAL: $509,000 $0 $509,000 $0 $0 $0 $0 $0 $0 

u. Mii TMQB ElQ ,Ell EtiQ TQ FIIBMEBS CfNTBIII DIICH) 
40' WIDE ROADWAY WI 8' LNDSCP & 5.5' SW BOTH SIDES 

U1 CLEAR & GRUB 1 ,100 LF 2.00 2,200 2,200 
U2 STREET EXCAVATION & GRADING 44,000 SF 0.75 33,000 33,000 
U3 4" AC AND 15" AB (36' WIDE) 39,600 SF 3.00 1 1 8,800 1 18 ,800 
U4 CURB & GUTTER 2200 LF 12.00 26,400 26,400 
us CURB, GUTTER, 6' S/W C.R. TO C.R. WI HDCAP RAMP AT MOC EA 3,000.00 6.000 6.000 
U6 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 1 1  EA 3,406.00 37,466 37,466 

U6.5 STREET LIGHT TRENCHING/CONDUIT 1 ,100 EA 20.00 22,000 22,000 
U7 SIGNING & STRIPING 1 ,100 LF 3.00 3,300 3,300 
U8 FRONTAGE LANDSCAPING (8' PLANTER STRIPS) 17,600 SF 4 50 79,200 79,200 
U9 5 5' WIDE SIDEWALKS BOTH SIDES 12,100 SF 3.50 42,350 42,350 
U10 JOINT TRENCH UTILITY SERVICE 1 . 1 00 LF 60.00 66,000 66,000 

MATMOR RD (EX. END TO FARMERS CENTRAL) IMPROVEMENTS SUBTOTAL: $437,000 $0 $437,000 $0 $0 $0 $0 $0 $0 
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c;c1 11;crcB· � :eiQQQI e�D 81 1 OC8IIO� 
PESCBIPIIGN mx l.!li1IS � IO.I&. fil.l.E lt.1EBQ�Er:.1Et::IIS �DCCI 8t:Hl � llLl:IEE :t.QLW;Q � EQB.Me.Be. 

V. l QQ81 BQ (FBQtliltlG QftlTB81 E8BK EIRE STA. !I Nl;IGl::ll;lQBl::IQQQ QQMM.) 
35' WIDE ROADWAY W/ 6' LNDSCP & 4.5' SW BOTH SIDES 

V1 CLEAR & GRUB 1,000 LF 2.00 2,000 2,000 
V2 STREET EXCAVATION & GRADING 35,000 SF 0.75 26,250 26,250 
V3 4" AC AND 15" AB (31' WIDE) 36,000 SF 3.00 1 08,000 1 08,000 
V4 CURB & GUTTER 2,000 LF 12.00 24,000 24,000 
V5 CURB, GUTTER, 6' SIW C.R. TO C.R. WI HDCAP RAMP AT MOC 4 EA 3,000.00 1 2,000 12.000 
V6 STREET LIGHTS (SINGLE @100' STAGGERED INTRVLS) 10 EA 3.250.00 32,500 32,500 

V6.5 STREET LIGHT TRENCHING/CONDUIT 1 ,000 EA 20.00 20,000 20,000 
V7 SIGNING & STRIPING 1 .000 LF 3.00 3,000 3,000 
va FRONTAGE LANDSCAPING (6' PLANTER STRIPS) 1 2.000 SF 4.50 54,000 54,000 
V9 4.5' WIDE SIDEWALKS BOTH SIDES 9,000 SF 3.50 31 ,500 31 ,500 
V10 JOINT TRENCH UTILITY SERVICE 1 ,000 LF 60.00 60,000 60,000 

LOCAL RD (FRONTING CENTRAL PARK, FIRE STA & NC) IMPROVEMENTS SUBTOTAL: $373,000 $0 $373,000 $0 $0 $0 $0 $0 $0 

w l::IIGl::llt.18:i'. l l J (E8ST lli lt.lESI SIQES lt.llil::lltl SE�QIFIQ EL8tl 8Bli8) 
SOUND WALL 

W1 8' SOUND WALL 4,500 LF 90 00 405,000 405,000 
HIGHWAY 1 1 3  IMPROVEMENTS SUBTOTAL: $405,000 $405,000 $0 $0 $0 $0 $0 $0 $0 

x. GREENBELT (QQNNECTION BTWN EABM!;;Bl:l QIRL A!::jQ Bl!l;,SELL SCHQOL) 
40' WIDE GREENBELT WI 10' PATH 

X1 10' PATHS 25,500 SF 3.50 89,250 89,250 
X2 PATH LIGHTS (SINGLE) @ 100' INTERVALS 26 EA 3 .250 00 84,500 84,500 

X2.5 STREET LIGHT TRENCHING/CONDUIT 2,550 EA 20.00 51,000 51 .000 
X3 LANDSCAPING 76,500 SF 4.50 344,250 344,250 
X4 MISC. DRAINAGE IMPROVEMENTS LS 1 0,000.00 1 0,000 10,000 

GREENBELT IMPROVEMENTS SUBTOTAL: $579,000 $579,000 $0 $0 $0 $0 $0 $0 $0 

Y. E8Il::llt.lAYS llIYitl HIGl::I SQl::IQQL lli QQI I liGE (!;llllSQtl IQ FARM!iB'S rn:JIB8Ll !I 8QJ. TQ NEIQH!lQBl::IQQQ Ee.Bts� 
20' WIDE GREENBELT W/ 10' PATHWAY 

Y1 1 0' PATHWAY 45,500 SF 3.50 159,250 1 59,250 
Y2 PATH LIGHTS (SINGLE) @ 100' INTERVALS 46 EA 3,250.00 149,500 149,500 

Y2.5 STREET LIGHT TRENCHING/CONDUIT 4,550 EA 20.00 91 ,000 91,000 
Y3 LANDSCAPING 45,500 SF 4.50 204,750 204,750 
Y4 MISC. DRAINAGE IMPROVEMENTS LS 1 0,000.00 10,000 10,000 

PATHWAYS BTWN H.S. & wee & ADJ TO NEIGHBORHOOD PARKS $615,000 $615,000 $0 $0 $0 $0 $0 $0 $0 
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LIEM 
z. 

Z1 

M. 
M1 
AA2 
AA3 

AB. 
AB1 
AB2 
AB3 
AB4 
AB5 
AB6 
AB7 
ABS 
AB9 

AB10 
AB11 
AB12 

AC 
AC1 
AC2 
AC3 
AC4 
ACS 

PESGBlPTIQN 

Q!BSQN BQl'>Q ern�sIRIAN QV!a:BI.BQ§SINQ 
PEDESTRIAN OVERCROSSING (22) 
GIBSON RD PED OVERCROSSING IMPROVEMENTS SUBTOTAL: 

GATEWAY ENIRIES & BIIS SHELTERS 
ARCHED MASONRY ENTRY (SE & SW CORNERS OF PIONEER & GIBSON} 
4' MASONRY WALL WiLANDSCAPING (HWY 11 3/RD 25A & RD 25A/RD 102) 
BUS SHELTERS INCL. CONG. PAD (ARTERIALS & COLLECTORS) 

GATEWAY ENTRIES SUBTOTAL: 

EIR RQADWAY MITll:ai!,TIQt,j MEASURES(iJI 
EAST STREET/E. MAIN SIGNAL MOD./WIDENING(24) 
GIBSON STREET/EAST STREET SIGNAL MOD./WIDENING(24) 
GIBSON/MATMOR SIGNAL MOD./WIDENING (241 
RD 25A/EAST STREET SIGNAL INSTALL/WIDENING(24) 
RD 25NHWY 1 1 3  N. + S. BOUND SIGNALS(25I 
PIONEER/PARKWAY INTERSECTION (FORMERLY PIONEER/A ST.) 
PIONEER/COLL. 4 (FORMERLY PIONEER/H.S.} 
GIBSON RD.IPIONEER RD. WIDENING 
E.GUM @ MATMOR SIGNAL, WIDENING (24) 
PIONEER/E. GUM SIGNAL. WIDENING (24) 

DELETED 
GIBSON RD/ OGDEN ST. SIGNAL, WIDENING 
EIR ROADWAY MITIGATION MEASURES TOTAL 

SPECIFIC PLAN STREET IMPROVEMENTS SUBTOTAL 

AQDITIQNAl rnsrs -SIBEEIS 
GENERAL REQUIREMENTS 
CONSTRUCTION CONTINGENCY 
ENGINEERING, DESIGN SURVEYING 
PLAN CHECK & INSPECTION 
CONSTRUCTION MGMT (MANAGER, ENGRING CONSULTATION & STAKING) 
SPECIFIC PLAN STREET IMPROVEMENTS ADDITIONAL COSTS TOTAL 

477 06 Final Bmldout & !FR Costs 6_2004/RUN-I SLSP BUILDOUT 

(ill'. 1J.W:ra .IJ.lfil..CQSI 

LS 1,600,000.00 

EA 100,000 00 
EA 25,000.00 

1 8  EA 12,500.00 

LS 71 ,000.00 
LS 82,000.00 
LS 82,000.00 
LS 1 50,000.00 
LS 3,433,000.00 

LS 199,000 00 
LS 199,000 00 
LS 0.00 
LS 1 77.000 00 

% 
20 % 20 

10 % 10 
% 
% 

1:.Ql lt;;CIQB· QD:'.fil l!JIQQ[ll eNQ 81 1 QC8IIQN 
IlllAI. Sl.l.E lrxi�BQ:iLEME�IS l!JIQQ[ll 8NQ � Qil:IEfi � � EQB.ME.B8 

1 ,600,000 800,000 800,000 
$1 ,600,000 $800,000 $0 $800,000 $0 $0 $0 $0 $0 

1 00,000 1 00,000 50,000 
50,000 50,000 25,000 

225,000 225,000 
$375,000 $375,000 $0 $0 $0 $0 $0 $0 $75,000 

71 ,000 71 ,000 
82,000 82,000 
82,000 82,000 

150,000 0 150,000 
3.433,000 ��� 1,71 6,500 

SEE ITEM 813 
SEE ITEM E14 
SEE ITEM J1 

1 99,000 199,000 
1 99.000 199,000 

177,000 1 77,000 
$4,393,000 $1,717,000 $0 $960,000 $0 $1,717,000 $0 $0 so 

$50,672,000 $27, 122,000 $10, 713,000 $1 ,760,000 $488,000 $10,577,000 $1 3,000 $0 $947,000 

1 ,520, 160 813,660 321,390 52,800 14,640 317.310 390 28,410 
10,134,400 5,424,400 2, 1 42,600 352,000 97.600 2,1 1 5.400 2,600 189,400 
5,067,200 2,712 ,200 1,071 ,300 1 76.000 48.800 1 .057.700 1 .300 94,700 
2,026,880 1 .084,880 428,520 70,400 19,520 423.080 520 37,880 
3,547,040 1 ,898,540 749,910 1 23,200 34,160 740,390 910 66,290 

$22,296,000 $11 ,934,000 $4,714,000 $774,000 $21 5,000 $4,654,000 $6,000 $0 $417,000 

Page 1 1  Spring Lake Specific Plan Buildout 6,3:04 



AD. 
AD1 
AD2 
ADJ 
AD4 
AD5 
AD6 
AD7 
ADS 
AD9 

AD10 
AD1 1 
AD12 
AD13 
AD14 
AD15 
AD16 
AD17 
AD18 
AD19 
AD20 
AD21 
AD22 
AD23 
AD24 
AD25 
AD26 
AD27 
AD28 
AD29 
AD30 

DfSCBIPIION 

LAND Acou1smoN (27) 
CO. RD 102 (GIBSON lo S. COUNTY PROP LINE) lsee attached axhlbll) 
CO. RD 102 (N. COLLEGE PROP LINE TO RD 24A) (see attached exhibit) 
CO. RD 102 (RD 24A TO RD 25A) [O'x5300' + 33.5'x5300'] 
PARKWAY DRIVE EAST (PIONEER TO 102) [43'x4350' + 68'x4350'J 
PARKWAY DRIVE WEST (RD. 101 TO PIONEER) (67'x1 100' + 68'x1100'] 
PIONEER AVE NORTH (GIBSON TO PARKWAY) [59'x4500' + 68'x4500'] 
PIONEER AVE CENTRAL (PKWY WEST TO PKWY EAST) [90'x1000' + 68'x1000'] 
PIONEER AVE SOUTH (PARKWAY EAST TO RD 25A) [23'x2700' + 68'x2700'] 
CO. RD 101 (GIBSON TO FARMERS CTRL) [18'x2600'] 
CO. RD 101 (FARMERS CTRL TO PKWY WEST) (O'x1600' + 18'x1600'] 
GIBSON RD (HWY 1 13  TO HIGH SCHOOL) [16'x2400'] (28) 
GIBSON RD (HIGH SCHOOL) [16'x1 300'] (28) 
GIBSON RD (W. EDGE OF COLLEGE TO 102 LESS 600') [O'x2000'](29) 
GIBSON RD (600' IN FRONT OF COUNTY PROP.) (O'x600'](29) 
FARMER'S CTRL (EAST ST. TO PRUDLER-SIEVERS) (50' x 1300'1 
FARMER'S CTRL (PRUDLER-SIEVERS TO MATMOR) [68' x 1300'1 
FARMER'S CTRL (RD 101 TO PIONEER) [26'x1300' + 68'x1300'J 
FARMER'S CTRL (PIONEER TO RD 102) [26.5'x3900' + 34'x3900'1 
RD 25A (W. EDGE TO RD 102) [49'x5300' + 34'x5300'1 
COUNTY RD 24C (PIONEER to COLLECTOR 1) [68'x2000'1 
COLL. 1 (FARMERS CTRL TO RD 25A) [68'x 5200'1 
COLL. 2 (W. EDGE TO COLL 1) [26'x3200' + 68'x3200'1 
COLL. 4 (RD 101 TO PIONEER) [68'x1300'] 
MATMOR RD (EX. END TO 24A) [68'x1 100'1 
LOCAL RD (FRONTING F.S., PARK & NC) (57' x 1 000'] 
ADDL RfW REQ TO ALIGN PIONEER N. & S. OF GIBSON (15'x400'J 
40' GREENBELTS (40'x3200'] 
PATH BTWN H.S. SCHOOL & wee & ADJ NEIGHBOR HD PARKS [20'x2600'+1300'] 
PEDESTRIAN OVERPASS RIW (RD 102 & PARKWAY EAST)[50'X300'] 
ZERO OUT COLLECTOR ACQUISITION COSTS · DEDICATION IN LIEU OF $$$ 
LAND ACQUISITION TOTAL 

SPECIFIC PLAN STREET IMPROVEMENTS TOTAL 

LANDSCAPE TOTALS (Includes Interim turf @ $1 .75/sf) 
LANDSCAPE TOTALS In Specific Plan Only 
Street Lights for Arterials & Collectors within Specific Plan Only 
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w:i:: .l.!lfilS J..Lt:llI...CQS 

0.4 AC 25,000.00 
0.6 AC 25,000.00 
4.1 AC 25,000.00 

1 1 . 1  AC 25,000.00 
3.4 AC 25,000.00 

13.1 AC 25,000.00 
3.6 AC 25,000.00 
5.6 AC 25,000.00 
1 . 1  AC 25,000.00 
0.7 AC 25,000.00 
0.9 AC 25,000.00 
0.5 AC 25,000 00 
0.0 AC 25,000 00 
0.0 AC 25,000.00 
1 .5 AC 25,000.00 
2.0 AC 25,000.00 
2.8 AC 25,000.00 
5.4 AC 25,000.00 

10.1 AC 25,000.00 
3.1 AC 25,000.00 
8.1 AC 25,000.00 
6.9 AC 25,000.00 
2.0 AC 25,000.00 
1 .7 AC 25,000.00 
1 .3 AC 25,000 00 
0.2 AC 25,000.00 
2.9 AC 25,000.00 
1 .8 AC 25,000 00 
0.3 AC 25,000.00 

2 , 103,900 SF 4.50 
1 ,777,700 

366 

i:;01 l f;C,;IQB" w.r..QE �QQl 8t:H2 81 1 o,ear10� 
mw. SLlf. l�EBO�E�i;tHS �QQCI 8NC � � � � Wil1EB8 

1 0,000 10,000 
1 5,000 15,000 

1 02,500 0 102,500 
277,500 107,500 170,000 

85,000 42,185 42,815 
327,500 152,146 1 75,354 

90,000 41,81 1 48,189 
140,000 35,385 104,61 5  
27,500 0 27,500 
1 7,500 17,500 
22,500 22,500 
12,500 12,500 0 

0 

37,500 37,500 
50,000 50,000 
70,000 19,362 50,638 

135,000 59,132 75,868 
252,500 149,066 103,434 

77,500 0 77,500 
202,500 0 202,500 
172,500 47,713 124,787 
50,000 0 50,000 
42,500 42,500 
32,500 32,500 

5,000 5,000 0 
72,500 72,500 
45,000 45,000 0 

7,500 7,500 0 
- 1 .558,201 0 ·1 ,558,201 

$822,000 $822,000 $0 $0 $0 $0 $0 $0 $0 

$73, 790,000 $39,878,000 $1 5,427,000 $2,534,000 $703,000 $15,231 ,000 $19,000 $0 $1 ,364,000 

9,272,850 6,467,100 1 ,579,275 34,200 1 , 192,275 61 ,875 
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Soecttic Plan Street lmnmvemeat Nahm: 
Total Costs rounded to nearest $1 .000 
Improvements and costs subject to revision following completion of traffic analysis 

SLIF = Spring Lake Infrastructure Fee 
WJUSD = Woodland Joint Unttied School District 
MPRA = Master Plan Remainder Area 

"Collector Improvements" consist of Non-SUF Backbone Infrastructure components. constructed and paid for by subdivision builders. Items include collector streets, water and sewer pipes B" or less, and drainage pipes 30" or less or that drain individual parcels only Collector rigt 
way up to 68' to be dedicated by adjacent subdivision builders. 

Costs listed in "ALLOCATION FOR MPRA" are for improvements that will be constructed and initially funded by the Specific Plan with partial financial responsibility of the Master Plan Remainder Area. These costs have been defined as part of the "Equitable Swap Costs." See 
attached summary 
Shaded costs in SLIF column are for items which the SLSP has a partial financial responsibility, yet the ,terns won't be built until MPRA buildout. These costs have been defined as part of the "Equitable Swap Costs." See allached summary. 

Principal arterial with two lanes and right-of-way reserved for four lanes. 4-lane stripping and wldening(where necessary) to be conducted when (if) urban-reserve area to the east is developed. Costs presented herein Include pavement widening to ultimate pavement width on west 
(1 ) side: curb, gutter, sidewalk and !andscaping on west side, plus median improvements to the centerline. Median and 12' of pavement widening will not be constructed unlil roadway is Improved to four lanes. Future improvements east of the centerline will be funded by the abutting 

landowners to the east 

(2) Light spacing and l'lghl type identified in Y&C Transportation Consultants analysis and SLSP street section figures dated April 1 6, 2004 included in this appendix. Unit costs provided by Ponlicello Enterprises (also included herein) Note applies to all l'lghling within the SLSP 

(3) All landscaping within Specific Plan Backbone Infrastructure areas lo maintain an average cost of $4.50/SF. Cost on perimeter arterials may be less 

(4) SLSP funding requirement consists of 27.5% of 20' of landscaping yet to be constructed (less Yolo County contribution (see Note ( 16)] and High School sidewalk (see Nole (17)]). plus 100% of additional 15' of landscaping (35' total landscape buffer per SLSP) and south side lighting. 
(5) Joint trench includes gas. electricity, cable TV. and telecommunications (voice & data), conduits and trenching; PG & E costs not included. Joint trench note applies lo all joint trench line items. 

Higher unit rate for signal due to 6 x 4 x 2 x 2 lane intersection. Central intersection feature not yet defined. (6) 

(7) Costs may be reduced if Traffic Model indicates that signal at Rd 101 is not warranted . Assumption Is that signal will not be built until Parkway is exlended into Master Plan Remainder Area. Cost shown in "Other" column allotted to the Master Plan Remainder Area (50150 split). 
(8) This section of Parkway to be constructed during MPRA buildout. Costs shown in "Other" column allolled to the MPRA 25% of total costs attributed to SLSP. 
(9) From Mark Thomas & Co. estimate dated January 6, 2003. copy included herein 

(1 O) High school allotment consists of8' behind curb and guller 
( 11)  
(12) 

High School allocation is s· of sidewall< per agreement between City of Woodland and WJUSD. 
Costs may be reduced if Traffic Model indicates that signals at Collector 2 and/or Rd. 25A are not warranted. 

( 13) Rd 101 from Farmer's Central to Parkway West and Farmer's Central from Coll. 5 lo Matmor to be funded 100% by property owners within SLSP during buildout of Specific Plan. Property owners within MPRA to directly reimburse adjacent SLSP property owners upon initial 
development of adjacent land in MPRA. 

Joint trench cost includes undergrounding existing overhead electric distribution lines on Co. Rd. 101 (14) 

(15) Sycamore Ranch Development identifies 55% of South ha� (with up to 20 feet of landscape width) of Gibson Road to be paid by "abutting land owners" (Spring Lake Specific Plan). Remaining 45% by the City of Woodland Ma1or PrOJects Financing Plan (MPFP). 

Assumption is that signal will not be built until Parkway is extended into Master Plan Remainder Area. Cost shown in "Other'' column allolled to the Master Plan Remainder Area (25% SLSP/75% MPRA). (18) 
(1 9) North "half' of roadway in SLIF. Note that street improvements are unbalanced relative to centerllne. See Figure 4.6 of the Spring Lake Specific Plan for detailed cross section. Landscaping north of break in grade toward channel included in channel costs. 
(20) This Section of Rd 25A to be improved (except landscaping and lighting) during SLSP buildout. triggered by development on Oyang South or as required by City of Woodland. 1 00% MPRA allocation. Costs Shown in "Other' Column Allolled to the Master Plan Remainder Area 

(21) 21.5' of Greenbelt in SLIF, 6' of landscaping on both sides are "Collector Improvements." 
Cost estimate per Mark Thomas & Co. via Nick Ponlicello; 50% funded through City of Woodland MPFP based on Sycamore Ranch CIP (22) 

(23) EIR roadway mitigation measures have not been defined. Cost opinions are guestimates only. "City" column refers to MPFP allocated costs. "Other" column for Items AB9 & AB10 refers to funding from the Sycamore Ranch project and funding by the MPRA for Item AB5. 

Project Is funded through Major Project Financing Program (MPFP) 
Cost estimate from Mark Thomas & Co. dated January 6, 2003. Signals/interchange modifications to be improved during Master Plan Remainder Area buildout. Costs Shown in "Other'' Column Allotted to the Master Plan Remainder Area 

(24) 
(25) 
(27) Right-Of-Way in excess of 68' included in fee program. Assumes College and County (except for 600' on Gibson Rd.) land will need lo be "purchased" or future infrastructure tie-in credit be given to lhese public facilities. Property owners representatives agreed to use $25,000/acre 

as unit value for arterial dedication for the purposes of the Financing Plan. Actual value to be determined 
(28) Existing nghl-of-way is 55' along south side of Gibson Road. 
(29) Existing right-of-way is 75' along south side of Gibson Road. 
(52) Oversized portion of greenbelt (21 .5' addl landscaping & 4.5' addl pathway in SLIF) 
(56) WJUSD allocation tor Pioneer Ave. is based on a prorated amount (1900') for the frontage of the High School only, unless otherwise noted. Frontage improvements within the righl-of-way in front of the Middle School will be funded by the SLIF. 
(65) Includes all planning studies including CIP & ISR, sewer and drainage allemalives analyses, Ne.us Study, City Staff time. and SLSP topographic surveys and geotechnical Investigations. 
++ Public enlitiy fair share to be negotiated. See proposed fair share cost in "Public Enllly Fair Share" cost sheets. At this time neither the College nor the County are obligated to participate 
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"BACKBONE I NFRASTRUCTURE" 
PROJECT: SPRING LAKE SPECIFIC PLAN · BUILDOUT 
CLIENT: SPRING LAKE PLANNING GROUP, LLC 
BASED ON SPRING LAKE SPECIFIC PLAN DATED DECEMBER 18, 2001 
COSTS ALLOCATED BASED ON MEETING MINUTES DATED 9125, 9126, 9129, 1 012 & 1013, 2001 PREPARED BY H TSCHUDIN 
LAST REVISED: JUNE 3, 2004 BY: S GREENFIELD, CUNNINGHAM ENGINEERING CORP. 

AE. 
AE1 
AE2 
AE3 

AF. 
AF1 
AF2 
AF3 
AF4 

AG. 
AG1 
AG2 
AG3 
AG4 

AH. 
AH1 
AH2 
AH3 
AH4 

Al. 
Al1 
Al2 
Al3 

AJ. 

AJ1 
AJ2 

AJ3 
AJ4 

PESGBIPIIPN 

QQ RQ lQ2 (GteSQt:l Ill QQI I 2 PRO lfCJIQN) 
12" WATER MAIN 
STANDARD FIRE HYDRANTS (31) 
CONNECTION AT GIBSON ROAD 
CO. RD 102 SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 

PARKWAY DRIVE {RD 101 TO RD 102} 
12" WATER MAIN 
STANDARD FIRE HYDRANTS (31) 
NEW WELL (LOCATED IN 5.0 AC NEIGHBORHOOD COMMECIAL) (32) 
REGIONAL PARK WELL IMPROVEMENTS 
PARKWAY DRIVE SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 

PIQt:ll;fR A\ifNI IE (Gl�llQt:l IQ !:;Q RQ 2�A) 
12" WATER MAIN (GIBSON TO COLL. 2)(53) 
8" WATER MAIN (COLL. 2 TO URBAN FOREST) 
STANDARD FIRE HYDRANTS (31) 
CONNECTION AT GIBSON ROAD 
PIONEER AVENUE SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 

E8BMEB:l QEt:lIBAL BQ&Q (!:;QI I . �  IQ BQ lQ?) 
12" WATER MAIN (RD 102 TO RD 101 )  
NOT USED 

BORE & JACK 12" WATER MAIN BENEATH HWY 1 1 3  
STANDARD FIRE HYDRANTS 
FARMERS CENTRAL RD SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 

FARMERl;l QENTRAL RQAD (SIXTH ST. TO QQLL. �\ 
12" WATER MAIN 
CONNECTION AT SIXTH ST 
STANDARD FIRE HYDRANTS 
FARMERS CENTRAL RD SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 

co RD 101 IGIBSQt:l TQ QQLL. 2) 
12"WATER MAIN (FARMERS CENTRAL TO COLL. 2) 
12" WATER MAIN (GIBSON TO FARMERS CENTRAL ) 
NEW WELL {LOCATED IN NEIGHBORHOOD COMM. AREA) {32) 

STANDARD FIRE HYDRANTS 
CO. RD 101 SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 
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Q:a 

6,600 
22 

5,450 
36 

1 

6,900 
1 ,200 

54 
1 

9.300 

400 
30 

1 ,700 

3,900 
2,600 

22 

lltllIS, J.WlI.Wfil :wre.L 

LF 60.00 396,000 
EA 3,500.00 77,000 
EA 4,500.00 4,500 

478,000 

LF 60.00 327,000 
EA 3,500.00 1 26,000 
EA 1 ,500,000.00 1 ,500,000 
EA 200,000.00 200,000 

2,1 53,000 

LF 60.00 41 4,000 
LF 50.00 60,000 
EA 3,500.00 1 89,000 
EA 2,500.00 2,500 

666,000 

LF 60.00 558,000 
LF 0 00 0 
LF 350.00 140,000 
EA 3,500.00 105,000 

803,000 

LF 60.00 102,000 
EA 2,500.00 2,500 
EA 3,500.00 21 ,000 

126,000 

LF 60.00 234,000 
LF 60.00 1 56,000 

EA 1 ,500,000.00 1 ,500,000 
EA 3,500.00 77,000 

1,967,000 

Page 14 

• WATER IMPROVEMENTS 
• SPRING LAKE SPECIFIC PLAN 
• MAJOR INFRASTRUCTURE · SLSP BUILDOUT 
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396,000 ++ ++ 
77,000 
4,500 

478,000 $0 $0 $0 $0 $0 $0 $0 

327,000 
126,000 

1 ,500,000 
200,000 

653,000 $0 $1,500,000 $0 $0 $0 $0 $0 

319,000 95.000 
60,000 

169,000 
0 2,500 

568,000 so $0 $98,000 $0 $0 $0 $0 

558,000 ++ 
0 

140,000 
0 105,000 

$ 698,000 105,000 $0 $0 $0 $0 $0 $0 

1 02,000 
2,500 

21 ,000 
$105,000 21 ,000 $0 $0 $0 $0 $0 $0 

234,000 
1 56,000 

1 ,500,000 
77,000 

$390,000 $77,000 $1 ,500,000 $0 $0 $0 $0 $0 

Spring Lake Specific Plan Buildout 613104 



CQI I EQIQB• � WQQQl 8t:lQ 81 1 QC8IIQt:l 
IIW PESCBIPIION w:r: lJ.t:lJlS llliJ.LCQfil IQieJ. fil.LE IMEBQllEMEt:lIS WQQQ18t-l0 .w.u..s.o. .QJlJE3 J'..QLQ..CQ WJ..Wa.E EQfil1EB8 
AK. !:ll6SQt:l BQ (E!IQ!:JEEB TQ Bil lQ2) INQLl!l:lEQ lt:l BQAQ CQSTS SEE IIEM I 

GIBSON RD SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: $0 $0 $0 $0 $0 $0 $0 $0 $0 

AL MATMQR RO (EX. ENO TQ FARt,1ERi;l QENTRAL) 
AL1 12" WATER MAIN 1 , 100 LF 60.00 66,000 66,000 
AL2 STANDARD FIRE HYDRANTS 4 EA 3.500 00 1 4,000 14,000 
AL3 CONNECTION AT MATMOR RD END EA 2,500.00 2,500 2,500 

MATMOR RD SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 83,000 $66,000 $17,000 $0 $0 $0 $0 $0 $0 

AM. COLLECTOR 1 (FARMERi;l CENTBAL TQ lJRBAN FQRE;,TI 
AM1 12" WATER MAIN [Farmer's Central to Collector 2) 4,300 LF 60.00 258,000 258,000 
AM2 8" WATER MAIN (Collector 2 to Urban Forest) 1 ,200 LF 50.00 60,000 60,000 
AM3 NEW WELL (LOCATED IN NEIGHBORHOOD COMM. AREAS) (32) EA 1 , 500,000.00 3,000,000 3,000,000 
AM4 STANDARD FIRE HYDRANTS 1 7  EA 3,500.00 59,500 59,500 

COLLECTOR 1 SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 3,378,000 258,000 $ 1 20,000 $3,000,000 $0 $0 $0 $0 $0 

AN. QQbL[aQTQR ,1 (W. !;Q�!; QE i;lP[;QIFIQ PbAN TO RO 1Q2l 
AN1 12" WATER MAIN 5,150 LF 60.00 309,000 309,000 
AN2 STANDARD FIRE HYDRANTS 1 7  EA 3,500.00 59,500 59.500 

COLLECTOR 2 SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 369,000 $309,000 $60,000 $0 $0 $0 $0 $0 $0 

AO. QQ BQ 21Q (PIQt:llaEB IQ t:lE!'.1'. QQI I 11 

A01 8" WATER MAIN 2.000 LF 50.00 100.000 100,000 
A02 STANDARD FIRE HYDRANTS EA 3,500.00 24,500 24,500 

CO. RD. 24C SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 1 25,000 $0 $125,000 $0 $0 $0 $0 $0 $0 

AP QQLLEQTQB 1 (El[l 1Q1 TQ PIQNE!;R) 
AP1 8" WATER MAIN 1 . 300 LF 50.00 65,000 65,000 
AP2 STANDARD FIRE HYDRANTS EA 3,500.00 1 4,000 14,000 

COLLECTOR 4 SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 79,000 $0 $79.000 $0 $0 $0 $0 $0 $0 

AO I QQ81 BQ (EBQt:lIIN� QEt:l!B81 P8BIS EIBE ST8 � Nfal�t:J§QRt:JQQQ QQMM l 
AQ1 12" WATER MAIN 1 ,000 LF 60.00 60.000 60,000 
AQ2 STANDARD FIRE HYDRANTS EA 3,500.00 10,500 10,500 

LOCAL RD SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL: 71,000 $60,000 $11 ,000 $0 $0 $0 $0 $0 $0 

SPECIFIC PLAN WATER IMPROVEMENTS SUBTOTAL $10,298,000 $3,585,000 $615,000 $6,000,000 $98,000 $0 $0 $0 $0 

AR. AODIT1Qt:l8b QQllTi;l - WATER 
AR1 GfNERAL REQUIREMENTS 3 % 308,940 107,550 18,450 180,000 2,940 
AR2 CONSTRUCTION CONTINGENCY 20 % 20 2.059,600 7 1 7,000 123.000 1 ,200.000 19,600 
AR3 ENGINEERING, DESIGN SURVEYING 10 % 10 1 ,029,800 358.500 61 ,500 600.000 9,800 
AR4 PLAN CHECK & INSPECTION 4 % 41 1 ,920 143,400 24,600 240,000 3,920 
AR5 CONSTRUCTION MGMT (MANAGER, ENGRING CONSULTATION & STAKING) % 720,860 250,950 43,050 420.000 6,860 0 0 0 

SPECIFIC PLAN WATER IMPROVEMENTS ADDITIONAL COSTS TOTAL $4,531,000 $1,577,000 $271 ,000 $2,640,000 $43,000 $0 $0 $0 $0 
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BB 
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(131  

(31) 
(32) 
(33) 

(53) 
++ 

CQI I ECIQB
"' Qll.Qf. WQQlll ll�ll ill I QGllIIQ� 

DESCBIPIIQN Q.IY l.lliJIS J.J.lfil..C.Q.S I.QIAI. :il.l.E IMeBQ:.!i;;Mi;;�I$ WQQlll llNll � Qil:lE.B .:i'.QWl.CQ CQlJ.E.GE El.2B..ME!Bll 
I [IND llG9111$1TIQN 
WELL SITES LAND DEDICATION (60' X 60') FOR 4 SITES 0 4  AC 50,000.00 20,000 20,000 

LAND ACQUISITION SUBTOTAL $20,000 $20,000 $0 $0 $0 $0 $0 $0 $0 

SPECIFIC PLAN WATER IMPROVEMENTS TOTAL s14,849,ooo I ss. 1 82.000 1 $88s.ooa I $8.640.000 I s141,ooo I so I so I so I so I 
Snecific e1an Water lmorovement Notes: 

"Collector Improvements" consist of Non-Fee Program Backbone Infrastructure components. constructed and paid for by subdivision builders. Items include collector streets, water and sewer pipes 8" or less, and drainage pipes 30" or less. Collector rights-of-way up to 68' to be dedicated by adjacent 
subdivision builder. 
Rd 101 from Farmers Cenlral lo Parkway and Farmer's Cenlral from Coll. 5 lo Malmor lo be funded 100% by property owners wilhin SLSP during buildout of Specific Plan. Property owners wilhin Masler Plan Remainder Area lo directly reimburse adjacent SLSP property owners upon 
initial development of adjacent land in Master Plan Remainder Area. 
Fire hydrants assumed to be required on both sides of arterials. Quantities on Road 102 and Gibson Road reflect one side only. 
New water wells lo be located within the neighborhood commercial areas as shown on Figure 6.1 of lhe Specific Plan. Cost of wells to be paid for by MPFP. "City of Woodland" column represents MPFP for water improvements. 
Not used 

High School fair share is based on 1900 feet along frontage @ $50/LF (8" water line cost) plus 100% of connection cost at Gibson Road. 
Public enlilies to pay proraled cosl based on proportional use upon conneclion/use of indicated waler facility. Payment to be made to Spring Lake Fee Program as cash or as land dedication in lieu of cash. 
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ENGINEER'S OPINION OF PROBABLE PUBLIC IMPROVEMENT COSTS 
"BACKBONE INFRASTRUCTURE" 
PROJECT: SPRING LAKE SPECIFIC PLAN • BUILDOUT 
CLIENT: SPRING LAKE PLANNING GROUP. LLC 
BASED ON SPRING LAKE SPECIFIC PLAN DATED DECEMBER 18 ,  2001 
COSTS ALLOCATED BASED ON MEETING MINUTES DATED 9125, 9126 , 9129. 1012 & 1013, 2001 PREPARED BY H. TSCHUDIN. 
LAST REVISED: JUNE 3, 2004 BY: S GREENFIELD, CUNNINGHAM ENGINEERING CORP. 

IIE.M 
AS. 
AS1 

AS2 

lil;rtliB IME!BQlll;;Mlit:lil!· 

PESCBIPIIQN 
OFFSITE PIPELINE IMPROVEMENTS·(34) 
2-12'" DUCTILE IRON PIPES (G.S. DODSON ADJUSTED COST ATTACHED)(55) 

24" & 30" GRAVITY PIPELINES(SEE DODSON COST ATTACHED!35)(40) 

OFFSITE SEWER IMPROVEMENTS SUBTOTAL: 

QI:( lllfilS l.l.lfil...CQfi 

LS 684.949 

LS 1 ,436,088 

AT. MASTEB E:Lilli PlJMP STATION @ COLL. 1 AND FARMER'S CENTRAi (SIZED AND EQUIPPED FOR MAX QF § MQD) 
AT1 PUMP STATION (64) 1 LS 1 ,697.466 

PUMP STATION SUBTOTAL: 

AU. ONSITE SEWER IMPROVEMENTS 

AU1 30" RCP COLL 1 (FARMERS CENTRAL TO PUMP)[27' DEEP] 50 LF 200.00 

AU2 24" VCP FARMERS CENTRAL (COLL 1 TO 30" @ PUMP)l27' DEEP] 100 LF 125.00 
AU3 21" VCP COLL 1 (PARKWAY TO FARMERS CENTRAL)[23' TO 27' DEEP) 2,600 LF 100.00 
AU4 18" VCP FARMER'S CENTRAL ( PIONEfcR TO COLL 1) 120" TO 27' DEEP) 1 ,850 LF 90.00 
AUS 18" VCP FARMER'S CENTRAL (RD 101 TO PIONEER)[20' TO 22' DEEP] 1 ,300 LF 90.00 
AU6 15" VCP PARKWAY EAST (W. EDGE OF TOC160 TO COLL. 1)[19' TO 23' DEEP] 650 LF 80.00 
AU7 15" VCP PARKWAY EAST (PIONEER TO W. EDGE OF TOG 160)117' TO 19' DEEP] 1 ,750 LF 8000 
AUS 15" VCP FARMERS CENTRAL (650' W. OF MTMR TO MTMR)l18' TO 1 7'DEEP] 650 LF 80.00 
AU9 15" VCP FARMERS CENTRAL (MATMOR TO 1 1 3)[18' TO 1 7'DEEP] 600 LF 8000 

AU10 15" VCP FARMERS CENTRAL (JACK THRU HWY 113 CASING)[18' TO 17'DEEP] 400 LF 15000 
AU1 1  15" VCP FARMERS CENTRAL (HWY 1 1 3  T O  R D  101)(18' TO 22' DEEP] 1 ,650 LF 80.00 
AU12 1 5" VCP PIONEER(GIBSON TO H.S. STUB)[12' TO 13' DEEPl54) 425 LF 8000 

AU13 15" VCP PIONEER(H.S. STUB TO COLL. 4)[13' TO 14' DEEP!54) 800 LF 80.00 

AU14 15" VCP PIONEER(COLL. 4 TO MIDDLE SCHOOL)[14' TO 15' DEEPl54) 850 LF 80 00 

AU15 15" VCP PIONEER(MIDDLE SCHOOL TO FARMERS CNTL)l15' TO 1 7' DEEPJ54) 650 LF 80 00 
AU16 10" VCP PIONEER (COLLECTOR 2 TO PARKWAY EAST)[14'·17' DEEP] 1 ,500 LF 55.00 
AU17 10" VCP LOCAL ROAD (RD 101 TO PARKWAY EAST)l19' TO 1 7' DEEP] 1 . 100 LF 55.00 
AU18 10" VCP COLL. 1 (NEIGH. COMM. TO PRKY EAST)[21' TO 23' DEEP] 650 LF 55 00 
AU19 8" VCP COLL. 1 LATERAL TIE IN (COLL. 2 TO FC)[7' TO 12' DEEPJ36) 3.900 LF 40.00 
AU20 10" STUB TO WOODLAND COMMUNITY COLLEGE 50 LF 100.00 
AU21 8" VCP FRMRS CNTRL LATERAL TIE IN (RD 101-COLL. 1 )17' TO 12' DEEP](36) 3.250 LF 40.00 
AU22 8" VCP PARKWAY (500' EAST OF COLL. 1 TO COLL. 1)[20' TO 23' DEEP) 500 LF 40.00 

AU23 8" VCP PARKWAY (MINOR COLL. TO 500' EAST OF COLL. 1)114' TO 20' DEEP] 800 LF 40.00 

AU23.5 8" VCP PIONEER (PARKWAY TO FARMERS CENTRAL)l8' TO 18' DEEP] 1 ,900 I F  40 00 
AU24 8" VCP COLLECTOR 2 ( W. EDGE OF STAGE 3 TO COLL. 1)114' TO 18' DEEP] 650 LF 40 00 
AU25 8" VCP COLLECTOR 1 (650' S. OF COLL. 2 TO NEIGH. COMM)l15' TO 21 '  DEEPI 1 ,300 I F  40.00 
AU26 8" VCP COLLECTOR 4 (RD 101 TO PIONEER)l15' TO 18' DEEP] 1 .000 LF 40.00 
AU27 8" VCP FARMERS CENTRAL (EAST ST. TO 650' W. OF MATMOR)[17' TO 18' DEEP) 2.000 LF 40.00 
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IQIAL 

684.949 

1 .436,088 

$2,121,000 

1 .697.466 

$1 ,697,000 

10,000 

12,500 
260,000 
166,500 
1 1 7,000 
52,000 

140,000 
52,000 
48,000 
60,000 

1 32,000 

34,000 

64.000 

68,000 

52,000 
82,500 
60,500 
35.750 

1 56,000 
5,000 

1 30,000 
20,000 

32,000 

76,000 
26,000 
52,000 
40,000 
80.000 
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• SEWER IMPROVEMENTS 
• SPRING LAKE SPECIFIC PLAN 
• MAJOR INFRASTRUCTURE · SLSP BUILDOUT 
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657.551 27.398 ++ 246.582 

997.705 330,300 43.083 65.000 ++ 403.566 

$1,655,000 $0 $330,000 $70,000 $0 $65,000 $0 $650,000 

1 .629.567 67.899 ++ 611 ,088 

$1,630,000 $0 $0 $68,000 $0 $0 $0 $611 ,000 

9,600 400 4,778 

12.500 5,610 

260,000 124,410 

151 ,515 14.985 1 12,388 

1 17 ,000 1 10.565 
52.000 49,563 

1 40,000 133,438 
52,000 73,938 
48,000 57,750 
60,000 60,060 

132,000 158,813 

34,000 

6.400 32,000 25,600 

20,060 34,000 13,940 

16.803 16,250 18,948 
82,500 57,000 
60,500 102,300 
35,750 

156.000 
5,000 ++ 

1 30,000 
20,000 

32,000 

76.000 
26,000 
52,000 
40,000 
80.000 
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CQI I ECTOR" Qll.0£. woorn ANQ Al I QGAJIQN 
ITEM PESCBIPIIQN WY J.!NJTS � IlllAL IMPBDYEMENIS WQQQI AND .l'.Ql...QJ;O J;;m fOB MPBA (39) 
AU. ONSITE SEWER IMPROVEMENTS {CONTINUED) 

AU28 8" VCP MATMOR (END TO FARMERS CENTRAL)[1 0' TO 17' DEEP] 
AU29 8" VCP RD 101 (GIBSON TO COLL 4)[12' TO 1 5' DEEP] 
AU30 8" VCP RD 101 (COLL 4 TO FARMER'S CENTRAL)[15' TO 21' DEEP] 
AU31 8" VCP RD 101 (PARKWAY WEST TO FARMER'S CENTRAL)[15' TO 21' DEEP] 
AU32 8" VCP RD 24C (2000' WEST OF COLL. 1 TO COLL. 1)[1 1 '  TO 25' DEEP] 

AU33 MANHOLES - 24" OR GREATER DIAMETER PIPE 

AU34 DROP MANHOLES (36) 

AU35 MANHOLES - LESS THAN 24" DIAMETER PIPE(37) 

AU36 TRENCH DEWATERING - 1 5' OR GREATER DEPTH 

AU37 TRENCH DEWATERING - LESS THAN 15' DEPTH 

ONSITE SPECIFIC PLAN SEWER IMPROVEMENTS SUBTOTAL 

SPECIFIC PLAN SEWER IMPROVEMENTS SUBTOTAL 

AV ADQITIONAI COSTS - SEWER 
AV1 GENERAL REQUIREMENTS 
AV2 CONTINGENCY FOR INFRASTRUCTURE YET TO BE DESIGNED 

AV2 5 CONTINGENCY FOR INFRASTRUCTURE OUT TO BID AND/OR DESIGNED 
AV3 ENGINEERING, DESIGN SURVEYING. OFFSITE IMPROVEMENTS(38) 
AV4 ENGINEERING, DESIGN SURVEYING 
AV5 PLAN CHECK & INSPECTION 
AV6 CONSTRUCTION MGMT (MANAGER, ENGRING CONSULTATION & STAKING) 

SPECIFIC PLAN SEWER ADDITIONAL COSTS TOTAL 

AW. I AND ACQIIIS!IION (41)(55) 

1 , 1 00 

900 

1 .300 

1 ,400 
2 .000 

99 
29.500 
1 0,125 

20 

10 
12 
10 
4 

LF 40.00 44,000 

LF 40.00 36,000 
LF 40.00 52,000 
LF 40.00 56,000 
LF 40.00 80, 000 

EA 6,000.00 12,000 

EA 6.000.00 42,000 

EA 2,500.00 247,500 
FT 45.00 1 .327,500 
FT 1 5.00 151 ,875 

$4,113,000 

$7,931,000 

% 237.930 

% 20 822,600 

% 10 381,800 
% 1 2  458,160 
% 10 41 1,300 

% 317,240 
% 555, 170 

$3,184,000 

12,000 

42,000 

139.624 
672,480 
1 08,660 

$2,522,000 

$5,807,000 

1 76 , 160 

504,400 

328,500 

402,000 
258,700 

234.880 
4 1 1 ,040 

$2,316,000 

44,000 
36,000 

52,000 
56,000 
80.000 

92,500 

627,750 

13,500 

$1,328,000 

$1 ,328,000 

39,840 

265,600 

132,800 

53,120 

92,960 
$584,000 

10,000 5,376 
9,135 18, 135 

18,750 10 ,965 

$154,000 $108,000 

$484,000 $246,000 

14,520 7,380 
30,800 2 1 ,600 
33,000 1 3,800 

39,600 16,560 
1 5,400 10,800 
19,360 9,840 

33,880 17,220 

$187,000 $97,000 

$0 

$0 

$0 

$0 

$65,000 

6.500 
0 

$7,000 

$0 

$0 

so 

4,920 

101 ,500 
included above 
included above 

$1,157,000 

$2,418,000 

72,540 

231 ,400 

126,100 
151 ,320 
1 1 5,700 

96.720 
169,260 

$963,000 

AW1 LAND ALONG NORTH EDGE OF BARTON (25' x 2600'] 

SPECIFIC PLAN SEWER LAND ACQUISITION TOTAL 

1 .5 AC 20.000 00 _____ 30
.;.
,00_0 ____ 2_1_.0_60 ___________ 1._14_0 ____ 1 .=2=00===-----+_+====--+-+_-iit----8

-.
5
=
1
-
9 

$30,000 $21,000 $0 $8,000 $1,000 $0 $0 $0 $9,000 

SPECIFIC PLAN SEWER TOTAL s11 ,  145,ooo I $8, 144,0001 $1,912,ooof $679,oool 5344.oool sol s12.oool $0 

SPe£if1c e1an Sewer Noles-
All costs based on current construction costs. Costs rounded 10 nearest $1 ,000. 

"Collector Improvements" consis1 of Non-Fee Program Backbone Infrastructure components, constructed and paid for by subdivision builders. Items include collector streets, water and sewer pipes 8' or less. and drainage pipes 30" or less. Collector rights-of-way up to 68' to be 
dedica1ed by adjacent subdivision builder. 

(34) Pump Station at Collector 1 and Farme(s Central, 2 • 12" DIP force main pipes to Gibson Road and gravity pipelines to WWTP. See attached G.S. Dodson 90% cost opinion da1ed 516103. Note 10% contingency removed and 38% additional costs then added 
(35) 30" gravity pipe based on City reques1ed design standard change of d/D�o.7 (pipe flows maximum of 70% full). Updated cost not yet available. Cost is based on 27" diameter pipe. 
(36) Lateral tie-in and/or drop manhole structures required due lo trunk sewer depths greater than 15' deep where houses front collector streets. 
(37) Manholes along lateral tie-in pipes included in Fee Program. 
{38) Increased engineering percentage for Pump Station/Force Main design 
(39) MPRA allocation based on proportional flows for each improvement. Flow calculations based on land use in December 200 1 SLSP and 12/17 /02 SLSP Amendment. R�5 land use assumed ICM' undefined areas in MPRA 
(40) City of Woodland allocation is for 2.0 MGD for Sycamore Ranch bulldou1 flows ($330 ,300) County has agreed to pay $65,000 toward offslte gravity option. See "Public En111ies" sheet for County Fair Share. 
(41) Estimated cost, actual land acquisition cosl to be determined based on appraisal. Pump station land acquisition included in mixed-use channel acquisition. Force main routing within public rights-of-way except as noted 
(54) 1 5" Sewer line is oversized based on former Gibson Rd sewer relief concept. High School costs based on prorated share of non-oversized (8" & 1 O") pipes City of Woodland costs based on oversized portion only 
(55) Land acquisition for force main alignment and junc1ion box at Rd 102 and Gibson Road included in street right-of-way acquisi1ion ccsts. 
(64) Based on GSE (pump sla1ion contractor) bid opened on 9/17/03. 

+
+ 

Public en1ities to pay prorated cost based on proportional use upon connection/use of indicated sewer lacllity. Payment to be made to Spring Lake Fee Program as cash or as land dedication in lieu of cash. 
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ENGINEER'S OPINION OF PROBABLE PUBLIC IMPROVEMENT COSTS 
"BACKBONE INFRASTRUCTURE" 
PROJECT: SPRING LAKE SPECIFIC PLAN . BUILDOUT 
CLIENT: SPRING LAKE PLANNING GROUP. LLC 
BASED ON SPRING LAKE SPECIFIC PLAN DATED DECEMBER 18 ,  2001 
COSTS ALLOCATED BASED ON MEETING MINUTES DATED 9/25, 9/26 , 9/29. 1 0/2 & 1013, 2001 PREPARED BY H. TSCHUDIN 
LAST REVISED: JUNE 3 ,  2004 BY: S GREENFIELD, CUNNINGHAM ENGINEERING CORP. 

STORM PBAtN· 

IIEA1 DFSGBIPUON QD: l.ltfilS llt:llI..Wfil IOJe.l. SJ.1£ 
M. OFFSITE IMPRQVEMENTS:(421 

M1 WEST REGIONAL DETENTION POND (43)(441 

M2 INTERIM DETENTION POND (PRUDLER . SIEVERS) (45) 

M3 DRAINAGE CHANNEL AND SEDIMENTATION BASIN 

M4 INTERCEPTOR/CONVEYANCE "CHANNEL" (46) 

AX5 EAST REGIONAL DETENTION POND 

M6 INLET CHANNEL TO EAST REGIONAL POND 

AX6.5 FARMERS CENTRAL CHANNEL CULVERT @ RD 102 

Ml OUTLET CHANNEL FROM EAST REGIONAL POND 

MS ADDITIONAL IMPROVEMENTS FOR SLSP(51) 

AX9 ADDITIONAL IMPROVEMENTS FOR MPRA(51) 

OFFSITE STORM DRAIN IMPROVEMENTS SUBTOTAL: 

AY. QNSITE STQBM DRAIN IMPRQVEMENTS:(�01(43) 
AY1 FARMER'S CENTRAL MIXlcD USE CHANNEL (PIONEER TO RD 102) (47) 3,300 

AY2 PEDESTRIAN BRIDGE OVER MIXED USE CHANNEL 
AY3 CONNECT TO EXISTING CULVERT BENEATH HWY 1 13 2 

AY3.5 2- 6'X6' REINFORCED CONCRETE BOX CULVERTS 500 
AY4 72" CIPCP FARMERS CTRL (RD 101  TO PIONEER) 1300 
AY5 60" CIPCP FARMERS CTRL (HWY 1 13 TO RD 101) 1 ,700 
AY6 60" CIPCP FARMERS CTRL (COLL. 5 TO HWY 1 131 1 .900 
AY7 60" CIPCP FARMERS CTRL (EAST ST. TO COLL. 51 1 500 
AY8 2-66" RCP EAST PARKWAY (COL L 1 TO RD 102) 3,900 
AY9 66" RCP EAST PARKWAY (1250' W. OF COLL. 1 TO COLL 11 1 .250 
AY10 54" RCP EAST PARKWAY (E. EDGE OF R-20 TO 1250' W. OF COLL. 1 )  300 
AY11 48" CIPCP EAST PARKWAY (PIONEER TO E. EDGE OF R-20) 850 
AY12 30" CIPCP LOCAL RD (IN FRONT OF FIRE STATION) 500 
AY13 36" CIPCP PIONEER SOUTH (1000' SOUTH OF PARKWAY TO PARKWAY) 1 ,000 
AY14 60" CIPCP PIONEER NORTH (PARKWAY WEST TO FARMERS CNTRL) 1 .900 

AY1 4.5 66" CIPCP PIONEER NORTH (RD 24C TO FARMERS CENTRAL) 900 
AY15 60" CIPCP PARKWAY WEST (PARLIN R-15 TO PIONEER) 400 

AY1 5.5 54" CIPCP PARKWAY WEST (RD 101 TO PARLIN R-15) 600 
AY16 2-54" RCP RD 25A (COLL. 1 TO RD 102) 3.900 
AY17 2-54" CIPCP RD 25A (W. EDGE OF SLSP TO COLL 1) 6.500 
AY18 NOT USED 0 
AY19 NOT USED 
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LS 763,200 

LS 215,076 

LS 32,028 

LS 2,436,223 

LS 8,350,000 

LS 1 ,421 ,647 

LS 259,166 

LS 588,340 

LS 2,200,000 

LS 5.300,000 

LF 225.00 

EA 120,000 00 
EA 10,000.00 
LF 650.00 
LF 1 15.00 
LF 90 00 
LF 90.00 
LF  90  00 
LF 200.00 
LF 200.00 
LF 160.00 
LF 72.00 
LF 45.00 
LF 55 00 
LF 80.00 
LF 100.00 
LF 90.00 
LF BO.DO 
LF 150.00 
LF 75.00 
LF 0.00 
LF 0.00 

763,200 �� 

21 5,076 

32,028 � 

2,436,223 

8,350,000 

1 ,421,647 

259,166 

588,340 

2,200,000 

5,300,000 

$21 ,566,000 

742,500 

1 20,000 
20,000 

325,000 
149,500 
1 53,000 
1 71 ,000 
135,000 
780,000 
250,000 

48,000 
61 ,200 
22,500 
55.000 

1 52,000 
90,000 
36,000 
48,000 

585,000 
487,500 

0 
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1 ,266,836 

8 350,000 

1 .421,647 

259,166 

588,340 

1 056,000 

$13,069,000 

742,500 

120,000 
20,000 

325,000 
149,500 
153.000 
171 ,000 
1 35,000 
780,000 
250,000 

48,000 
61 ,200 
22,500 
55,000 

152.000 
90,000 
36,000 
48,000 

585,000 
487,500 

0 

• STORM DRAIN 
• SPRING LAKE SPECIFIC PLAN 
• MAJOR INFRASTRUCTURE · SLSP BUILDOUT 

CQI I ECJ:QB• illX..QE. �QQQI 8t:lQ 81 1 QC8IIQ� 
IMEBQV�M�NIS :tl:QQC!l 6�C! Yi'JUfill QillE.B XQL.Q.C.Q .!Xll.LEGE E.QJil1EBe. 

641 ,088 

215.076 

26,904 

1 , 169,387 
++ ++ ++ 835,000 

355,412 

++ ++ ++ 1 16,625 

++ ++ ++ 217,686 

1 ,144,000 ++ ++ ++ 

5.300,000 

$215,000 $1,144,000 $0 $7,137,000 $0 $0 $1,525,000 

++ ++ 163,350 
++ 

16.800 
74,250 
40,040 
39,100 

183,540 
144,900 
43.875 
14,063 
2,775 
3,698 
1 ,125  
2,750 

129,675 
73, 125 
41 ,400 
56,700 

423, 1 50 
403,000 

Spring Lake Specific Plan Buildout 6/ 3:04 
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AY. QN�l!i; �TQBM DRAIN IMPRQVEMENT�: (QQNTIN!,J!;;QM43) 

AY20 48" CIPCP COLL. 1 {SCHOOL TO PARIWIAY EAST) 650 LF 72.00 46.800 46.800 

AY21 42" CIPCP COLL. 1 {RD 24C TO SCHOOL) 650 LF 65.00 42,250 42,250 
AY22 36" CIPCP RD 24C (650' WEST OF COLL. 1 TO COLL. 1) 650 LF 55.00 35,750 35,750 
AY23 30" CIPCP RD 24C (1 650' W. OF COLL. 1 TO 650' W. OF COLL. 1 )  1 ,000 LF 45.00 45,000 45,000 
AY24 36" CIPCP LOCAL TO LITTLE PROP. (TOG WEST PROP LINE TO COLL. 1 )  650 LF 55.00 35,750 35,750 
AY25 36" CIPCP COLL. 1 {NEIGHBORHOOD COMM TO PARKWAY) 650 LF 55.00 35,750 35,750 
AY26 NOT USED 0 LF 0.00 0 
AY27 42" CIPCP PIONEER (HIGH SCHOOL TO FARMER'S CENTRAL) 800 LF 65.00 52,000 52.000 
AY28 36" CIPCP PIONEER (COLL. 4 TO MIDDLE SCHOOL) 625 LF 55.00 34,375 34,375 
AY29 30" CIPCP PIONEER (H.S STUB TO COLL 4) 850 LF 45.00 38,250 38,250 
AY30 30" CIPCP COLLECTOR 4 {RD 101 TO PIONEER) 900 LF 45.00 40,500 40,500 

AY31 48" CIPCP RD 101 (PARK TO FARMERS CENTRAL) 650 LF 72.00 46,800 46,800 
AY32 42'' CIPCP RD 101 (COLL. 4 TO PARK) 650 LF 65 00 42,250 42,250 
AY33 36" CIPCP RD 101 (400' S .  OF GIBSON TO COLL. 4 ) 900 LF 5500 49,500 49,500 
AY34 48" CIPCP RD 101 (SPORTS PARK TO FARMERS CENTRAL) 650 LF 7200 46,800 46,800 53,723 
AY35 36" CIPCP RD 101 (400' N. OF PARKWAY TO NE CORNER OF SPORTS PARK) 550 LF 55.00 30,250 30,250 28,738 
AY36 30" CIPCP MATMOR (R-8 TO FARMER'S CENTRAL) 650 LF 45.00 29,250 29,250 
AY37 54" CIPCP RD 25A (750' W. OF SLSP TO W. EDGE OF SLSP) 750 LF 80.00 60,000 60,000 78,750 

AY38 48" CIPCP RD 25A (1500' TO 750' WEST OF SLSP) 750 LF 72.00 54,000 54,000 65,250 

AY39 ONSITE AG DRAINAGE CUTOFF DITCHES 13,300 FT 30.00 399,000 399,000 

AY39.4 STORM DRAIN JUNCTION BOXES (PIDNEER&FC; PARKWAY 66'' PIPES EA 40,000.00 80,000 80,000 29,600 

AY39.5 MANHOLES - PIPES GREATER THAN 48" 67 EA 1 0,000.00 670,000 670,000 247,900 

AY40 MANHOLES 33 EA 2,500.00 82,500 75,052 7,448 30,525 

AY41 DRAINAGE INLETS/LATERALS 58 EA 2,500.00 1 45,000 131 ,909 13,091 53,650 

AY42 TRENCH DEWATERING • GREATER THAN 48" PIPE (48) 26,800 FT 25.00 670,000 670,000 included above 

AY43 TRENCH DEWATERING • 42" TO 48" PIPE(48) 6.300 FT 1 5.00 94,500 94,500 

AY44 PRECAST CULVERT @ SEWER PUMP STATION LS 500,000 00 500,000 500,000 1 10 ,000 

AY45 ONSITE AG INTERCEPTOR CULVERT BENEATH PIONEER LS 25,000.00 25,000 25,000 5,000 

ONSITE STORM DRAIN IMPROVEMENTS SUBTOTAL: $7,862,000 $7,689,000 $174,000 $0 $0 $0 $0 $0 $2,560,000 

STORM DRAIN IMPROVEMENTS SUBTOTAL: $29,428,000 $20, 758,000 $389,000 $1,144,000 $0 $7,137,000 $0 sol $4,085,000 

AZ. AQQIJIONAI COSTS - STORM QBAIN 
AZ1 GENERAL REQUIREMENTS % 882.840 622,740 1 1 ,670 34,320 214 , 1 10  oj 122,550 
AZ2 CONTINGENCY FOR INFRASTRUCTURE YET TO BE DESIGNED 20 % 20 1 ,572,400 1 .537,800 34,800 0 512,000 

AZ2 5 CONTINGENCY FOR INFRASTRUCTURE OUT TO BID AND/OR DESIGNED 10 % 10 2,1 56,600 1 ,306,900 21,500 114,400 713,700 0 152,500 
AZ3 ENGINEERING, DESIGN SURVEYING 10 % 10 2,942,800 2 ,075,800 38,900 1 14 ,400 713.700 0 408,500 
AZ4 PLAN CHECK & INSPECTION 4 % 1 , 1 77,120 830.320 15,560 45,760 285,480 0 163,400 
AZ5 CONSTRUCTION MGMT (MANAGER, ENGRING CONSULTATION & STAKING) % 2,059,960 1 ,453,060 27,230 80,080 499,590 0 285,950 

STORM DRAIN ADDITIONAL COSTS TOTAL $10,792,000 $7,827,000 $1 50,000 $389,000 $0 $2,427,000 $0 $0 $1 ,645,000 
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BA I AND ACOlilSITIQN 
BA1 WEST REGIONAL DETENTION POND (49) 1 1 . 0  AC 50,000.00 

::�:��:-
462,000 

BA2 DRAINAGE CHANNEL AND SEDIMENTATION 8ASIN(49J 1 1 .0 AC 50.000.00 462,000 

BA3 EAST REGIONAL DETENTION POND (50) 1 58.7 AC 9.450.00 1 ,500,000 1 ,500,000 ++ ++ ++ 

BA4 CITY ESMT ACQUISITION FOR INLET DRAINAGE CHANNEL (2,650'x 155')(62) 30.5 AC 4,000.00 1 22,000 122,000 
BA5 CITY EASEMENT ACQUISITION FOR OUTLET DRAINAGE CHANNEL 7.3 AC 4,000.00 29,200 29,200 ++ ++ ++ 

BA6 EASEMENT ACQUISITION FOR MIXED USE CHANNEL (4000' x 100')(49) 9.2 AC 50,000.00 460,000 460,000 ++ ++ 

BA7 EASEMENT ACQ FOR INTERCEPTOR CONVEYANCE ADJ TO RUSSELL(57) LS 200,000 00 200,000 200,000 

BAS CONS. ESMT ENDOWMENT ON EAST REGNL. DETENTION POND PROP(58) LS 200,000 00 200,000 200,000 

BA9 DOWLING ESMT ACQUISITION FOR EAST REG DET POND MITIGATION 57.1 2  AC 4,000.00 228,480 228,480 

BA10 CITY ESMT ACQUISITION FOR AG INTERCEPT CHNL (100' x 6850') 6.7 AC 4,000.00 26,800 26,800 

BA10.5 DOWLING ESMT ACQUISITION FOR AG INTERCEPT CHNL (100' x 6850') 9.0 AC 4,000 00 36.000 36,000 

BA11 

BA12 

(30) 

(42) 

(43) 

(44) 
(45) 
(46) 

(47) 

(48) 
(49) 
(50) 

(51) 

(57) 

(58) 
(62) 
++ 

BARTON EASEMENT ACQUISITION FOR OUTLET DRAINAGE CHANNEL 1 3  AC 20,000 00 25,000 25,000 

SOUTH CANAL PUMP STATION 3.0 AC 15.000 00 45,000 21 ,600 
LAND ACQUISITION SUBTOTAL $3,972,000 $3,025,000 $0 

STORM DRAIN TOTAL $44,192,0ool $31.610,0001 $539,oool 
Storm Drain Notes: 

23,400 

$23,000 

$1 ,556,0001 

++ 

++ 

$0 $924,000 

sol $10,488,0001 

++ ++ 

++ ++ 

$0 $0 

$01 sol 

"Collector Improvements" c.onsist of Non-Fee Program Backbone Infrastructure components. constructed and paid for by subdivision builders. Items include collector streets. water and sewer pipes 8" or less, and drainage pipes 30" or less. Collector righls-of-way up to 68' to be 
dedicated by adjacent subdivision builder. 

Master Plan Remainder area al location based on proportional ftows for each drainage shed. 

Reinforced concrete pipe (RCP) required for storm drainage pipes within the groundwater. Cost assume RCP will be required for storm drain pipes with inverts at or below elevation 32.0' NAVO 88. 

Offsite drainage improvement costs based on Wood Rodgers' 50% cost opinion daled 4/1 1!03 and modified based on lower gas main relocalion costs per PG&E and inlet channel rouled along Road 102. Does not indude Land Acquisition costs and 48% increase for "Additional 
Ccsts" , 

MPRA Allocations based on Wood Rodgers allocation Method B 

West Regional Detention Pond to be constnucted during MPRA buildout. Cost shown in "Other" column allotted to the MPRA. 
Interim pond located on Prudler/Sievers land and 100% of the cost to be bourn by Prudler -Sievers 
Cost allocated based on proportional length of channel adjacent to SLSP relative to length of channel adjacent to MPRA. Total cost assumes 60" RCP installed west of Russell property. 
Mixed use channel improved to ultimate sit.e with amenities. Length excludes 400' for 250' culvert and 150' of assocated improvements at the sewer pump station and 500' for dual 6'x6' reinforced concrete box structures at upstream end See Item AY44 for culvert cost See item 
AY3.5 for 6'x6' box structure cost. Pathway lighting included in slreel costs. 
Dewatering costs will likely decrease as development progresses toward the west. 
Property owners representatives agreed to use $50,000/acre as unit value for developable land for the purposes al the Financing Plan. Actual value to be delermined 
$1 .oM ta be partially offset by sale ol 7 8 acres of auto recycling yard. 
Addi Improvements for the SLSP may be necessar,, ii Cache Creek flood protection Is not resolved and berms can not be placed around East Regional Detention Pond. $ 1 .6M (Item AX8) is a prorated cost allocated to replace the lost storage if the 
berms are not placed and is based on current estimated $$/acre-ft of storage provided by the East Regional Delention Pond. $4.0M is a placeholder for the MPRA to provide required additional improvements to account far storm water runoff volui 
not being accommodated by the West or East Regional Ponds $4 0 M is also based on current estimated $$/acre-ft of storage provided by the East Regional Detention Pond Bath items to be revised via future Nexus Study up<.iales once the 
additional improvements are identified. 
Includes cost of fencing ($10/LF) ta be located on property to the south 

Cost assumed based on estimate from Foothill & Associates. 
Includes area west of inlet channel and east of CR 102. 

Public entities lo pay prorated cost based on proportlonal use upon connection/use of indicated drainage facility. Paymenl lo be made to Spring Lake Fee Program as cash or as land dedication in lieu of cash 

III IQGIIIIQl::J 
EQliMEB8 

135,000 

30,500 

1 0,804 

101 ,200 

96,000 

18,000 

20,563 

12,864 

17,280 

9,250 

16.650 

$468,000 

ss.198.ooo I 
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"BACKBONE INFRASTRUCTURE" 

PROJECT: SPRING LAKE SPECIFIC PLAN • BUILOOUT 

CLIENT: SPRING LAKE PLANNING GROUP, LLC 
BASED ON SPRING LAKE SPECIFIC PLAN DATED DECEMBER 18, 2001 
LAST REVISED: JUNE 3, 2004 BY: S GREENFIELD, CUNNINGHAM ENGINEERING CORP. 

PARKS & euauc IMPROVEMENTS· 

• PARKS AND PUBLIC FACILITIES 
• SPRING LAKE SPECIFIC PLAN 
• MAJOR INFRASTRUCTURE · SLSP BUILDOUT 

CPI I ECJOB' � WOOD! AND Al I QCAIIQN 
lIW PESCBIPIIDN 
BO. � 

BD1 NEIGHBORHOOD PARK "N1" (64) 

802 NEIGHBORHOOD PARK "N2" (64) 

BD3 NEIGHBORHOOD PARK "N3" (64) 

804 CENTRAL PARK 

BD5 SPORTS PARK ·DEVELOPMENT/ GREEN(60) (65) 

806 SPORTS PARK · COMPLETE CONSTRUCTION (61) (65) 

BD7 SPORTS FIELDS FROM NEIGHBORHOOD PARKS ADDED TO SPORTS PARK 

PARKS & PUBLIC IMPROVEMENTS SUBTOTAL: 

BE fl RE STAT!QN 
BE1 FIRE STATION 

BF LA!:jQ 8QQlJISIDQtj 

BF1 NE IGHBORHOOD PARK "N1" 

BF2 NEIGHBORHOOD PARK "N2" 

BF3 NEIGHBORHOOD PARK "N3" 

BF4 CENTRAL PARK 

BF5 SPORTS PARK(65) 

BF6 FIRE STATION (63) 

PARKS & PUBLIC IMPROVEMENTS SUBTOTAL: 

PARKS & PUBLIC IMPROVS LAND ACQUISITION SUBTOTAL 

PARKS & PUBLIC IMPROVEMENTS TOTAL 

Parks & Public Facilities Noles: 

21 

34 o 

1 .0 

ll.NlIS � I.Pie.1. 

LS 2,145,000 1 ,645,000 

LS 1,645,000 1 ,645,000 

LS 2,230,000 1 ,730,000 

LS 1 ,030,000 1 ,030,000 

AC 172,500 3,622,500 

LS 4,150,000 4,1 50,000 

LS 2,035,000 2,035,000 

$15,858,000 

LS 1 ,675,000 1 ,675,000 

$1 ,675,000 

AC 125,000 1 ,000,000 

AC 125,000 1 ,000,000 

AC 125,000 1 ,000,000 

AC 125,000 500,000 

AC 125,000 4,250,000 

AC 125,000 1 25,000 

$7,875,000 

$25,408.ooo I 

SJ.LE IMPBQYEMENIS WQQOI ANO 

1 ,645,000 

1 ,645.000 

1,730.000 

1 ,030,000 

3,622,500 

2, 166,288 1 ,983,713 

2,035,000 

$13,874,000 $0 $1 ,984,000 

1 ,675,000 

$0 so $1,675,000 

1 ,000,000 

1 ,000,000 

1 ,000,000 

500.000 

4,250,000 

125,000 

$7,750,000 $0 $125,000 

$21,624,0001 sol $3. 784.ooo I 

$0 $0 

$0 $0 

$0 $0 

sol sol 

:i:ow..co � E.O.B.ME.Re. 

$0 $0 

$0 $0 

$0 $0 

sol sol 

"Collector Improvements" consist of Non-Fee Program Backbone Infrastructure components. constructed and paid for by subdivision builders. Items Include collector streets. water and sewer pipes 8" or less, and drainage pipes 30" or less. Collector rights-of-way up to 68' to be 
dedicated by adjacent subdivision builder 

(59) 

(60) 

(61) 

(63) 

(64) 

(65) 

Neighborhood Park construction cosls based on RJM Design Group, Inc. cost opinion . See cost opinion for park components 

Assumes 13 acres of 1he 34 acres deducted for sports fields and parking lots 
Total cost consisls of City of Woodland Parks Master Plan bulldout estimate of $12,022,000 less the cost of development/greening and acquisition. City column consists of 16.5% of greening (Item BOS), acquisition (Item BFS) and bulldout construction (Item 806), paid for by 
development Impact fees. Sports Park to be completed during MPRA bu1ldout. 

Acquisition cost assumes improved lot with frontage improvements and utility s1ubs. 

Sports Fields From Neighborhood Parks added to Sports Park· 100% SLIF 
Amounts in SLIF column for Hems 805, 806 and BF5 are equal to the SLIF oblgatin of 83.5% ($10,038.788) of the Sports Park Cost of $12,022.500 w/o Neighborhood sports fields 
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$0 

$0 

$0 

sol 



ENGINEER'S OPINION OF PROBABLE PUBLIC IMPROVEMENT COSTS 
"BACKBONE INFRASTRUCTURE" 
PROJECT: SPRING LAKE SPECIFIC PLAN - BUILDOUT 
CLIENT: SPRING LAKE PLANNING GROUP, LLC 
BASED ON SPRING LAKE SPECIFIC PLAN DATED DECEMBER 1 8, 2001 
LAST REVISED: JUNE 3, 2004 BY S GREENFIELD, CUNNINGHAM ENGINEERING CORP. 

J.IE.M PESCBiPIIQN 

MAJOR INFRASTRUCTURE SUBTOTAL 

BG. COMMUNITY FACILITY DISTRICT ADMIN FEE 
BG1 COMMUNITY FACILITIES DISTRICT ADMIN FEE 

COMMUNITY FACILITY DISTRICT ADMIN FEE TOTAL 

BH. SLSP ADMINISTRATION AND PLANNING COST 1261 
BH1 SLSP ADMINISTRATION AND PLANNING 

SLSP ADMINISTRATION AND PLANNING COST TOTAL 

Bl EXISTING GIBSON ROAD CFD 1 PH 2 IMPROVEMENTS 
811 GIBSON RD CFO I, PH 2 IMPROVS (27.5% OF TOTAL $$)(16) 
812 GIBSON ROAD HIGH SCHOOL SIDEWALK IMPROVS (17) 

EX. GIBSON RD CFO 1, PH 2 IMPROVEMENTS TOTAL: 

ADMINISTRATION & EXISTING IMPROVEMENTS TOTAL 

Administration & Existing Improvements Notes 

% 

LS 

LS 965,864.00 
LS 24.960.00 

"Cl I l;C!OB"' 

IMEBQ�i;�E�IS 

$169,384,00ol $106,438,00ol $18,764,oool 

6,775,360 4,257.520 750,560 
$6,775,000 $4,258,000 $751,000 

2,500,000 $2,500,000 
$2,500,000 $2,500,000 $0 

965,864 804,245 
24,960 

$991,000 $804,000 $0 

$10,266,000l $7,562,000l s1s1.oool 

�DQQl 8�1:2 

$17,193,000l 

687,720 
$688,000 

$0 

$0 

$688,000! 

• ADMINISTRATION & EXISTING IMPROVEMENTS 
- SPRING LAKE SPECIFIC PLAN 
• MAJOR INFRASTRUCTURE · SLSP BUILDOUT 

lC/.J.lJS.O. 

s1 . 188,oool s2s.119,oool 

47,520 1 ,028 760 
$48,000 $1,029,000 

$0 $0 

24.960 
$25,000 $0 

$73,oool $1,029,000l 

WQQQI AND Al I QCAIION 
.l:'.QJ..O....C � EQB.MEBA 

591,000! so! $10,952,0001 

3,640 438,080 

$4,000 $0 $438,000 

$0 $0 $0 

161 ,619 

$162,000 $0 $0 

$166,000! so! $438,oool 

( 16) Based on actual construction costs provided by City of Woodland, copy attached herein. $965,864 is 27.5% of total construction cost and does not include City of Woodland contribution. Yolo County contribution based on previous agreement with City of Woodland to fund 600' of 
5200' of widening improvements ( 1 1 .54%) plus the full cost of the left-in/left-out turn pocket at Monroe Detention Center. Cost shown herein include a 20% contingency. 

11 7) High School sidewalk cost based on actual cost to install completed sidewalk per attached spreadsheet. See Public Fntity Sheet for additional costs for traffic signal to be negotiated (Total signal cost = $84,000 Total SLSP share @ 27.5% of total = $23.100, requested H.S. signal 
cost = 50% of SLSP cost = $ 1 1 ,550). CFD I, PH 2 includes only 20' of landscape, SLSP calls for 35' landscape buffer, hence addl 15' of landscape cost added. 

(26) Administration and Planning Cost is based on costs incurred to date (see attached detail) and estimate of additional costs. Final cost will be provided in the next SLSP CIP revision. 

lTI;.h1 DESGRIPIION 
MAJOR INFRASTRUCTURE TOTAL $179,650,0001 
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COii ECTOR* 
Sl.1E IMPROVEMENTS 

$114,000,000l $19,515,oool 

Clll.QL 
WOOQI ANQ 

$17,881,0001 $1,261,oool $26,748,oool 

WQQQ! AND Al I QGAIION 
.l:'.QJ..O....C QlLWl.E. E.QE.Mffi!, 

s2s1,ooo! so! $11 ,390,0001 

Spring Lake Specific Plan Buildout 613104 



CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT No. 2004-1 

(Spring Lake) 

RA TE, METHOD OF APPORTIONMENT, 
AND MANNER OF COLLECTION OF SPECIAL TAX 

A Special Tax applicable to each Assessor's Parcel in Community Facilities District No. 2004- 1 
(Spring Lake) [herein "CFD No. 2004- 1 "] shall be levied and collected according to the tax 
liability determined by the City Council, through the application of the appropriate amount or 
rate for Taxable Property, as described below. All of the property in CFD No. 2004- 1 ,  unless 
exempted by law or by the provisions of Section F below, shall be taxed for the purposes, to the 
extent, and in the manner herein provided, including property subsequently annexed to CFD No. 
2004- 1 unless a separate Rate, Method of Apportionment, and Manner of Collection of Special 
Tax is adopted for the annexation area. 

A. DEFINITIONS 

The terms hereinafter set forth have the following meanings: 

"Acre or Acreage" means the land area of an Assessor's Parcel as shown on an Assessor's 
Parcel Map, or if the land area is not shown on an Assessor's Parcel Map, the land area shown on 
the applicable Final Map, parcel map or other map recorded in the County Recorder's Office. 

"Act" means the Mello-Roos Community Facilities Act of 1 982, as amended, being Chapter 2.5, 
( commencing with Section 533 1 1 ), Part 1 ,  Division 2 of Title 5 of the Government Code of the 
State of California. 

"Administrative Expenses" means any or all of the following: the fees and expenses of any 
fiscal agent or trustee (including any fees or expenses of its counsel) employed in connection 
with any Bonds, and the expenses of the City carrying out its duties with respect to CFD No. 
2004- 1 and the Bonds, including, but not limited to, costs of levying and collecting the Special 
Tax, the fees and expenses of legal counsel, charges levied by the County Auditor's Office, Tax 
Collector's Office, and/or Treasurer' s  Office, costs related to annexing property into CFD No. 
2004- 1 ,  costs related to property owner inquiries regarding the Special Tax, amounts needed to 
pay rebate to the federal government with respect to the Bonds, costs associated with complying 
with any continuing disclosure requirements for the Bonds and the Special Tax, and all other 
costs and expenses of the City in any way related to the establishment or administration of CFD 
No. 2004- 1 .  

"Administrator" shall mean the person or firm designated by the City to administer the Special 
Tax according to this Rate and Method. 
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"Affordable Cluster Unit" means a residential unit that is smaller and built at a higher density 
than indicated by the Specific Plan Land Use Designation for the Parcel in order to meet the 
City's affordable housing requirements. The City shall determine, in its sole discretion, whether 
Affordable Cluster Units are included in each Final Map that is submitted to the City for 
approval. 

"Affordable Multi-Family Property" means a Parcel of Multi-Family Property that is either 
deed-restricted to maintain the affordability of the residential units within the building or, in the 
City's sole discretion, otherwise qualifies as affordable housing. 

"Assessor's Parcel" or "Parcel" means a lot or parcel shown on an Assessor's Parcel Map with 
an assigned Assessor' s Parcel number. 

"Assessor's Parcel Map" means an official map of the County Assessor designating parcels by 
Assessor's Parcel number. 

"Attachment 1"  means Attachment I to this Rate and Method, which will be updated regularly 
by the Administrator as Successor Parcels are created within CFD No. 2004- 1 ,  Expected 
Units/Acres are transferred among Parcels, and additional BUAs are assigned to Parcels above 
the amount assigned as of CFD Formation. 

"Base Maximum Special Tax" means the Maximum Special Tax for each Specific Plan Land 
Use Designation, as shown in Section C .  l below, that was used to assign the Maximum Special 
Tax to each Original Parcel at CFD Formation. The Base Maximum Special Tax for Residential 
Units shown in Section C. 1 is also intended to be the final Maximum Special Tax that will be in 
effect when a Residential Unit is sold to a homeowner, although the actual Maximum Special 
Tax per Residential Unit may be higher if a mandatory prepayment is not received to offset a 
Unit/ Acre Deficit, as set forth in Section C.3a below. 

"Bonds" means any bonds or other debt (as defined in Section 533 1 7(d) of the Act), whether in 
one or more series, issued by the City for CFD No. 2004- 1 under the Act. 

"BUA" means the single family residential building unit allocations assigned by the City to 
Parcels within CFD No. 2004- 1 pursuant to Chapter 26 of the City of Woodland Municipal 
Code. 

"BUA Release" means that the City has allocated additional BUAs to Parcels in CFD No. 
2004-1 and, because of the BUA Release, additional Residential Units or High Density Acres 
can be developed on such Parcels. 

"Capitalized Interest" means funds in any capitalized interest account available to pay debt 
service on Bonds. 

"CFD Formation" means the date on which the Resolution of Formation to form CFD No. 
2004- 1 was adopted by the City Council .  
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"City" means the City of Woodland. 

"City Council" means the city council of the City of Woodland, acting as the legislative body 
for CFD No. 2004- 1 .  

"County" means the County of Yolo. 

"Developed Property" means, in any Fiscal Year, any Parcel of Taxable Property in CFD No. 
2004- 1 for which a building permit was issued prior to January 1 of the preceding Fiscal Year. 

"Development Rights" means, for any Parcel within CFD No. 2004-1 ,  either of the following 
(i) that BUAs have been assigned to the Parcel based on a BUA Release that has already taken 
place, (ii) on which single family detached or single family attached affordable units can be built 
without BUAs being assigned for such units, or (iii) that the Parcel, or a portion thereof, is High
Density Property pursuant to the definition set forth below. 

"Duple.x/Half-Plex Property" means, in any Fiscal Year, any Parcel of Developed Property for 
which a building permit was issued for construction of a residential dwelling unit that shares a 
common wall with one other residential unit. 

"Expected Units/Acres" means the number of Residential Units or High-Density Acres within 
each Specific Plan Land Use Designation that are expected on an Original Parcel in CFD No. 
2004-1 .  The Expected Units/Acres for each Original Parcel as of CFD Formation are shown in 
Attachment 1 of this Rate and Method. In relation to Successor Parcels, "Expected Units/Acres" 
means the number of Residential Units or High Density Acres within each Specific Plan Land 
Use Designation that was assigned by the Administrator to the Successor Parcel when the 
Original Parcel was subdivided. 

"Expected Maximum Special Tax Revenues" means the amount of revenue that would be 
available in any Fiscal Year if the Maximum Special Tax were levied on the Expected 
Units/ Acres. The Expected Maximum Special Tax Revenues for each Original Parcel as of CFD 
Formation are shown in Attachment 1 of this Rate and Method. The Administrator shall update 
the Expected Maximum Special Tax Revenues for each Parcel within the CFD after each BUA 
Release, and the Administrator shall update Attachment 1 to keep a current record of the 
Expected Maximum Special Tax Revenues within the CFD. 

"Final Map" means a final map, or portion thereof, approved by the County pursuant to the 
Subdivision Map Act (California Government Code Sections 664 10  et seq.) that creates 
Residential Lots. The term "Final Map" shall not include any Assessor's Parcel Map or 
subdivision map or portion thereof that does not create Residential Lots, including Assessor's 
Parcels that are designated as remainder parcels .  

"Fiscal Year" means the period starting July 1 and ending on the following June 30. 

"High Density Acres" means the Acreage of High Density Property. 
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"High-Density Property" means property with a Specific Plan Land Use Designation of R- 1 5, 
R-20 or R-25. 

"Maximum Special Tax" means the maximum Special Tax, determined in accordance with 
Section C, that can be levied in any Fiscal Year. 

"Multi-Family Property" means, in any Fiscal Year, any Parcel of Developed Property for 
which a building permit was issued for construction of a residential structure with three or more 
residential units that share common walls, all of which are offered for rent to the general public. 

"Original Parcel" means an Assessor's Parcel in CFD No. 2004- 1 at the time of CFD 
Formation or added to the CFD upon annexation, as identified in Attachment I (which shall be 
updated after each annexation). A Successor Parcel that is being further subdivided shall also be 
considered an Original Parcel for purposes of determining the Maximum Special Taxes pursuant 
to Section C below. 

"Proportionately" means that the ratio of the actual Special Tax levied in a Fiscal Year to the 
Maximum Special Tax authorized to be levied in that Fiscal Year is equal for all Assessor' s 
Parcels within a class of property (Developed Property, Small Lot Tentative Map Property or 
Undeveloped Property) . 

"Public Property" means any property within the boundaries of CFD No. 2004- 1 that is owned 
by the federal government, State of California, City, County or other public agency. 

"Rate and Method" means this Rate, Method of Apportionment, and Manner of Collection of 
Special Tax. 

"Residential Lot" means a Parcel within a Final Map on which an individual Residential Unit, 
single family attached building, condominium unit, or multi-family building can be constructed 
without further subdivision of the Parcel. 

"Residential Unit" means a single family detached residential dwelling unit or, for 
Duplex/Half-Plex Property, an individual residential dwelling unit that shares a common wall 
with another unit. 

"Small Lot Tentative Map" means a map that is made for the purpose of showing the design of 
a proposed subdivision, including the individual Residential Lots that are expected within the 
subdivision, as well as the conditions pertaining thereto. A Small Lot Tentative Map is not based 
on a detailed survey of the property within the map and is not recorded at the County Recorder's 
Office to create legal lots. 

"Small Lot Tentative Map Property" means, in any Fiscal Year, all Parcels which are included 
within a Small Lot Tentative Map that was approved by June 30 of the prior Fiscal Year 
(including any such maps that have subsequently expired), and which have not yet become 
Developed Property. 
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"Special Tax" means any tax levied pursuant to the Act on property within CFD No. 2004- 1 .  

"Special Tax Requirement" means the amount necessary in any Fiscal Year to: (i) pay the 
principal of and interest on Bonds that is due in the calendar year that begins in such Fiscal Year; 
(ii) create and/or replenish reserve funds for the Bonds; (iii) cure any delinquencies in the 
payment of the principal of or interest on Bonds that have occurred in the prior Fiscal Year or, 
based on existing delinquencies in the payment of Special Taxes, are expected to occur in the 
Fiscal Year in which the tax will be collected; (iv) pay Administrative Expenses; and (v) pay the 
costs of public improvements and public infrastructure authorized to be financed by CFD No. 
2004- 1 .  The amounts referred to in clauses (i) and (ii) of the preceding sentence may be reduced 
in any Fiscal Year by: (i) interest earnings on or surplus balances in funds and accounts for the 
Bonds to the extent that such earnings or balances are available to apply against debt service 
pursuant to a Bond indenture, Bond resolution, or other legal document that sets forth these 
terms; (ii) proceeds from the collection of penalties associated with delinquent Special Taxes; 
and (iii) any other revenues available to pay debt service on the Bonds as determined by the 
Administrator. 

"Specific Plan Land Use Designation" means the land use designation dictated by the Spring 
Lake Specific Plan, as determined in the sole discretion of the City. For purposes of designating 
the Expected Land Uses in Attachment 1 ,  Duplex/Half-Plex Property and Affordable Cluster 
Units shall also be considered a Specific Plan Land Use Designation. 

"Successor Parcel" means a Parcel of Taxable Property created from an Original Parcel or 
another Successor Parcel by subdivision or lot line adjustment. 

"Taxable Non-Residential Property" means, in any Fiscal Year, any Assessor's Parcel of 
Developed Property that: (i) had a building permit issued prior to January I of the prior Fiscal 
Year for construction of a commercial or industrial building, and (ii) had, in prior Fiscal Years, 
been developed and taxed as residential property or designated for Residential Units or High
Density Acres in the Spring Lake Specific Plan. If a Parcel that had been designated for 
Residential Units or High-Density Acres is subsequently designated for non-residential 
development, the Parcel will not become Taxable Non-Residential Property if, in the City's sole 
discretion, the Expected Units/ Acres from that Parcel were shifted to another Parcel with no 
resulting decrease in the Expected Maximum Special Tax Revenues associated with those 
Expected Units/ Acres. 

"Taxable Property" means any Assessor' s Parcel within the boundaries of CFD No. 2004- 1 
that is not exempt from the Special Tax pursuant to law or Section F below. 

"Undeveloped Property" means, in any Fiscal Year, any Parcel of Taxable Property within 
CFD No. 2004- 1 that is not Developed Property or Small Lot Tentative Map Property, as defined 
above. 

"Unit/Acre Deficit" means the difference between the Expected Units/Acres within each 
Specific Plan Land Use Designation for a particular Parcel and the number of Residential Units 
and High-Density Acres within each Specific Plan Land Use Designation indicated on a Final 
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Map for the Parcel to the extent such Unit/ Acre Deficit is not offset by a Residential Unit or 
High-Density Acre transfer pursuant to Section C.5 of this Rate and Method. The City shall 
determine, in its sole discretion, whether a Unit/ Acre Deficit exists pursuant to the steps set forth 
in Section C below. 

B. DATA FOR ANNUAL ADMINISTRATION OF SPECIAL TAX 

On or about July 1 of each Fiscal Year, the Administrator shall identify the current Assessor's 
Parcel numbers for Taxable Property within CFD No. 2004- 1 .  Each Fiscal Year, the 
Administrator shall also (i) categorize each Parcel of Taxable Property as Developed Property, 
Small Lot Tentative Map Property or Undeveloped Property, (ii) determine if Parcels of Multi
family Property are Affordable Multi-Family Property, (iii) determine if there are Parcels of 
Taxable Non-Residential Property in CFD No. 2004- 1 ,  and (iv) calculate the Special Tax 
Requirement for the Fiscal Year. 

In addition, on an ongoing basis, the Administrator shall track the subdivision of Original Parcels 
and Successor Parcels within CFD 2004- 1 ,  meet with the City to determine how the Expected 
Units/ Acres should be allocated among Successor Parcels, determine if there has been an 
additional BUA Release, determine whether transfers of Expected Units/ Acres have occurred 
pursuant to Section C.5 below, and update Attachment 1 to reflect new Parcel numbers and the 
current allocation of Expected Units/ Acres among the Parcels. 

In any Fiscal Year, if it is determined that (i) a parcel map for a portion of property in CFD No. 
2004- 1 was recorded after January 1 of the prior Fiscal Year ( or any other date after which the 
Assessor will not incorporate the newly-created Parcels into the then current tax roll), (ii) 
because of the date the parcel map was recorded, the Assessor does not yet recognize the new 
Parcels created by the parcel map, and (iii) one or more of the newly-created Parcels meets the 
definition of Developed Property, the Administrator shall calculate the Special Tax for the 
property affected by recordation of the parcel map by determining the Special Tax that applies 
separately to each newly-created Parcel, then applying the sum of the individual Special Taxes to 
the Original Parcel or Successor Parcel that was subdivided by recordation of the parcel map. 
Similarly, if a portion of a Parcel is included in an approved Small Lot Tentative Map while the 
remainder of the Parcel is Undeveloped Property, the Administrator shall separately calculate the 
Special Tax that applies to the Small Lot Tentative Map Property and the Undeveloped Property 
within the Parcel, and the Special Tax levied on the Parcel shall be the sum of the two figures. 

C. MAXIMUM SPECIAL TAX 

1. Base Maximum Special Tax 

The Fiscal Year 2004-05 Base Maximum Special Taxes shown in Table 1 below were used to 
determine the Expected Maximum Special Tax Revenues from each Original Parcel as of CFD 
Formation and shall be used to allocate the Maximum Special Tax to Successor Parcels as 
explained below in this Section C. 
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TABLE 1 
Base Maximum 

Zoning Special Tax 
Designation (Fiscal Year 2004-05)* 

$ 1 ,975 per 
R-3 Residential Unit 

$ 1 ,900 per 
R-4 Residential Unit 

$ 1 ,700 per 
R-5 Residential Unit 

$1 ,400 per 
R-8 Residential Unit 

Duplex/Half-Plex $ 1 ,400 per 
Property Residential Unit 

Affordable Cluster $667 per 
Units Residential Unit 

$ 1 0,000 per 
R- 1 5  Acre 

$9,200 per 
R-20 Acre 

$9,200 per 
R-25 Acre 

*On July 1, 2005 and on each July 1 thereafter, the Maximum Special Taxes shown in Table 
1 shall be increased by an amount equal to 2.0% of the amount in effect for the prior Fiscal 
Year. 

Once a Special Tax has been levied on a Parcel of Developed Property, the Maximum Special 
Tax applicable to that Parcel shall not be reduced in future Fiscal Years regardless of changes in 
land use on the Parcel. Notwithstanding the foregoing, the actual Special Tax levied on a Parcel 
of Developed Property in any Fiscal Year may be less than the Maximum Special Tax if a lower 
Special Tax is calculated pursuant to Step 1 in Section D below. 

2. Original Parcels 

The Maximum Special Tax as of CFD Formation for each Original Parcel in CFD No. 2004- 1 is 
identified in Attachment 1 .  Thereafter, the Parcels and Expected Units/ Acres within each 
Specific Plan Land Use Designation and the Maximum Special Tax assigned to each Original 
Parcel may be revised due to lot line adjustments, tentative map revisions, changes in BUA 
assignments, rezonings, an additional BUA Release or Expected Unit/Acre transfers (as 
discussed in Section C.5 below) as long as such revisions do not reduce the Expected Maximum 
Special Tax Revenues available within the CFD. Revisions to the number of Expected 
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Units/Acres shall be allowed at the City's discretion after receipt of a written request from the 
owners of Parcels affected by the revision. 

3. Successor Parcels 

When a Final Map is submitted to the City that will result in the subdivision of an Original 
Parcel, the Administrator shall compare the land uses proposed for the Successor Parcels to the 
land uses that had been expected for the Original Parcel, based on reference to Attachment 1 .  
Prior to approval of the Final Map, the Maximum Special Tax shall be determined for each 
Successor Parcel as follows: 

a. All Successor Parcels are Residential Lots 

If all Successor Parcels are Residential Lots, the Maximum Special Tax for each 
Successor Parcel shall be determined as follows: 

(i) If the total number of Residential Units and High-Density Acres within each 
Specific Plan Land Use Designation proposed on the Successor Parcels is greater 
than or equal to the Expected Units/ Acres for that Original Parcel ( as shown in 
Attachment 1 ), the Maximum Special Tax for each Successor Parcel shall be 
determined by multiplying the Base Maximum Special Tax for each Specific Plan 
Land Use Designation from Table 1 above by the number of Residential Units 
and High-Density Acres within each Specific Plan Land Use Designation 
expected on each Successor Parcel. 

(ii) If the total number of Residential Units and High-Density Acres within each 
Specific Plan Land Use Designation proposed on the Successor Parcels is less 
than the Expected Units/Acres within each Specific Plan Land Use Designation 
for that Original Parcel (as shown in Attachment 1 ), the Maximum Special Tax 
for each Successor Parcel shall be determined by multiplying the Base Maximum 
Special Tax for each Specific Plan Land Use Designation from Table I above by 
the number of Residential Units and High-Density Acres within each Specific 
Plan Land Use Designation expected on each Successor Parcel .  In addition, the 
Administrator shall identify the Unit/ Acre Deficit and, prior to recordation of the 
Final Map, the landowner shall be required to prepay the Maximum Special Tax 
associated with the Unit/ Acre Deficit per the formula provided in Section G. 

Notwithstanding the above, if there was not a Unit/ Acre Deficit based on the 
proposed Final Map, but the number of Residential Units or High-Density Acres 
within each Specific Plan Land Use Designation shifted resulting in a reduction in 
the Expected Maximum Special Tax Revenues, a mandatory prepayment shall 
still be required to make up for the loss in revenues. In such case, the Maximum 
Special Tax to be used in Step 1 of the prepayment formula set forth in Section G 
below shall be the dollar amount by which the Expected Maximum Special Tax 
Revenues were reduced due to the change in Specific Plan Land Use Designation. 
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If, for any reason, a Final Map is recorded that will result in a reduction in the 
Expected Maximum Special Tax Revenues, and the mandatory prepayment was 
not collected prior to the recordation, the amount of the prepayment that should 
have been collected may be spread on a per-acre basis and included on the next 
property tax bill for all Assessor's Parcels within the Final Map. Alternatively, 
the Maximum Special Tax on Residential Lots within the Final Map that have not 
yet been sold to individual homebuyers may be increased until the amount that 
can be collected from all property within the Final Map is equal to the Expected 
Maximum Special Tax Revenues for that area. 

b. Some, But Not All, Successor Parcels are Residential Lots 

If some, but not all, Successor Parcels are Residential Lots, the Administrator shall apply 
the following steps to determine Maximum Special Tax for each Successor Parcel: 

(i) Determine the Expected Units/ Acres within each Specific Plan Land Use 
Designation for the portion of the Original Parcel that is being subdivided into 
Residential Lots and apply steps (i) and (ii) from Section C.3.a above to calculate 
the Maximum Special Tax for the Successor Parcels created from that portion of 
the Original Parcel. The Administrator shall also determine whether a Unit/ Acre 
Deficit exists based on the number of Expected Units/ Acres within each Specific 
Plan Land Use Designation for the portion of the Original Parcel compared to the 
number of Residential Units and High-Density Acres within each Specific Plan 
Land Use Designation that would result from the proposed Final Map. If a 
Unit/ Acre Deficit or change in Specific Plan Land Use Designation is proposed 
that would reduce the Expected Maximum Special Tax Revenues from that 
portion of the Original Parcel, a mandatory prepayment will be required to offset 
such reduction. Alternatively, the Maximum Special Tax on Residential Lots 
within the Final Map that have not yet been sold to individual homebuyers may be 
increased until the amount that can be collected from all property within the Final 
Map is equal to the Expected Maximum Special Tax Revenues for that area. 

(ii) Determine the Expected Units/Acres within each Specific Plan Land Use 
Designation for the other Successor Parcels created from the subdivision of the 
Original Parcel, and apply the direction set forth in Sections C.3 .c or C.3 .d, as 
appropriate. 

c. Taxable Non-Residential Property and Public Property 

If a Successor Parcel that had been assigned Expected Units/Acres becomes Taxable 
Non-Residential Property or Public Property, and the Expected Units/ Acres have not 
been transferred to another Parcel of Taxable Property, the Administrator shall determine 
the Maximum Special Tax for the Parcel as follows: 

(i) Determine the Expected Units/Acres within each Specific Plan Land Use 
Designation for the Successor Parcel . 
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(ii) Multiply the Base Maximum Special Tax from Section C. l by the number of 
Expected Units/Acres within each Specific Plan Land Use Designation for the 
Parcel. 

d. Property Subiect to Further Subdivision or Future BUA Release 

If a Successor Parcel will be further subdivided prior to issuance of building permits, the 
Maximum Special Tax assigned to the Successor Parcel shall be determined by 
multiplying the number of Expected Units/ Acres within each Specific Plan Land Use 
Designation for the Successor Parcel by the Base Maximum Special Tax for each 
Specific Plan Land Use Designation as set forth in Section C. l .  Notwithstanding the 
foregoing, if the City determines that a Successor Parcel has no Development Rights until 
there is an additional BUA Release, such Successor Parcel shall not have a Maximum 
Special Tax assigned to it and shall not be subject to a Special Tax levy until such BUA 
Release takes effect. Notwithstanding the foregoing, if only a portion of a Successor 
Parcel cannot be developed until a future BUA Release, the full Parcel shall be subject to 
the Special Tax levy based on the Development Rights that are already assigned to the 
Parcel. 

In determining the Maximum Special Tax for any Successor Parcel, the City shall make the 
final determination of the Expected Units/Acres within each Specific Plan Land Use 
Designation. In no event shall a transfer of Expected Units/Acres among Parcels result in a 
reduction in the total Expected Maximum Special Tax Revenues for CFD No. 2004-1, as 
identified in Attachment J. 

4. Parcels Annexed into CFD No. 2004-1 

Any Parcel annexed into CFD No. 2004- 1 shall be assigned a number of Expected Units/Acres 
and a corresponding Maximum Special Tax in accordance with the annexation documents 
adopted by the City Council. The Parcel shall thereafter be treated as an Original Parcel for 
purposes of this Rate and Method, and the Administrator shall update Attachment 1 to include 
the new Parcel(s). 

5. Unit/Acre Transfers 

If a landowner proposes reducing the number of Expected Units/ Acres on one Parcel and 
increasing the Expected Units/ Acres on another Parcel, the City may allow such a transfer of 
Expected Units/ Acres and the corresponding Expected Maximum Special Tax Revenues if both 
of the following conditions are met: (i) any decrease in one Parcel's Expected Maximum Special 
Tax Revenues is offset by an equal increase in the Expected Maximum Special Tax Revenues 
assigned to other Parcels, and (ii) written consent has been received by the City from all owners 
of Parcels affected by the transfers. After the transfers have been approved by the City, the 
Administrator shall update Attachment I to reflect the new assignments. This Section C.5 does 
not relate to the transfer of BU As among property owners, which will be handled separately by 
the City. 
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D. METHOD OF APPORTIONMENT OF THE SPECIAL TAX 

Each Fiscal Year, the Administrator shall determine the Special Tax Requirement to be collected 
in that Fiscal Year, and a Special Tax shall be levied according to the following steps: 

Step 1: The Special Tax shall be levied Proportionately on each Parcel of Developed 
Property within CFD No. 2004- 1 up to 1 00% of the Maximum Special Tax for 
such Fiscal Year determined pursuant to Section C until the amount levied on 
Developed Property is equal to the Special Tax Requirement prior to applying any 
Capitalized Interest that is available in the CFD accounts. 

Step 2: If additional revenue is needed after applying Step 1 ,  and after applying 
Capitalized Interest to the Special Tax Requirement, the Special Tax shall be 
levied Proportionately on each Parcel of Small Lot Tentative Map Property within 
CFD No. 2004- 1 up to 1 00% of the Maximum Special Tax for such Small Lot 
Tentative Map Property determined pursuant to Section C. 

Step 3: If additional revenue is needed after applying Step 2, the Special Tax shall be 
levied Proportionately on each Parcel of Undeveloped Property within CFD No. 
2004- 1 up to 1 00% of the Maximum Special Tax for such Undeveloped Property 
determined pursuant to Section C. 

E. MANNER OF COLLECTION OF THE SPECIAL TAX 

The Special Taxes for CFD No. 2004- 1 shall be collected in the same manner and at the same 
time as ordinary ad valorem property taxes provided, however, that prepayments are permitted as 
set forth in Section G below and provided further that the City may directly bill the Special Tax, 
may collect Special Taxes at a different time or in a different manner, and may collect delinquent 
Special Taxes through foreclosure or other available methods. 

The Special Tax shall be levied and collected until the principal of and interest on Bonds have 
been repaid and authorized facilities to be constructed directly from Special Taxes proceeds have 
been completed. However, in no event shall Special Taxes be levied after Fiscal Year 2049-
2050. Under no circumstances may the Special Tax on one Parcel be increased by more than ten 
percent ( 1 0%) as a consequence of delinquency or default in payment of the Special Tax levied 
on another Parcel or Parcels. 

F. EXEMPTIONS 

Notwithstanding any other provisions of the Rate and Method, no Special Tax shall be levied on: 
(i) Public Property, except as otherwise provided in the Act and in Section C.3 .c of this Rate and 
Method, (ii) Parcels that have prepaid the Special Tax obligation and had a Release of Special 
Tax Lien recorded against the property, (iii) Parcels developed with non-residential land uses if 
such Parcels are not determined to be Taxable Non-Residential Property, (iv) Parcels of 

City of Woodland CFD No. 2004-1 11 June 14, 2004 



Affordable Multi-Family Property, and (v) Parcels that, in the City's sole discretion, do not have 
Development Rights and, because of this lack of Development Rights, are not able to develop 
until a future BUA Release takes place. 

G. PREPAYMENT OF SPECIAL TAX 

The following definitions apply to this Section G: 

"Future Facilities Costs" means the Public Facilities Requirement (as defined below) 
minus public facility costs funded by Previously Issued Bonds (as defined below), interest 
earnings on the construction fund actually earned prior to the date of prepayment, Special 
Taxes collected to directly fund authorized facilities, developer equity, and/or any other 
source of funding. 

"Outstanding Bonds" means all Previously Issued Bonds that remain outstanding, with 
the following exception: if a Special Tax has been levied against, or already paid by, an 
Assessor's Parcel making a prepayment, and a portion of the Special Tax will be used to 
pay a portion of the next principal payment on the Bonds that remain outstanding, that next 
principal payment shall be subtracted from the total Bond principal that remains 
outstanding, and the difference shall be used as the amount of "Outstanding Bonds" for 
purposes of the prepayment formula. 

"Previously Issued Bonds" means all Bonds that have been issued with respect to CFD 
No. 2004- 1 prior to the date of prepayment. 

"Public Facilities Requirement" means either $30,500,000 in 2004 dollars, which shall 
increase by the greater of (i) the percentage increase, if any, in the construction cost index 
for the San Francisco region for the prior twelve ( 1 2) month period as published in the 
Engineering News Record or other comparable source if the Engineering News Record is 
discontinued or otherwise not available, or (ii) three percent (3%) on January 1, 2004, and 
on each January 1 thereafter, or such other number as shall be determined by the City as 
sufficient to fund public facilities to be provided by CFD No. 2004- 1 under the authorized 
bonding program for CFD No. 2004- 1 .  Notwithstanding the foregoing, after each BUA 
Release, the Administrator shall recalculate the Public Facilities Requirement to include the 
estimated public facilities costs that will be funded by the increased Expected Maximum 
Special Tax Revenue that is generated from the Residential Units and High Density Acres 
that were added to the Expected Land Uses by the BUA Release. In addition, a separate 
Public Facilities Requirement shall be identified by the City for property that annexes into 
CFD No. 2004-1 in future years. 

The Special Tax obligation applicable to an Assessor's Parcel in CFD No. 2004- 1 may be 
prepaid and the obligation of the Assessor's Parcel to pay the Special Tax permanently satisfied 
as described herein, provided that (i) a prepayment may be made only if there are no delinquent 
Special Taxes with respect to such Assessor's Parcel at the time of prepayment, and (ii) the 
Special Tax obligation shall not be fully released from a Parcel if such Parcel is expected to be 
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subject to a Special Tax levy after a future BUA Release. An owner of an Assessor's Parcel 
intending to prepay the Special Tax obligation shall provide the City with written notice of intent 
to prepay. Within 30 days of receipt of such written notice, the City shall notify such owner of 
the prepayment amount for such Assessor's Parcel. Prepayment must be made not less than 60 
days prior to any interest payment date for Bonds to be redeemed with the proceeds of such 
prepaid Special Taxes. 

The Prepayment Amount shall be calculated as follows ( capitalized terms as defined below): 

Bond Redemption Amount 
plus: Future Facilities Amount 
plus: Redemption Premium 
plus: Defeasance Requirement 
plus: Administrative Fees and Expenses 
plus: Reserve Fund Credit 

equals Prepayment Amount 

As of the proposed date of prepayment, the Prepayment Amount shall be determined by 
application of the following steps: 

Step 1. 

Step 2. 

Step 3. 

Step 4. 

Compute the total Maximum Special Tax that could be collected from the 
Assessor's Parcel prepaying the Special Tax in the Fiscal Year in which 
prepayment would be received by the District. The Maximum Special Tax 
for the Parcel shall include the Expected Units/ Acres assigned to the 
Parcel from all BUA Releases that have taken place as of the date the 
prepayment is calculated. 

If this Section G is being applied to effect a mandatory prepayment 
pursuant to Section C above, use, for purposes of this Step 1 ,  the amount 
by which the Expected Maximum Special Tax Revenues have been 
reduced due to the Unit Deficit or change in Specific Plan Land Use 
Designation that required the mandatory prepayment. 

Divide the Maximum Special Tax computed pursuant to Step 1 for such 
Assessor's Parcel by the then-current Expected Maximum Special Tax 
Revenues for the entire CFD, which shall take into account the Maximum 
Special Tax Revenues that can be collected from the Expected Units/ Acres 
from all BUA Releases that have taken place as of the date the prepayment 
is calculated. 

Multiply the quotient computed pursuant to Step 2 by the Outstanding 
Bonds to compute the amount of Outstanding Bonds to be retired and 
prepaid (the "Bond Redemption Amount"). 

Compute the current Future Facilities Costs. 
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Step 5. 

Step 6. 

Step 7. 

Step 8. 

Step 9. 

Step 10. 

Step 1 1 .  

Step 12.  

Multiply the quotient computed pursuant to Step 2 by the amount 
determined pursuant to Step 4 to compute the amount of Future Facilities 
Costs to be prepaid (the "Future Facilities Amount'l 

Multiply the Bond Redemption Amount computed pursuant to Step 3 by 
the applicable redemption premium, if any, on the Outstanding Bonds to 
be redeemed ( the "Redemption Premium ''). 

Compute the amount needed to pay interest on the Bond Redemption 
Amount starting with the first Bond interest payment date after which the 
prepayment has been received until the earliest redemption date for the 
Outstanding Bonds, which, depending on the Bond offering document, 
may be as early as the next interest payment date. 

Compute the amount of interest the City reasonably expects to derive from 
the reinvestment of the Bond Redemption Amount plus the Redemption 
Premium from the first Bond interest payment date after which the 
prepayment has been received until the redemption date for the 
Outstanding Bonds. 

Take the amount computed pursuant to Step 7 and subtract the amount 
computed pursuant to Step 8 (the "Defeasance Requirement'). 

The administration fees and expenses of CFO No. 2004- 1 are as calculated 
by the City and include the costs of computing the prepayment, the costs 
of redeeming Bonds, and the costs of recording any notices to evidence 
the prepayment and the redemption (the "Administrative Fees and 
Expenses"). 

A reserve fund credit shall be calculated equal to the amount of the 
reduction, if any, in the applicable reserve fund for the Outstanding Bonds 
to be made as a result of the redemption of Bonds pursuant to the 
prepayment (the "Reserve Fund Credit'). 

The Special Tax prepayment is equal to the sum of the amounts computed 
pursuant to Steps 3 ,  5, 6, 9, and 1 0, less the amount computed pursuant to 
Step 1 1  (the " Prepayment Amount'). 

H. INTERPRETATION OF SPECIAL TAX FORMULA 

The City reserves the right to make minor administrative and technical changes to this document 
that do not materially affect the rate and method of apportioning Special Taxes. In addition, the 
interpretation and application of any section of this document shall be left to the City's 
discretion. Interpretations may be made by the City by ordinance or resolution for purposes of 
clarifying any vagueness or ambiguity in this Rate and Method. 
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Assessor's 
Developer Parcel 
or Owner Number 
as of CFD for 
Formation Original 

Parcel 
Prudler 04 1 -070-43 
Sievers 

Merritt 042-0 10-57 

Heidrick 042-0 10-05 

TOC-1 60 042-010-58 
(East) 

TOC- 160 042-01 0-59 
(West) 

Beeghly 042-0 10-44 

Russell 042-030- 14  

Hollman 042-0 10- 1 8  
Hollman 042-0 10- 1 7  

ATTACHMENT 1 
EXPECTED UNITS/ ACRES AND 

EXPECTED MAXIMUM SPECIAL TAX REVENUES 
FOR ORIGINAL PARCELS 

Expected 
Residential 
Units after 
First BUA Base Maximum 

Land Use Release or Special Tax 
Designation /1 High-Density (FY 2004-05) /2 

Acres 11 
R-5 147 units $ 1 ,700/unit 

Duplex/Halfplex 20 units $ 1 ,400/unit 
R- 1 5  2 . 1  acres $ 10,000/acre 
R-5 42 units $ 1 ,  700/unit 

Duplex/Halfplex 4 units $1 ,400/unit 
R-20 2 .8 acres $9,200/acre 
R-5 45 units $ 1 ,  700/unit 

Duplex/Halfplex 14  units $ 1 ,400/unit 
R-25 3 .5 acres $9,200/acre 
R-5 23 1 units $ 1 ,  700/unit 
R-8 1 04 units $ 1 ,400/unit 

Duplex/Halfplex 46 units $ 1 ,400/unit 
Affordable Cluster 1 0  units $667/unit 

R-5 122 units $ 1 ,  700/unit 
R-8 79 units $ 1 ,400/unit 

Dup lex/Halfp lex 26 units $ 1 ,400/unit 
R-20 8. 75 acres $9,200/acre 
R-4 8 1  units $ 1 ,900/unit 
R-5 204 units $ 1 ,  700/unit 
R-8 5 units $ 1 ,400/unit 

Dup lex/Halfp lex 28 units $ 1 ,400/unit 
Affordable Cluster 1 0  units $667/unit 

R- 1 5  3 . 5  acres $ 1 0,000/acre 
R-3 49 units $ 1 ,975/unit 
R-4 1 14 units $ 1 ,900/unit 

Affordable Cluster 26 units $667/unit 
R- 1 5  4.69 acres $ 10,000/acre 
R-20 4.38 acres $9,200/acre 
R- 1 5  4.2 acres $ 10,000/acre 

Total Expected Maximum Special Tax Revenues 

Expected 
Maximum 
Special Tax 

Revenue 
(FY 2004-05) /2 

$249,900 
$28,000 
$2 1 ,000 
$71 ,400 
$5,600 

$25,760 
$76,500 
$1 9,600 
$32,200 

$392,700 
$ 145,600 
$64,400 

$6,670 
$207,400 
$ 1 1 0,600 
$36,400 
$80,500 

$ 1 53,900 
$346,800 

$7,000 
$39,200 

$6,670 
$35,000 
$96,775 

$2 1 6,600 
$ 1 7,342 
$46,900 
$40,296 
$42,000 

$2,622,7 13  

1 .  Provided by the City of  Woodland Planning Department based on review of proposed and approved 
tentative maps for each project. 

2. On July 1, 2005 and on each July 1 thereafter, the Base Maximum Special Taxes and Expected 
Maximum Special Tax Revenues shown above shall be increased by an amount equal to 2.0% of the 
amount in effect for the prior Fiscal Year. 
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July 1 5 , 2004 

City of Woodland 
300 First Street 
Woodland. California 95695 

Attention : 

Subject: 

Joan Drayton 
Finance Director 

Appraisal Report 
Community Faci l ities District No. 2004-1 
(Spring Lake) 

Dear Ms. Drayton : 

03/22 

In response to the request and authorization of the City of VVoodland, an appraisa: of the 
subject property has been completed. The appraisal is communicated in the following 
Self-Contained Appraisal Report which has been prepared in compliance with the 
reporting requirements set forth in Standards Rule 2-2(a) of the Uniform Standards of 
Professional Appraisal Practice (USPAP). 

For the purpose of the appraisal, the subject property is, in actuality, a specifically 
identified grouping of taxable property interests that are not under common ownership but 
lie within the boundaries of the subject community facilities district. Pursuant to the 
relevant valuation criteria promulgated by the California-Debt and Investment Advisory 
Commission (CDIAC), an opinion of the Bulk Sale Value of the appraisal properties has 
been rendered as of July 12, 2004. 

A summary of the appraisal , the conclusions, and the required opinion of value are 
included in the attached Executive Summary. The appraisal report that fol lows is the 
result of a complete appraisal process performed in accordance with the relevant 
appraisal development requirements set forth in Standard 1 of USPAP and the Appraisal 
Standards For Land-Secured Financings, which is published by CDIAC.  The opinion of 
value is also rendered subject to the Assumptions and Limiting Conditions and the 
Special Assumptions and Limiting Conditions of the appraisal as set forth in the appraisal 
report. 

Respectfully submitted, 

CLARK-WOLCOTT COMPANY, INC. 

C!. 1 1k- Wufc,11/ Com11a1w Inc 
Real Estate Analysts and Co17s11ltants 
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EXECUTIVE SUMMARY 

The appraisal assignment requires the valuation of certain real property interests located 

within Community Facilities District No. 2004-1 (Spring Lake) in the city of Woodland, 

Yolo County, Californ ia. The purpose for the formation of this community facil ities district 

is to assist in the financing of certain elements of infrastructure that are required to 

facilitate the development of properties located within the district. 

Pursuant to the relevant valuation criteria promulgated by the Cal ifornia Debt and 

Investment Advisory Commission of the State of Cal ifornia (CDIAC) and the adopted 

appraisal standards of the Client, the City of Woodland , an opinion of the Bulk Sale Value 

of the appraisal properties is rendered in order to provide a basis for the underwriting 

process relating to the proposed sale of community facilities d istrict special tax bonds. At 

the request of the Client, the required opinion of value is also apportioned among the 

appraisar properties in order to facil itate the calculation of their respective value-to-lien 

ratios. 

In accordance with the Appraisal Standards For Land - Secured Financings, published in 

May, 1 994 by the California Debt and Investment Advisory Commission of the State of 

California (formerly known as the Cal iforn ia Debt Advisory Commission), the property 

rights appra ised is the fee simple estate, subject to special tax and special assessment 

liens. Therefore, the opined value does not include th� value increments related to the 

bonded indebtedness that is proposed to encumber the appraisal properties as of the 

effective date of value. Alternatively, these bond obl igations (debt) are considered to be 

passed through to the buyer(s) in a manner consistent with typical real estate market 

practices. 

The appraisal is communicated in a Self-Contained Appraisal Report prepared in 

compliance with Standards Rule 2-2(a) of the Uniform Standards of Professional 

Appraisal Practice (USPAP) and is the result of a complete appraisal performed under 

Real Estate Analysts and Consultants 
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Standard 1 .  The reported findings, conclusions, and opinions of value are made and 

applicable as of July 12, 2004. 

The appraisal properties include eight different ownerships and 1 0  ind ividual assessor's 

parcels. However, for the purpose of valuation , the subject property is a specifically 

identified grouping of taxable property interests that lie within the boundaries of 

Community Facilities District No. 2004-1 (Spring Lake). In most instances, the taxable 

property interests appraised constitute only portions of their respective assessor's 

parcels. More definitive, large-lot and final subdivision maps have yet to be recorded. 

The fol lowing table is presented to more specifically identify the appraisal properties by 

ownership relative to their respective assessor's parcel number(s): 

CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 (SPRING LAKE) 

PROPERTY IDENTIFICATION/OWNERSHIP TABLE 

ASSESSOR'S VESTING GROSS AREA 
PROPERTY OWNERSHIP PARCEL NUMBER DATE (ACRES) 

1 .  YOLO RESIDENTIAL INVESTORS, LLC 041-070-43 09/23/03 40.000 
(a California limited liability company) 

2. REVERSE EXCHANGE 042-01 0-57 09/23/03 55.452 
PROPERTIES INC. 
(a California corporation} 

3. MILDRED HEIDRICK (as trustee) 042-010-05 07/10/03 45.000 
4. KB HOME NORTH BAY INC. 042-0 1 0-58 06/1 5/04 83.91 0  

(a California corporation) 
5. HTW WEST VENTURES, LLC 042-01 0-59 01/07/04 76.640 

(a Delaware limited liability company) 
6. TURN OF THE CENTURY 042-01 0-44 1 0/31/00 81 .000 

(a Delaware limited liability company) 

ROWENA STADTMULLER BEEGHLY 
( as to a life estate) 

7. TURN OF THE CENTURY 042-030-14  04/1 7/03 162.0 1 0  
(a Delaware limited liability company) 

8. PARLIN SPRING LAKE 1 LLC 042-010-1 8 1 1/04/03 35.000 
(a California limited liability company) 

9. PARLIN SPRING LAKE 1 LLC 042-010-1 7 1 1/04/03 53.302 
(a California limited liability company) 

1 0. PARLIN SPRING LAKE 1 LLC 042-01 0-08 09/23/03 24.698 
(a California limited liability company) 07/09/04 

657.012 
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The city of Woodland is located about 20 miles northwest of the city of Sacramento and 

within the agriculturally productive Central Valley of California. The community was 

initially settled in 1 853 and was incorporated in 1 871 . The original settlement, dubbed 

Yolo City, grew as it attracted others who found farming to be a profitable venture. 

Agriculture has always been an important element in Woodland's economy, and today, 

the community is largely characterized as a "City of Homes" , as it was known in the early 

1 900's. Factors contributing to Woodland's growth and development include the area's 

productive soils and favorable climate, the relocation of the county seat to Woodland 

(in 1 862}, and the establishment/improvement of a good transportation network. 

Although these factors and others remain important to the community's future, its rel iance 

on agriculture has somewhat diminished in recent years. This recent trend is expected to 

continue as urban types of development become increasingly more prominent. 

Woodland has a current population of approximately 52 ,500 and has experienced 

average annual population increases of about 2.35 percent since 1 990. Prior to 1 985, the 

city's average annual population increases were closer to two percent and more typical of 

general statewide population increases. 

Historically, large-ac�eage farming and ranching have provided the city's economic base, 

and agriculture remains a significant element in Yolo County employment today. 

However, the city's population growth in recent years has stimulated the industrial and 

service sectors of the local economy as wel l .  In this regard, one of the main factors 

influencing Woodland's growth is its location in relation to strategically important 

transportation corridors and freight transfer facil ities. Interstate 5 traverses the easterly 

and northerly portions of the city and provides an important connector between the city 

and the major markets of California. State Highway 1 1 3 is a north-south route which 

connects Woodland with another key transportation corridor, Interstate 80, located about 

1 0  mi les south of the city. The final segment of the reconstruction of State Highway 1 1 3 

to freeway status was completed in October, 1 990. With the completion of State Highway 

S-3 
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1 1 3, greater economic focus upon the industrial and commercial markets of the city has 

occurred. 

Other modes of transportation serving the city and region include Sacramento 

I nternational Airport, located 1 1  miles east, and the inland, deep-water Port of 

Sacramento, which is located 1 5  miles southeast in West Sacramento.  The Port of 

Oakland , a major container port, can be reached by truck with in two hours via Interstate 

80. These faci l ities, along with many local trucking companies and rai l  services provided 

by Union Pacific, offer cargo movement to the major markets of the United States as well 

as an opportunity for cost-efficient transportation of international cargos. 

At the present time, there are approximately 2 ,300 acres of land zoned for industrial 

development in the city, approximately 400 acres of which l ied undeveloped. The city's 

industrial district is located within portions of northern and eastern Woodland and is 

generally bounded by East Street on the west, Interstate 5 on the south , and the city 

l imits on the north and east. The district is generally bisected in a northwest/ 

southeast direction by Interstate 5. Some land uses of a commercial nature are also 

situated near the freeway and , most often, near the freeway on- and offramps. 

With in the city's industrial district, the topography of the land is le�el to gently undulating. 

Public uti l ities are available throughout the district, and rail service is a lso established to 

some properties lying north of East Main Street. Two assessment districts have been 

formed in order to improve and modernize the district's developmental infrastructure and 

the productive capabilities of many properties . 

I n  addition to a central core of stores and offices in the downtown area, the city of 

Woodland has several neighborhood and community-sized shopping centers that meet 

the day-to-day needs of the local population . These faci l ities are located primarily along 

or near the city's Main Street commercial corridor. Commercial development has also 

occurred along the community's Interstate 5 corridor and particularly near the freeway 

interchanges with Main Street and East Street. 
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Yolo County's only regional shopping mall ,  County Fair Mal l ,  is located at the southeast 

corner of East Gibson Road and East Street in southern Woodland. This faci l ity opened 

in 1 986 and currently accommodates a total of approximately 68 stores within a leasable 

area of 405, 789 square feet. County Fair Mall is anchored by Gottschalk's, J .C. Penney, 

Mervyn's, and Target Stores, which encompass a total of 237,666 square feet 

(59 percent) of the mall's leasable area. The mal l 's location near the south edge of town, 

with no freeway visibility, has contributed to continued vacancies as to the smaller spaces 

and pad sites around the perimeter, as well as financial difficulties relative to the mall's 

performance. However, recent improvements have been completed involving some of 

the mall's entrances. More sign ificantly, Target has proposed a 1 4,544 square-foot 

addition to the southerly portion of its store, as well as a 1 ,742 square-foot addition and 

fac;ade upgrade to its northerly entrance. Plans also call for the interior of the store to be 

completely remodeled. 

Whereas Woodland is the county seat, the County of Yolo remains the city's largest 

employer. Offices and other service facilities are located at the administrative center on 

Court Street and various other locations throughout the city. The greatest concentration 

of office uses in the city is to the east and west of the Court House along Main and Court 

streets. Medical and dental offices are also located in this general area and near 

Wo?dland Memorial Hospital, which is located south of the downtown d istrict. 

With respect to the commercial and cultural revitalization of the downtown area, the City's 

redevelopment agency has been successful in the completion or faci litation of several 

projects, includ ing the renovation of the Woodland Opera House and public l ibrary and 

the development of a 40,000 square-foot office complex that provides a regional service 

center for Blue Shield of California, a major healthcare insurance provider. The ±35,000 

square-foot Woodland Corporate Center is also nearing completion on the fringe of the 

downtown area near the southwest corner of West Main and East streets . The project 

includes the construction of the city's first Class-A office building ,  which wi l l  also 

accommodate some ground-level retai l uses. 

ES-5 
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Primarily in anticipation of the community's need for additional housing, the City of 

Woodland began seriously considering the annexation of approximately 469 acres lying 

south of Interstate 5 and north of East Gibson Road during 1 987 and 1 988. More formal 

consideration resulted in the City's adoption of the Southeast Area (Gibson Ranch) 

Specific Plan in November, 1 990 and the area's annexation in November, 1 992. Now 

commonly referred to as Sycamore Ranch, the adopted specific plan called for the 

development of a maximum of 2 ,477 dwelling units, 72 percent of which were designated 

to be single-family housing products, with the remainder being allocated to multifamily 

units. In add ition , the specific plan included land designated for community retai l  and 

highway commercial uses, institutional uses (churches, day care facil ities, etc.), and 

public uses such as schools and parks. 

In itial development of Sycamore Ranch began in mid-1 994 and was partially faci litated by 

the sale of community facilities district special tax bonds. Since then, additional bond 

sales have occurred as development progressed, and the area is currently approaching 

bui ldout. In addition to a small group of local homebuilders ,  several regionally prominent 

and national companies have constructed homes in Sycamore Ranch. These include 

Winncrest Homes, Cal ifornia Homes, Morrison Homes, Lewis Homes, Richmond 

American Homes, Centex Homes, and U.S. Home Corporation. 

The city's urban l imit boundaries were further extended southerly and westerly from East 

Gibson Road as a result of the adoption of the city's current general plan in February, 

1 996 and the voters' affirmation of the plan later that same year. The general plan is 

intended to guide the city's growth through 2020 and directs the bulk of future residential 

development to the ±1 , 7 48-acre, master-plan area located within the affirmed urban limit 

boundaries, which also straddle State Highway 1 1 3.  In August, 1 997, the Turn Of The 

Century development group petitioned the City Council to initiate the specific plan 

process regarding a substantial portion of the master-plan area, and the Spring Lake 

Specific Plan {±1 ,096.90 acres) was adopted by the City in December, 2001 . However, 

subsequent environmental litigation, the revision of the city's floodmaps, and other issues 

stalled the project until the first phase of land development was finally approved by the 
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City Council in August, 2003. The land had been annexed into the city in  March , 2003. It 

is anticipated that the remainder of the master-plan area (±651 . 1  O acres) will be the 

subject of a future specific plan proposal . 

The Spring Lake Specific Plan encompasses an area of approximately 1 ,096.90 acres 

and partially straddles State Highway 1 1 3.  The City of Woodland is looking to Spring 

Lake to meet the majority of its currently planned housing needs. The specific plan calls 

for the development of 4,051 dwell ing units, 2,880 of which are designated for single

family housing products. The remaining 1 ,  1 71 dwell ing units are designated for 

multifamily developments. A small amount of land ( 1 1 .0 acres) is also designated for 

neighborhood commercial uses. In order to facil itate the specific plan area's new 

developments , major roads and streets, as well as various drainage facil ities must also be 

constructed. The remaining portions of the specific plan area include a mix of existing 

and proposed public uses such as the Woodland Christian School, Woodland Community 

College, Pioneer High School and the adjacent middle school site, Yolo County's Sheriff 

Coroner facilities (including the county jail ), the county animal shelter, the county's new 

juven ile hall now under construction , and the proposed fire station , greenbelts, and parks 

associated with the new developments (housing, etc.)  yet to be constructed. The land 

use summary included in the adopted specific plan (as revised) is shown on the following 

table: 
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LAND USE 
DESIGNATION 

R-3 

R-4 

R-5 

R-8 

R-1 5  

R-20 

R-25 

NC 

SPRING LAKE SPECIFIC PLAN 
LAND USE SUMMARY 

LAND USE 

SINGLE-FAMll Y RESIDENTIAL {3.0 D.U./AC.MAXIMUM) 

SINGLE-FAMILY RESIDENTIAL {4.0 D.U./AC.MAXIMUM) 

SINGLE-FAMILY RESIDENTIAL (5.0 D.U ./AC.MAXIMUM) 

SINGLE-FAMILY RESIDENTIAL (8.0 D.U./AC.MAXIMUM) 

MULTIFAMILY RESIDENTIAL (1 5.0 D.U./AC. MAXIMUM) 

MULTIFAMILY RESIDENTIAL (20.0 D .U./AC. MAXI MUM) 

MULTIFAMILY RESIDENTIAL (25.0 D.U ./AC. MAXIMUM) 

NEIGHBORHOOD COMMERCIAL 

PARKS 

ELEMENTARY SCHOOLS 

MIDDLE SCHOOL 

HIGH SCHOOL 

PRIVATE SCHOOL 

WOODLAND COMMUNITY COLLEGE 

COUNTY OF YOLO 

FI RE STATION 

STREETS 

GREENBELTS 

DRAINAGE 

AREA DWELLING 
(ACRES) UNITS 

1 27.00 382 

73.00 292 

31 9.85 1 ,597 

76.40 609 

32.00 491 
22.75 455 

9.00 225 

1 1 .00 

28.00 
30.00 

20.00 

50.00 

25.70 

1 20.50 

31 .00 

1 .00 

1 07.30 

4.20 

7.50 
1 ,096.9 4,051 

Spring Lake is located in the s9utherly and southeasterly portions of the city of Woodland 

and lies partially contiguous to the city l imits of the community. The accessibil ity 

characteristics of the location area are currently very good . State Highway 1 1 3 and the 

existing roadways that make up most of the location area boundaries are portions of a 

regional and city-wide grid system that provides access from each card inal direction. 

The location area's primary means of freeway accessibility are the Interstate 5/County 

Road No. 1 02 freeway interchange system, which is located approximately three-quarters 

of a mile to the northeast, and the State Highway 1 1 3/Gibson Road interchange system, 

which is located approximately one-quarter of a mile west of the intersection of East 

Gibson Road and County Road No. 1 01 . Interstate 5 provides a direct and convenient 

means of freeway accessibility to the downtown Sacramento area and linkage to the 
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other freeway systems that serve the Sacramento metropol itan area . County Road No. 

1 02 provides a d irect north-south route connecting the Spring Lake area and the city of 

Woodland with the city of Davis, which is located approximately five miles to the south . 

State Highway 1 1 3 is a north-south freeway that also connects Woodland with Interstate 

80 near Davis. 

Essentially consisting of undeveloped land , the appraisal properties are generally typical 

of other undeveloped portions of Spring Lake and the location area that are devoted to 

agricultural uses. The topography is generally level and at grade with the adjacent 

roadways. Tree cover and native vegetation are minimal and are typically confined to 

areas adjacent to public roadways and surrounding the existing farmsteads. 

Publ ic util ities are currently available throughout the location area. However, with respect 

to the appraisal properties, these are typically l imited to electric and telephone services to 

the existing farmsteads, as well as electric services to the existing agricultural wel l sites. 

As such , the existing util ities services are adequate relative to the properties' current 

util izations but insufficient for their proposed development. 

New development in the Spring Lake Specific Plan area is scheduled to commence in 

2004 with the construction of certain on- and offsite, "backbone" infrastruct�re required 

for the types of urban land util ization proposed. In  this regard , the in itial facil ity 

requirements include certain sewerage, water, and drainage improvements and 

transportation (road) and public util ities improvements associated with the existing or 

proposed alignments of East Gibson Road, Pioneer Avenue, Farmers Central Road, 

Parkway Drive, and "Collector 1 " ,  which wil l provide another d irect linkage between 

Farmers Central Road and Parkway Drive. Some greenbelt areas, pathways, gateway 

entries, and other pertinent public improvements are also required and will be constructed 

during the initia l  phase of development. 

A Mello-Roos community facil ities d istrict is being formed in order to finance some of the 

required infrastructure associated with the development of Spring Lake. The proceeds 
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from the bond sale, cash contributions from the property owners, and development fees 

col lected by the City, wi l l provide the funds necessary to construct the project area's first 

phase of infrastructure. Additional phases of infrastructure construction are planned 

during the project area's buildout and wil l  Hkely be funded by similar sources, with 

bui ldout anticipated to occur in 201 5.  

On April 1 6, 2002, the City Council of the City of Woodland adopted Ordinance No. 1 343 

in order to establish a building unit al location (BUA) program for development of the 

Spring Lake Specific Plan area. The ordinance establ ishes a schedule for the timed 

release of building permits associated with all market-rate, single-family dwelling units to 

be constructed in the specific plan area and is intended to reconcile these developments 

with the City's general plan relative to the city-wide population growth rate and the total 

population target in the year 201 5  (60,000 residents). Under the provisions of the 

ordinance, low-income and very low-income, single-family un its and al l  multifamily units 

do not count against the number of BUA's that may be released at any given time. 

As previously discussed , the adopted Building Unit Al location Ordinance applies to all 

market-rate, single-family dwell ing units to be constructed in the Spring Lake Specific 

Plan area, which wil l  not exceed a total of 2,579. The ordinance establ ishes three BUA 

release dates , the first of which includes a total of 1 ,242 units and will occur with the first 

issuance of Mello-Roos community facil ities district bonds. These units (lots), as wel l as 

other specifically identified residential components of the appraisal properties, are the 

collective "subject property" of this appraisa l .  The second BUA release wil l  include no 

more than a tota l of 882 units and is scheduled to occur on June 30, 2007. The third 

(final) BUA release may occur at any time between June 30, 201 1  and June 30, 201 5  and 

wi l l  include no more than a total of 455 units. Future community facilities district bond 

issuances are also anticipated that will occur coincidentally with the second and third 

BUA releases. 

An amendment to the Building Unit Al location Ordinance was adopted by the City Council 

on June 1 ,  2004 that sets forth the total number of building permits that may be issued in 
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any given year relative to the first release of 1 ,242 BUA's. Under the provisions of this 

amendment, the City may issue a maximum number of 751 build ing permits in fiscal year 

2004-05, 41 0 in fiscal year 2005-06 ( 1 , 1 61 cumulative), and 81  in fiscal year 2006-07 

( 1 ,242 cumulative) in order to maintain consistency with the general plan's stated goal to 

"manage residential growth at an even and reasonable pace". 

Relative to the first phase of development, the construction of intract subdivision 

improvements and homes wil l  l ikely not begin until 2005. Homebuilders currently 

committed or anticipated to begin subdivisions in Spring Lake include KB Homes, Private 

Island Homes/R.W. Hertel & Sons , Tim Snow Construction , E & L Company, and Monley

Cronin Construction . An ind ividual, custom-lot sales program is also proposed for one of 

the appraisal properties. 

For the purpose of the appraisal, the subject property is, in actuality, a specifically 

identified grouping of taxable property interests that are not under common ownership but 

lie within the boundaries of the subject community faci lities district. The appraisal 

property inventory includes a total of 1 ,407 single-family residential lots in six specific plan 

land use designations as wel l as 33.92 acres of land within three multifamily residential 

land use designations. A summary of the appraisal property inventory is presented on 

the following table: 
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PROPERTY OWNERSHIP 

1 . . YOLO RESIDENTIAL INVESTORS, LLC 

. 2. REVERSE EXCHANGE PROPERTIES INC. 

3. MILDRED HEIDRICK {as Trustee) 

4 .  K B  HOME NORTH BAY INC. 

5. HTWWEST VENTURES, LLC 

6. TURN OF THE CENTURYIBEEGHL Y 

7. TURN OF THE CENTURY 

.8, PARLIN SPRING LAKE 1 LLC 

9. PARLIN SPRtNG LAKE 1 LLC 

1 0. PARLIN SPRING LAKE 1 LLC 
,, . ... '• . ... -,. . .. ,.� ..... · --·· -··"····· ------ . . .  " -·--· .. ---- ,__ 

TOTALS 

APPRAISAL PROPERTY INVENTORY 
SUMMARY OF TAXABLE PROPERTY INTERESTS 

SPRING LAKE SPECIFIC PLAN LAND USE DESIGNATION 
A.P.N. 

041-070-43 

042--010-57 

042-01 0-05 

042--010-58 

042-01 0-59 

042-010-44 

042-030-14 

042-010-18 

042-010-1 7 

04:?-0 1 0·08 
---- ·- -

R-3 

49 0.U. 

ION 

49 0.U. 

R-4 R-5 

1 47 D.U. 

42 D.U 

45 0.U 

231 D.U 

1 22 D.U. 

81 D.U. 204 O.U. 

1 1 4 D.U. 

'"NII/ 

195 o.u. 791 D.U. 
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R-8 HALFPLEX 

20 0.U. 

4 0.U. 

14 D.U. 

1 04 D.U. 46 0.U. 

79 0.U. 26 0.U. 

5 0.U. 28 0.U. 

"'t/1:lt 

---·- � ---·-· - -·--·· 
1 88 D.U. 138 0 U 

AFF. CLUSTER 

1 0 0.U. 

1 0 0.U. 

26 0.U. 

'iJIU 

·11111 

46 0.U. 

R:15 
2 . 10 AC. 

3.50 AC. 

4.69 AC 

4.20 AC. 

·N.1/'l:I 
-�------·- --·- '" 

14.49 AC. 

R-20 R-25 

2.BO AC. 

3.50 AC. 

8.75 AC. 

4.38 AC. 

'/ll/l//lilll///ll.1///!!·Y,·'·r.;-,•r,.t 

'1.1.IU 

1 5  93 AC. 

. --··· · ---·-· 
3 50 AC .  
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Complete development of the appraisal properties wil l  require substantial capital 

improvements, includ ing the construction of new roadways, utilities , storm drain facilities, 

and other public faci lities. The Spring Lake Specific Plan envisions that construction of 

the necessary capital improvements wil l  be phased over time in  order to be consistent 

with the population thresholds specified in the City's general plan and other relevant 

policy documents, as wel l as to avoid financially overburdening development. In addition, 

it is intended that the specific plan area developers pay their fai r  share of the costs 

associated with providing these services and faci l ities and/or the costs of upgrading 

existing service systems, when appropriate. 

Subsequent to the adoption of the Spring Lake Specific Plan Financing Plan, the City 

requested that the specific plan area property owners indicate their wil l ingness to 

encumber their properties with community facil ities district bond obligations and begin 

paying special assessment levies in exchange for first-stage development rights. In so 

doing, these owners also agreed to fund their fai r  shares of the shortfal l  between the total 

cost of the required , first-stage "backbone" infrastructure and the available proceeds from 

the initial bond sale, pursuant to the related provisions of the adopted financing plan . 

Collectively, these first-stage properties are the subject of th is appraisal . 

Two additional stages of future infrastru?ture construction are planned in a manner 

designed to follow the initial pattern of development and the incremental bui ldout of the 

Spring Lake Specific Plan area, which is currently anticipated to occur in 201 5. Like the 

infrastructure to be constructed during the first stage of development (@ 2004-2005), the 

subsequent infrastructure to be constructed is i ntended to be sufficient to support the 

incremental development proposed for each stage, although the oversizing of some 

facilities is initially required in order to assure a cost-effective bui ldout of the specific plan 

area. 

Pursuant to the provisions of the existing participation agreements and the proposed 

reimbursement agreements, the first-stage property owners wi l l  recoup their excess 

infrastructure cost shortfal l  shares from the second- and third-stage property owners, who 
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will also be required by the City to execute similar agreements. The reimbursements wi l l  

be made in the form of cash payments from the proceeds of future community facilities 

district bond sales and/or the property owners themselves and also in the form of fee 

credits against the Spring Lake Infrastructure Fee program. 

The Sacramento metropol itan area continues to attract new employers and residents 

from other parts of the state and country. The net result has been for a stabilizing to 

improving effect on the local economy, evidenced by positive job growth and low 

unemployment in comparison to the balance of the state and nation . The economy has 

benefited with regard to relocation and expansion within the high-technology and financial 

services industries and high levels of residential and nonresidential construction and 

development. The general consensus is for guarded opUmism as to continued, long-term 

growth for the local economy and the real estate market. 

The marketability and value of the appraisal properties are most influenced by the forces 

that drive the residential real estate market, as well as the prevailing land use policies of 

the City of Wood land. The relatively l imited number of comparable development 

opportun ities existing and anticipated in the Yolo submarket, and the city of Woodland in 

particular, wi l l  continue to place upward pressure on prices and competition . However, 

these positive factors may sometimes be offset in  the city of Woodland by prevail ing .land 

use pol icies and the related constraints on growth, which may be inconsistent or confl ict 

with then-prevail ing market conditions. Such is concluded to be the case with respect to 

this valuation. 

In regards to the residential real estate market, the Sacramento area reached 

unprecedented levels during the second quarter of 2004, with the median,  new-home sale 

price of $41 9,990 exceeding the $400,000 level for the first time. According to The 

Gregory Group, a record , a lbeit lower, price level was also reached in Yolo County 

(@ $381 ,445) during the same quarter. As would be expected, these conditions have 

also spurred an unprecedented demand for land suitable for such development. 

Merchant homebui lders continue to focus primari ly upon finished lots and undeveloped 
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land with subdivision map approvals in place. However, during the past few years , the 

scarcity of such products has resulted in the scope of their acquisition and development 

activities being expanded to include previously untapped markets, as wel l  as unzoned 

and/or unentitled land that is merely in the perceived path of growth . 

With respect to the appraisal properties, of development of the Spring Lake Specific Plan 

area currently includes a total of 1 ,  768 tentatively approved or prospective "paper lots", 

969 (±55 percent) of which are proposed to be finished and improved by KB Homes and 

Private Island Homes/R.W. Hertel & Sons. In addition, several local homebuilders are 

committed to the purchase and/or development of 391 "paper" or finished lots located 

within this portion of the project area. In  total , 1 ,360 prospective lots or approximately 77 

percent of the first phase of this development inventory are now owned or are being sold 

to these homebuilders or developers. These commitments to the project area , coupled 

with current market conditions, both locally and regionally, suggest the initial buildout of 

Spring Lake will be a successful endeavor. The lack of significant, prospective 

competition within  the city a lso bodes well for the current and prospective phases of 

development of Spring Lake. 

The highest and best (most probable) use of each appraisal property is based upon its 

probable util ization wh�n development is complete and upon current land use trends 

within the location area. The opinions of h ighest and best use are ultimately predicated 

upon the legal uses of the appraisal properties as set forth in  the Spring Lake Specific 

Plan and the related zoning ordinances of the City of Woodland. 

The opinions of value are rendered subject to the Assumptions and Limiting Conditions 

and the Special Assumptions and Limiting Conditions of the appraisal . · With respect to 

the latter, these include: 

1 .  The opinions of value are rendered under the assumption that al l authorized 

improvements (developmental infrastructure) proposed to be constructed pursuant 

to the sale of Series 2004 special tax bonds related to City of Woodland 
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Community Facilities District No. 2004-1 (Spring Lake) are in  place and fully 

operational as of the effective date of value. 

2. The appraisal properties are located in an area that is proposed to be encumbered 

by community faci l ities d istrict bond obligations for the provision of infrastructure 

improvements. Typically, upon the sale of such property, the outstanding bond 

obligations ( debt) are passed through to the buyer. Reflecting these conditions, 

the opin ion of Bulk Sale Value excludes the value increments related to said bond 

indebtedness. 

Due primarily to the intended use of the appraisal and the assumed condition of the 

appraisal properties , the required opinion of value was not developed utilizing the Sales 

Comparison, Income Capitalization , or Cost approaches. Alternatively, a discounted cash 

flow analysis is util ized in which a series of forecasted future cash flows is discounted to 

yield an indication of present value. The discounted cash flow model developed in the 

valuation analysis incorporates an absorption forecast made by the appraiser with the 

opinions of retail value associated with each of the property components. 

Subject to the Assumptions and Limiting Conditions and the Special Assumptions and 

Limiting Conditions of the appraisal, the Bulk Sale Value of the app.raisal properties , as of 

July 12, 2004, is concluded to be: 

SEVENTY-SIX MILLION ($76,000,000) DOLLARS 

The opinion of Bulk Sale Value is apportioned among the appraisal properties on the 

basis of the ratios between their respective maximum annual special tax obligations and 

the total maximum annual special tax revenues required to meet the annual debt service 

pertaining to the subject community faci l ities district. These obligations and revenues are 

set forth in Attachment 1 of the Rate, Method of Apportionment, and Manner of Col lection 

of the Special Tax, adopted by the City Council of the City of Woodland on June 22, 

2004. 
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The following table sets forth the apportioned values of the appraisal properties: 

APPORTIONMENT OF BULK SALE VALUE 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 

(SPRING LAKE) 

ASSESSOR'S BASE PERCENTAGE OF 
PARCEL MAXIMUM TOT AL SPECIAL 

PROPERTY OWNERSHIP NUMBER SPECIAL TAX TAX REVENUE 
1 .  YOLO RESIDENTIAL 041 -070-43 $298,900 0.1 1 39660 

INVESTORS, LLC 
2. REVERSE EXCHANGE 042-01 0-57 $1 02,760 0.0391 808 

PROPERTIES INC. 
3. MILDRED HEIDRICK {as Trustee) 042-01 0-05 $1 28,300 0.04891 88 
4. KB HOME NORTH BAY INC. 042-01 0-58 $609,370 0.2323434 
5. HTW WEST VENTURES, LLC 042-01 0-59 $434,900 0.1 658207 
6. TURN OF THE CENTURY/ 042-01 0-44 $588,570 0.2244127 

BEEGHLY 
7. TURN OF THE CENTURY 042-030-1 4  $377,6 1 7  0.1 439795 
8. PARLIN SPRING LAKE 1 LLC 042-010-1 8 $40,296 0.0153042 
9. PARLIN SPRING LAKE 1 LLC 042-0 1 0-17  $42,000 0.0160139 
10. PARLIN SPRING LAKE 1 LLC 042-01 0-08 $0 0.0000000 

$2,622,71 3 1 .0000000 
'* ROUNDED TO THE NEAREST $5,000 

CLARK-WOLCOTT COMPANY, INC. 
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ALLOCATION'* 

$8,660,000 

$2,980,000 

$3,720,000 
$1 7,660,000 
$12,600,000 
$1 1;055,000 

$1 0,940,000 
$1 , 1 70,000 
$ 1 ,21 5,000 

$0 
$76,000,000 
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INTRODUCTION 

DESCRIPTION AND SCOPE OF THE APPRAISAL ASSIGNMENT 

The appraisal assignment requires the valuation of certain real property interests located 

within Community Facilities District No. 2004-1 (Spring Lake) in the city of Woodland , 

Yolo County, California . The purpose for the formation of this community facilities district 

is to assist in the financing of certain elements of infrastructure that are required to 

facil itate the development of properties located within the d istrict. 

For the purpose of the appraisal ,  the subject property is, in actuality, a specifically 

identified grouping of taxable property interests that are not under common ownership but 

lie within the boundaries of the subject community facilities d istrict, which is located in the 

southerly and southeasterly portions of the city. The location was historically devoted to 

agricultural uses, and the appraisal properties today remain largely in an unimproved 

state. In  1 996, however, a transition toward urbanization began, and the properties are 

now proposed largely for a mixture of single-family and multifamily residential uses. 

The appraisal assignment required an inspection of the appraisal properties and their 

environs. Further investigation and analysis considered past and current real estate 

market conditions, regional and community trends affecting supply and demand , and 

other economic factors affecting the properties' current and prospective marketability. 

Also considered are certain physical and economic factors which influence the overall 

utility and value of the appraisal properties. 

During the course of completing the appraisal, a substantial amount of discussion and 

interaction occurred with representatives of the City of Woodland , as well as other 

members of the City's bond financing team and its consultants. At least one responsible 

party associated with or knowledgeable of each property ownership included in the 

subject community faci l ities d istrict was contacted by the appraiser for the purposes of 
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obtaining title and past/pending property sales information, as well as other information 

pertaining to the nature and costs associated with their prospective developments. 

Due to the small quantity of recent and relevant market activity in the city of Woodland , 

the scope of the required market investigation was expanded to include other simi lar 

areas of the Sacramento metroplex, with emphasis finally placed upon market data 

involving properties located in both the cities and the unincorporated area of Yolo County. 

These data were obtained from public records, in interviews and documents provided by 

market participants, and from the Clark-Wolcott Company library. 

Other information and data considered or relied upon in the completion of the appraisal 

assignment were obtained from the City of Woodland, its consultants, through field 

investigation, and from published sources. This information and data include: 

• Various, city-wide, land use planning and zoning documents and maps prepared for 

and provided by the City of Woodland . 

. • Appraisal Standards For Land-Secured Financings (CDAC 94-6) published in 

May, 1 994 by the California Debt Advisory Commission (former title) of the State of 

California. 

• Spring Lake Specific Plan, adopted by the City Council of the City of Woodland on 

December 1 8, 2001 (per Resolution No. 4330). 

• City of Woodland Building Un�t Allocation Ordinance No. 1 343, adopted by the City 

Council of the City of Woodland on April 1 6, 2002 and amended on June 1 ,  2004. 

• Amendments to the adopted Spring Lake Specific Plan, i ncluding Resolution 

Nos. 4399 and 4406, which were adopted by the City Council of the City of 

Woodland on November 1 9  and December 1 7, 2002, respectively, and the Revised 
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Land Use Plan, as amended on December 1 7, 2002. 

• Spring Lake Specific Plan Feasibility Analysis (final report} prepared for Turn of the 

Century by Economic & Planning Systems, Inc. and dated January 1 5, 2003. 

• Spring Lake Specific Plan Financing Plan (final report) prepared for Turn of the 

Century by Economic & Planning Systems, I nc. and dated January 1 5, 2003. 

• Spring Lake Specific Plan Infrastructure Study Report prepared for the City of 

Woodland by Cunningham Engineering Corporation and dated June 1 1 ,  2004. 

• Spring Lake Specific Plan Capital Improvement Plan prepared for the City of 

Woodland by Cunningham Engineering Corporation and dated June 1 1 ,  2004. 

• The Resolution of Formation and pertinent attachments (Resolution No. 4459) 

associated with Community Facil ities District No. 2004-1 (Spring Lake) adopted by 

the City Council of the City of Woodtand on June 22, 2004. 

• Spring Lake Infrastructure Fee Nexus Study prepared for the City of Woodland by 

Economic, & Planning Systems, Inc. and dated June 29, 2004. 

• Tentative subdivision maps of the appraisal properties and/or improvement cost 

estimates prepared by Donn C. Reiners, Inc. , Kimley - Horn and Associates, Inc. , 

Mackay & Somps Civil Engineers, Inc. , Morton & Pitalo, I nc. , Group 4 Development 

· Consultants, and KB Home North Bay Inc. 

Pursuant to the relevant valuation criteria promulgated by the California Debt and 

I nvestment Advisory Commission of the State of Cal ifornia (CDIAC} and the adopted 

appraisal standards of the City of Woodland , an opinion of the Bulk Sale Value of the 

appraisal properties is rendered in order to provide a basis for the underwriting process 
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relating to the proposed sale of community facil ities district special tax bonds. At the 

request of the City of Woodland , the required opinion of value is also apportioned among 

the appraisal properties in order to facil itate the calculation of their respective va!ue-to

l ien ratios. 

Due primarily to the intended use of the appraisal and the assumed condition of the 

appraisal properties, the requ i red opinion of value was not developed uti l izing the Sales 

Comparison , Income Capita l ization , or Cost approaches. Alternatively, a discounted cash 

flow analysis is uti l ized in which a series of forecasted future cash flows is discounted to 

yield an indication of present value. The discounted cash flow model developed in the 

valuation analysis incorporates an absorption forecast made by the appraiser with the 

opinions of retail value associated with each of the property components . 

The appraisal is  communicated in  a Self-Contained Appraisal Report prepared in 

compliance with Standards Rule 2-2(a) of the Un iform Standards of Professional 

Appraisal Practice (USPAP) and is the result of a complete appraisal performed under 

Standard 1 .  

Pursuant to the provisions of the Competency Rule of the Un iform Standards of 

Professional Appraisal Practice , Jeffrey L. Ridolfi , MAI , has the appropriate knowledge 

and experience required to perform and complete the appraisal assignment in a 

competent manner. Reference is made to the Statement of Qualifications included in the 

Addenda of this appraisal report as Exhibit A. 

PROPERTY OWNERSHIP 

The appraisal properties are located in the city of Woodland, Yolo County, Cal ifornia and 

are within the boundaries of Community Faci l ities District No. 2004-1 (Spring Lake). The 

community faci l ities d istrict boundaries encompass a total gross area of approximately 

657.01 2 acres . Pursuant to the proposed formation of the subject community facil ities 
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district, this boundary map was recorded in the office of the Yolo County Recorder on 

June 7 ,  2004 in Book 2004 of Maps of Assessment and Community Facilities Districts , at 

Page 62. 

. · -1 

The appraisal properties include eight different ownerships that are depicted on the facing 

map by assessor's parcel number(s). The fol lowing table is presented to more 

specifically identify the appraisal properties by ownership relative to their respective 

assessor's parcel number(s): 

CITY OF WOODLAND 
COMMUNITY FACILITIES DISTRICT NO. 2004-1 (SPRING LAKE) 

PROPERTY IDENTIFICATION/OWNERSHIP TABLE 

ASSESSOR'S VESTING GROSS AREA 
PROPERTY OWNERSHIP PARCEL NUMBER DATE (ACRES) 

1 .  YOLO RESIDENTIAL INVESTORS, LLC 041 -070-43 09/23/03 40.000 
(a California limited liability company) 

2. REVERSE EXCHANGE 042-01 0-57 09/23/03 55.452 
PROPERTIES INC. 
( a California corporation) 

3. MILDRED HEIDRICK (as trustee) 042-010-05 07/10/03 45.000 
4. KB HOME NORTH BAY INC. 042-01 0-58 06/1 5/04 83.91 0 

(a California corporation) 
5. HTW WEST VENTURES, LLC 042-01 0-59 01/07/04 76.640 

(a Delaware limited liability company) 
6. TURN OF THE CENTURY 042-01 0-44 1 0/31 /00 81 .000 

(a Delaware limited liability company) 

ROWENA STADTMULLER BEEGHLY 
(as to a life estate) 

.(. TURN OF THE CENTURY 042-030-14  04/1 7/03 1 62.01 0 
(a Delaware limited liability company) 

8. PARLIN SPRING LAKE 1 LLC 042-010-18  1 1/04/03 35.000 
(a California limited liability company) 

9. PARLIN SPRING LAKE 1 LLC 042-010- 17  1 1/04/03 53.302 
(a California limited liability company) 

10. PARLIN SPRING LAKE 1 LLC 042-01 0-08 09/23/03 24.698 
(a California limited liability company) 07/09/04 

657.012 
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PROPERTY OWNER CONTACTS I PRIOR SALES HISTORY 

At least one responsible party associated with or knowledgeable of each property 

ownership in the subject community facil ities district was contacted by the appraiser for 

the purpose of obtaining market information concerning prior and/or pending sales , 

current l istings, and offers to purchase involving the appraisal properties . These 

representatives included: 

PROPERTY OWNERSHIP PERSON(S) CONTACTED 

1 .  Yolo Residential Investors, LLC Steven Gidaro, Peter Bollinger, David Calfee 
(a California l imited liability company) 

2. Reverse Exchange Properties Inc. Steven Gidaro, Emily Clover, Thomas Murphy 
(a California corporation) 

3. Mildred Heidrick (as Trustee) Felix Ybarra 

4. KB Home North Bay, Inc. Robert Fowler, Dave Long, Russell Ameter 
(a California corporation) 

5. HTW West Ventures, LLC Robert Fowler, Melanie Mathews. Bill Streng, 
(a Delaware limited liability company) Kerri Brage 

6. Turn Of The Century, et al. Robert Fowler, Melanie Mathews, Bill Streng, 
(a Delaware l imited liability company) Patrick C. Monley 

7. Parlin Spring Lake 1 LLC Masud S. Monfared, Gene Wiese, Dave Miller 
(a Cal ifornia l imited l iabil ity company) 

All known market activity related to the appraisal properties is specifically reported in the 

respective d iscussions contained in the Property Description section of this appraisal 

report. When relevant, the indications of value provided by these data are subsequently 

presented and analyzed in the development of the reported opinions of value. 

PURPOSE OF THE APPRAISAL 

Pursuant to the relevant valuation criteria promulgated by the California Debt and 

Investment Advisory Commission of the State of California and the adopted appraisal 

standards of the City of Woodland, the purpose of the appraisal is to render an opinion of 

the Bulk Sale Value of the appraisal properties , as that term is subsequently defined. At 

the request of the City of Woodland, the required opinion of value is also apportioned 
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among the appraisal properties in order to facilitate the calculation of their respective 

value-to-lien ratios. The opinions of value are rendered subject to the Assumptions and 

Limiting Conditions and the Special Assumptions and Limiting Conditions of the appraisal 

as set forth herein .  

INTENDED USE AND USERS OF THE APPRAISAL 

The appraisal has been prepared for the use of the Client, the City of Woodland , as an 

aid in  the underwriting process relating to the proposed sale of community facilities district 

special tax bonds. The intended users are the City of Woodland and its designated 

financing team consultants. It is further understood that relevant portions and excerpts 

from the appraisal report may be reproduced for publication in the Official Statement 

associated with the sale of the bonds. Any other use of the findings, conclusions, and 

opinions of value reported herein shall render the appraisal invalid . 

PROPERTY RIGHTS APPRAISED 

Pursuant to the Appraisal Standards For Land - Secured Financings, published in May, 

1 994 by the California Debt and Investment Advisory Commission of the State of 

California (formerly known as the California Debt Advisory Commission}, the property 

rights appraised is the fee simple estate, subject to special tax and special assessment 

liens. Therefore, the opined value of the subject property does not include the value 

increments related to the bonded indebtedness that is proposed to encumber the property 

as of the effective date of value. Alternatively, these bond obl igations (debt} are 

considered to be passed through to the buyer(s) in a manner consistent with typical real 

estate market practices . 
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DEFINITION OF VALUE 

The term , Bulk Sale Value, is defined as follows: 

The most probable price, in a sale of all parcels within a tract or development 
project, to a single purchaser or sales to multiple buyers, over a reasonable 
absorption period discounted to present value, as of a specified date, in cash, or in 
terms equivalent to cash, for which the property rights should sell after reasonable 
exposure, in a competitive market under al l conditions requisite to a fair sale, with 
buyer and seller each acting prudently, knowledgeably, and for self-interest, and 
assuming that neither is under undue stress. The bulk sale is executed in l ieu of 
the seller proceeding with development and/or marketing of the individual parcels 
or tracts to end users or merchant builders over a market-oriented absorption 
period for the type of project. 1 

It should be noted that, as employed in  this appraisal ,  the foregoing definition of value 

substantially reflects a hypothetical property condition in that certain developmental 

infrastructure proposed to be funded by the property owners and the bond sale proceeds 

is assumed to be present and fully operational as of the effective date of value. More 

complete descriptions and d iscussions pertaining to this infrastructure are presented in 

subsequent sections of this appraisal report. Taken collectively, the make-up and 

diversity of the subject property ownership group, their various fractional interests, and 

the favorable impacts associated with current market conditions are also factors that 

would not l ikely precipitate a bulk sale of the appraisal properties. 

EFFECTIVE DA TE OF THE APPRAISAL REPORT 

The effective date of the appraisal report is the date it is signed by the appraiser. 

Reference is made to the Executive Summary of the appraisal and the appraiser's 

· Certification. 

1 Appraisal Standards For Land-Secured Financings, California Debt and Investment Advisory Commission, 
May, 1 994, Page 29. 
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EFFECTIVE DATE OF VALUE 

The findings, conclusions, and opinions of value reported herein are made and applicable 

as of July 12, 2004. 
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ASSUMPTIONS AND LIMITING CONDITIONS 

This Appraisal Report and Valuation contained herein are expressly subject to the following 
assumptions and/or conditions: 

1 .  Title to the Fee Estate Interest in the property is clear and marketable and that there are no 
recorded or unrecorded matters or exceptions to title that would adversely affect marketabil ity 
or value. Clark-Wolcott Company, Inc., has not examined title and makes no representations 
relative to the condition thereof. 

2. Clark-Wolcott Company, Inc. ,  has made no survey of property boundaries, and boundaries as 
they appear on the ground or as represented by the client or client representative, are assumed 
to be correct. 

Maps, sketches, photographs and other exhibits depicting the appraisal property are intended 
for illustrating purposes to supplement the narrative description of the properties and are not 
intended nor should they be construed to represent an exact survey or location of property 
boundaries. 

3. All factual data furnished by the property owner, owner's representative, or persons designated 
by the owner to supply said data are accurate and correct unless otherwise specifically noted in  
the appraisal report. Unless otherwise specifically noted in  the appraisal report, Clark-Wolcott 
Company, Inc., has no reason to believe that any of the data furnished contains any material 
error. Information and data referred to in this paragraph includes, without being limited to, lot 
and block numbers, Assessor's parcel numbers, land dimensions, acreage or area of the land, 
net farmable areas, usable areas, rent schedules, income data, h istoric operating expenses, 
budgets, and related data. Any material error in any of the above data has a substantial impact 
on the value reported. Thus, Clark-Wolcott Company, Inc., reserves the right to amend the 
value reported if made aware of any such error. Accordingly, the client-addressee should 
carefully review all assumptions, data, relevant calculations, and conclusions within ten days 
after the date of delivery of this report and should immediately notify Clark-Wolcott Company, 
I nc., of any questions or errors. 

4. All information and data furnished by others in connection with the preparation of this report are 
accurate and correct, and Clark-Wolcott Company, Inc., has no reason to believe to the 
contrary unless such is specifically noted in the body of the report. Information included in this 
context refers to comparable rental and sales data, verification of factual data, and general 
market data. 

5. No responsibil ity is assumed for building permits, zone changes, engineering or any other 
services or duty connected with legally utilizing the subject property. Unless otherwise noted in  
the body of the report, i t  i s  assumed that no changes in the present zoning ordinances or 
regulations governing use, density or shape are being considered. 

6. The appraisal has been prepared on the premise that there are no encumbrances or other 
matters not of record prohibiting utilization of the property under the appraiser's statement of 
highest and best use. 

7. Unless otherwise noted in the body of the report, it is assumed that there are no mineral or sub
surface rights of value involved in this appraisal and that there are no air or development rights 
of value that may be transferred . 
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8. This report may not be duplicated in whole or in part without the specific written consent of 
Clark-Wolcott Company, Inc. , nor may this report or copies hereof be transmitted to third parties 
without said consent, which consent Clark-Wolcott Company, I nc. , reserves the right to deny. 
Exempt from this restriction are dupl ication for the internal use of the client-addressee and/or 
transmission to attorneys, accountants, or advisors of the client-addressee. Also exempt from 
this restriction is transmission of the report to any court, governmental authority, or regulatory 
agency having jurisdiction over the owner of the property, provided that this report and/or its 
contents shall not be published, in whole or in part, in any public document without the express 
written consent of Clark-Wolcott Company, Inc. Finally, this report shall not be advertised to 
the public or otherwise used to induce a third party to purchase the property. Any third party, 
not covered by the exemptions herein, who may possess this report, is advised that they should 
rely on their own independently secured advice for any decision in connection with this 
property. Clark-Wolcott Company, Inc. , shall have no accountability or responsibility to any 
such third party. 

9. Unless specifically set forth in the body of the report, nothing contained herein shall be 
construed to represent any direct or indirect recommendation of Clark-Wolcott Company, Inc. , 
to buy, sell, or hold the property at the value appraised. Such decisions involve substantial 
investment strategy questions and must be specifically addressed in consultation form. 

1 0. The real estate market is in a state of constant flux, as is the value of the U.S. dollar. Clark
Wolcott Company, Inc., can offer no assurances that the reported value will remain stable or 
improve in terms of current dollars. The passage of time or changing economic conditions 
could result in a change in value, as could a change in the relative value of the U.S. dollar. If 
the client believes such has occurred, an updated valuation may be in order. 

1 1 .  The appraiser shall not be required to give testimony or appear in court by reason of this 
appraisal with reference to the property described herein unless prior arrangements have been 
made. 

1 2. Unless otherwise stated in  this report, the existence of hazardous substances, including without 
limitation asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, 
which may or may not be present on the property, or other environmental conditions, were not 
called to the attention of nor did Clark-Wolcott Company, Inc., become aware of such during the 
appraiser's inspection. Clark-Wolcott Company, I nc. , has no knowledge of the existence of 
such materials on or in the property unless otherwise stated. Clark-Wolcott Company, Inc. , 
however, is not qualified to test for the presence of such substances or conditions. If the 
presence of such substances, such as asbestos, ureaformaldehyde foam insulation, or other 
hazardous substances or environmental conditions, may affect the value of the property, the 
value estimated is predicated on the assumption that there is no such condition on or in the 
property or in such proximity thereto that it would cause a loss in value. No responsibility is 
assumed for any such conditions, nor for any expertise or engineering knowledge required to 
discover them. 

If questions in these areas are critical to the decision process of the reader, the advice of 
competent engineering or environmental consultants should be obtained and relied upon. If 
engineering or environmental consultants retained should report negative factors, of a material 
nature, relative to the condition of the property, such negative information could have a 
substantial negative impact on the value reported in  this appraisal. Accordingly, if negative 
findings are reported by engineering or environmental consultants, Clark-Wolcott Company, 
Inc., reserves the right to amend the value reported herein. 
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SPECIAL ASSUMPTIONS AND LIMITING CONDITIONS 

1 .  The opinions of value reported herein are rendered under the assumption that all 

authorized improvements (developmental infrastructure) proposed to be 

constructed pursuant to the sale of Series 2004 special tax bonds related to City of 

Woodland Community Facilities District No. 2004-1 (Spring Lake) are in place and 

fully operational as of the effective date of value. 

2 .  The appraisal properties are located in  an area that is  proposed to be encumbered 

by community facilities d istrict bond obligations for the provision of i nfrastructure 

improvements. Typical ly, upon the sale of such property, the outstanding bond 

obl igations (debt) are passed through to the buyer. Reflecting these conditions , 

the opinion of Bulk Sale Value reported herein excludes the value increments 

related to said bond indebtedness. 
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CERT/FICA TION 

The undersigned does hereby certify that, except as otherwise noted in this appra isal report: 

1 .  I have personally inspected the properties located within Community Facilities District No. 2004-1 
(Spring Lake) i n  the city of Woodland, California, which are the subject of this appraisal. 

2. I have no present or contemplated future interest in the real estate that is the subject of this appraisal 
report. 

3. I have no personal interest or bias with respect to the subject matter of this appraisal report or the 
parties involved. 

4. The professional fee for the appraisal service rendered is dependent solely upon completion of the 
service evidenced by delivery of this report and is in no way contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the amount of 
a value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly 
related to the intended use of this appraisal. 

5. To the best of my knowledge and belief, the statements of fact contained in this appraisal report, upon 
which the analyses, opinions and conclusions expressed herein are based, are true and correct. 

6. This appraisal report sets forth all of the l imiting conditions ( imposed by the terms of the assignment or 
by the undersigned) affecting the impartial and unbiased professional analyses, opinions and 
conclusions conta ined in this report. 

7. My engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

8 .  The undersigned hereby acknowledges that he has the appropriate education and experience to 
complete the assignment in a competent manner. The reader is referred to the Qualifications of the 
Appraiser included in the Addenda of this report as Exhibit A. 

9. This appraisal report has been made in conformity with and is subjec:t to the requirements of the Code of 
Professional Eth ics and Standards of Professional Appra isal Practice of the Appra isal Institute. 
Furthermore, the use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. The reported analyses, opinions, and conclusions were 
developed, and this report has been prepared , in  conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, which 
include the Uniform Standards of Professional Appraisal Practice (USPAP). 

1 0. The Appraisal Institute conducts a program of continuing education for its designated members. As of 
the date of this report, the undersigned, Jeffrey L. Ridolfi, MAI ,  has completed the requirements of the 
continuing education program of the Appraisal Institute. 

1 1 .  No one other than the undersigned prepared the analyses, conclusions and opinions concerning real 
estate that are set forth in this appraisal report. No one provided significant real property appraisal 
assistance to the undersigned. 

_____ .1,i, � � ----

1 3  

Real Estate Analysts and Consultants 



Clark - Wolcott 
Incorporated 

EXHIBIT A 

QUALIFICA TIONS OF THE APPRAISER 

Real Estate Analysts and Consultants 



Clark - Wolcott 
locorporated 

QUAL/FICA TIONS OF 
JEFFREY L. RIDOLFI, MAI 

CLARK-WOLCOTT COMPANY, INC. 
1 1344 COLOMA ROAD, SUITE 245 

RANCHO CORDOVA, CALIFORNIA 95670 
PHONE: 916-852-9470 

FAX: 916-852-1229 

PROFESSIONAL EXPERIENCE 

Mr. Ridolfi was employed by the Pacific Gas & Electric Company from 1 972 until 1 988 and held a 
variety of positions related to real property matters including land surveying, mapping , right-of-way 
and property acquisition ,  land sales and management, eminent domain, and appraisal. Mr. Ridolfi 
joined the firm of Clark-Wolcott Company, Inc. in 1 988 and became a principal and Vice President 
in January, 1 992. 

In addition to completing various types of va luation , consulting, and l itigation assignments ,  
Mr. Ridolfi i s  an acknowledged contributor to the development of Appraisal Standards For Land 
Secured Financings, publ ished in May, 1 994 by the California Debt Advisory Commission of the 
State of California. Mr. Ridolfi also contributed to the revision of that text as well as the companion · 
document, Recommended Practices in the Appraisal of Real Estate for Land-Secured Financings, 
which were publ ished in July, 2004 by the California Debt and Investment Advisory Commission of 
the State of California . Mr. Ridolfi has served as a panel member in industry-sponsored seminars 
relating to the valuation of properties located within Mello-Roos com munity facil ities d istricts and 
assessment districts. 

EDUCATION 

Associate in Arts degree in Business Administration from Sierra College, Rockl in, California. 
Graduated 1 970. 

Bachelor of Science degree in Business Administration from ·California State University, Chico. 
Graduated 1 972. 

American Institute of Real Estate Appraisers 1 courses successfully completed include: 

• Appraisal Principles - 1 978 (challenged examination). 
• Capitalization Theory and Techniques - 1 979. 
• Case Studies in Real Estate Valuation - 1 980. 
• Valuation Analysis and Report Writing - 1 980. 
• Litigation Valuation - 1 98 1 . 
• Real Estate Investment Analysis - 1 983. 
• Industrial Valuation - 1 984. 
• Market Analysis - 1 986. 
• Standards of Professional Practice - 1 982, 1 987, 1 993, 1 998, 200 1 . 

1 As of January, 1991 , the American Institute of Real Estate Appraisers merged with the Society of Real Estate Appraisers 
to become the Appraisal Institute. 

Real Estate Analysts and Consultants 



Clark - Wolcott 
Incorporated 

PROFESSIONAL AFFILIATIONS 

1 .  Member of the Appraisal Institute (MAI ) - Certificate #7453 awarded November, 1 986. 
• Sacramento Val ley Chapter Education Committee - Member ( 1 989). 
• Sacramento Val ley Chapter Admissions Committee - Member and occasional Chair 
( 1 989-1 991 ). 
• Regional Professional Standards Panel - Member ( 1 988-1 991 ) .  
• National Experience Review Panel - Member ( 1 99 1 -Present). 
• Assistant Regional Member of the Review and Counseling Division ( 1 992-1 997). 
• Sacramento S ierra Chapter Admissions Committee - Member ( 1 997-2002). 
• Ethics and Counseling Committee - Reg ional Panel Member ( 1 997-2002) .  

2 .  Member of the International Right of Way Association - elected in  February, 1 987. 

3 .  ·Certified General Real Estate Appraiser - State of California 
Identification No. AG003605 .  

LOCATION AND TYPES OF PROPERTY APPRAISED 

During the course of M r. Ridolfi's career, he has completed appraisals and related work in 48 
counties in California and in  portions of western Nevada and Arizona . A representative sampling of 
the types of property he has appraised includes: 

• Undeveloped Land: Single- and multifamily residentia l ;  residential subdivisions; industrial, 
commercial ,  agricultural ,  and transitional/speculative lands; recreation/ resource properties; 
and coastal properties. 

• Improved Properties: S ingle- a nd multifamily residential ,  retai l  commercial, i ndustrial .  
business/professional office, medical office, research and development (R&D), and historic 
properties.  

• Special Purpose: Rights-of-way and easements (permanent and temporary} for roads/util ities 
and other purposes, assessment districts, Mello-Roos community facilities districts, microwave 
tower sites, and properties designated for public acquisition (park sites, wetlands/habitat 
restoration, school sites, etc . ). 

REPRESENTA T/VE LIST OF CLIENTS 

• Commercial Lending Institutions/Related Entities 

The Money Store 
Commerce Bank of Washington 
HomeFed Bank 
Federal Deposit I nsurance Corporation 
Security Pacific National Bank 
San Jacinto Savings 
Resolution Trust Corporation 
Capitol Bank of Commerce 
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Bank of the West 
U.S.  Bankcorp 
Homestead Savings 
River City Bank ,, 
Sacramento Savings Bank 
The Bank of Cal ifornia 
Wells Fargo Bank 
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• Owners/Developers 

Lexington Homes 
Ahmanson Deve lopment 
AKT Deve lopment Corporation 
Union Pacific Rai l road 
Chrysler Rea lty 
Riverwest Developments 
The Heil Company 
Ell iott Homes, Inc. 
System Integrators, Inc. 
Apple Computer, Inc. 
Santa Fe Pacific Pipel ines 
Trammel Crow Company 
Hi l lman Properties West, Inc. 

• Governmental Bodies 

City of Folsom 
City of Davis 
City of Sacramento 
City of Rosevil le 
City of West Sacramento 
City of Wood land 
County of Sacramento 

• School Districts 

Rocklin Unified School District 
Buckeye Union School District 
Rescue Union School District 
Elk Grove Unified School District 

• Law Firms 

McDonough, Holland & Allen 
Kronick, Moskovitz, Teidemann & 

Girard 
Brobeck, Phleger & Harrison 
Porter, Scott, Weiberg & Delehant 
Desmond, Mil ler, & Desmond 

• Other 

Westhoff, Cone, & Holmstedt 
(municipal bond financing) 

The Spink Corporation (engineers) 
Ernst & Young (accountants) 
The University of Cal ifornia 
St. Paul Fire and Marine Insurance 

Company 
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Calton Homes of California 
Diversified Shopping Centers 
Lesher Communications, Inc. 
Chevron Real Estate 
Mercy Healthcare Sacramento 
The Sares Company 
Alleghany Properties, Inc. 
Olympic Broadcasters 
Bellingham Marine 
Stanford Ranch 
Kaiser Permanente 
PM Realty Advisors 
Gencorp Aerojet 

County of Placer 
Rosevi l le Community Hospital 
Reclamation District 900 
Rancho Murieta Community Services District 
Sacramento Housing & Redeve lopment Agency 
Sacramento Regional Transit District 

Folsom Cordova Unified School District 
Roseville Joint Unified School District 
Auburn Union School District 
Ory Creek Joint Elementary School District 

Sedgwick, Detert, Moran & Arnold 
Mil ler, Starr & Regal ia 
Diepenbrock, Wulff, Plant & Hannegan 
Sonnenschein, Nath & Rosenthal 
Burger & Plavan 
Morrison & Foerster LLP 
Desmond, Nolan, Livaich & Cunningham 

The First Boston Corporation 
(financial consu ltants) 

Miller & Schroeder Financial ,  Inc. 
(municipal bond financing) 

Stone & Youngberg (municipal bond financing) 
CH2MHILL (engineers)  
First American Title Insurance Company 



APPENDIX D 

GENERAL AND ECONOMIC INFORMATION ON THE CITY OF WOODLAND 

Overview 

The City of Woodland (the "City") is located in Yolo County (the "County") approximately 8 1  
miles northeast of San Francisco and approximately 20 miles northwest of Sacramento at the intersection 
of lnterstate 5 and State Route 1 1 3 .  The City has been the seat of government for the County since 1 862 
and is the industrial and agricultural center of the County. The City encompasses approximately 14.5 
square miles near the center of the California's Central Valley. Woodland enjoys a mean temperature of 
6 1 .5 degrees and an annual average rainfall of 1 7.28 inches. 

The City has a diversified economic base that has its origins in agriculture. However, due to the 
proximity of the City to major transportation arteries (Interstate 5 and State Route 1 1 3), and major 
waterways, the City has also become increasingly important as a manufacturing and distribution center of 
products including, food processing, plastics, farm machinery and mobile homes. 

City Government 

The City was incorporated in 1871  and operates as a general law city as provided by the 
Constitution and laws of the State. The City is governed by a five-member City Council, each of whom 
is elected on a city-wide basis for four-year terms. Terms are staggered such that two council seats are 
open for election in one year with the other three seats open for election two years later. The City 
Council currently elects a Mayor and Vice Mayor every two years following the election and seating of 
new Councilmembers. Council elections are held in even-numbered years. 

The City operates on a Council/Manager system of government. The City Council appoints the 
City Manager, who is responsible for daily administration of City affairs and preparation and submission 
of the annual budget under the direction of the Mayor and City Council. 

The City provides a full range of services delegated to cities under State law. These services 
include public safety (police and fire), sanitation and environmental health enforcement, recreational and 
cultural activities, public improvements, planning, zoning and general administrative services. 

Population 

Between 1995 and 2004, the City's population increased by a total of 8,700 or approximately 
20%. The City has experienced steady population growth since 1 990, during this period it is estimated 
that population has grown by 13,000 or approximately 33%. The City is the second most populous in the 
County. Table D-1 illustrates the population of the City and the County for 1990 and 1 995 through 
January 1 ,  2004 
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Table D-1 
CITY, COUNTY AND STATE POPULATION 

1990 and 1995 through 2004t 

Year City Yolo County State 

1990 39,500 141 ,2 10 30,595,770 
1 995 43,800 1 52,900 3 1 ,6 17,000 
1 996 45,050 1 55,700 31 ,837,000 
1 997 46, 1 50 1 58,300 32,207,000 
1998 44,000 1 60,700 32,657,000 
1 999 48, 100 163,500 33,140,000 
2000 48,850 167,400 33,753 ,000 
2001 49,850 1 71 ,400 34,367,000 
2002 50,400 1 76,300 35,000,000 
2003 5 1 ,600 1 8 1 , 100 35,6 12,000 
2004 52,500 184,500 36, 1 44,000 

t Estimates are as of January I .  
Sources: State of  California Department of  Finance, Revised Historical City, County and State Population Estimates, 199 1 -2000, with 

1990 and 2000 Census Counts and State of California, Department of Finance, E-4 Population Estimates for Cities, Counties 
and the State, 2001 -2003, with 2000 DRU Benchmark. 
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Employment 

Generally, over the past several years, the employment level in the City has grown and 
unemployment rates have declined. Table D-2 represents the average labor patterns in the City, the 
County of Yolo, the State of California, and the United States from 1999 through 2003 and July 2004. 

Table D-2 
ESTIMATES OF CIVILIAN LABOR FORCE, EMPLOYMENT, and UNEMPLOYMENT 

Annual Average for Calendar Years 1999 through 2003 and for July 2004t 

Unemployment 
Year and Area Labor Force EmQloyment UnemQloyment Rate 
1999 
City 25,820 24,580 1 ,240 4.8% 
County 90,500 86,600 3,900 4.4 
State 1 6,376,600 1 5,522,300 853,300 5.2 
United States 1 39,368,000 1 38,488,000 5,880,000 4.2 

2000 
City 26,530 25,260 1 ,270 4.8 
County 93,000 89,000 4,000 4.3 
State 1 6,892,000 16,056,000 835,500 4.9 
United States 140,863,000 1 36,208,000 5,655,000 4.0 

2001 
City 26,330 25,080 1 ,250 4.7 
County 92,400 88,400 4,000 4.3 
State 1 7, 1 7 1 ,600 1 6,249, 100 922,500 5.4 
United States 141 ,8 15,000 135,073,000 6,742,000 4.8 

2002 
City 27,200 25,690 1 ,5 10  5.5 
County 95,300 90,500 4,800 5.0 
State 1 7,375,800 16,2 14,900 1 , 1 60,900 6.7 
United States 144,863,000 136,485,000 8,378,000 5.8 

2003 
City 28, 1 00 26,480 1 ,620 5.8 
County 98,500 93,300 5,200 5.2 
State 17,460,000 16,282,700 1 , 177,300 6.7 
United States 146,510,000 1 37,736,000 8,774,000 6.0 

July 2004t 
City 28,630 27, 1 50 1 ,480 5.2 
County 1 00,400 95,700 4,700 4.7 
State 17,829 ,000 1 ,667,500 1 , 1 52,300 6.5 
United States 147,856 ,000 139,660,000 8, 196,000 5.5 

t Preliminary. 
Sources: California State Employment Development Department and U.S. Department of Labor, Bureau of Labor Statistics. 
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Largest Employers 

Table D-3 represents the largest public and private employers in the City. 

Table D-3 
CITY OF WOODLAND 

TEN LARGEST EMPLOYERS 
As of June 30, 2002t 

Public Entity 
Woodland Joint Unified School District 
County of Yolo 
Woodland Health Care 
Rite-Aid Drug Stores 
Dayton Hudson Company (Target) 
Nugget Markets, Food 4 less 
City of Woodland 
Fleetwood Homes ofN. California 
Walgreens 
Silver Crest/Western Homes 

t Most recent data available. 
Source: Woodland Chamber of Commerce. 

Commercial Activity 

Product/Service 
Education 
Governmental Operations 
Health Services 
Distribution Center 
Distribution Center 
Grocery Store 
Local Government 
Manufactured Housing 
Distribution Center 
Mobile Homes Manufacturing 

Number of 
Employees 

1 ,545 
1 ,460 

986 
625 
800 
350 
320 
300 
300 
290 

A five-year history of total taxable transactions for the City is shown in Table D-4. 

Table D-4 
CITY OF WOODLAND 

Taxable Retail Sales Data for Calendar Years 1998 to 2002 
($ in OOO's) 

1998(!) 1999 2000 
RETAIL STORES 

Apparel Stores $8,830 $7,942 
General Merchandise 1 02,71 7 1 04,765 
Food Stores 38,8 19  39,444 
Eating & Drinking Places 36,6 1 8  38, 146 
Home Furnishings and Appliances 8,765 9,148 

Building Materials and Farm Implements 69,245 74,540 
Auto Dealers and Auto Supplies 88,054 90,374 
Service Stations 42,6 16  50,577 
Other Retail Stores 42,834 49,338 

TOTAL RETAIL STORES $40 1 , 1 63 438,498 463,824 
All Other Outlets 99,948 1 12,865 162,603 

TOT AL ALL OUTLETS $501 , 1 1 1  $55 1 ,363 $626,427 

( 1) Detailed information is not available. 
(2) Most recent detailed annual data available. 
Source: State Board of Equalization. 

D-4 

2001 

$7, 1 88 
109,429 
41 ,871 
40,945 
1 0,737 
76,947 
90,529 
25,306 
45,465 

448,41 7  
1 65,1 79 

$613 ,596 

2ooi2l 

$9,279 
1 10,342 
41 ,958 
4 1 ,659 
1 0,760 
87,752 
93,500 
26, 1 6 1  
47,185 

$468,596 
1 44,87 1  

$613,467 



Construction Activity 

During Fiscal Year 2002-03, the City issued commercial building permits with a valuation of over 
$14.6 million. This included the construction of a 1 27,000 square foot Home Depot Store and Garden 
Center; a major warehousing facility; and several smaller projects, including gasoline stations and storage 
facilities. A Home Depot and an Applebees family restaurant opened in fall 2002. 

Construction was completed in spring 2004 on a 35,000 square foot, Class A commercial office 
facility by the Wiseman Group. A new neighborhood shopping center complex located on approximately 
12.6 acre site in the southeastern edge of the City, with BelAir Markets as the main tenant, is under 
construction with occupancy expected in fall 2004. 

A five-year history of building permits and valuation appears in Table D-5. 

Table D-5 
CITY OF WOODLAND 

BUILDING PERMITS AND VALUATIONS 
FISCAL YEARS 1999-00 THROUGH 2003-04 

Commercial Construction Residential Construction 
Number 

Fiscal of 
Year Permits Value 

1999-00 1 7  $1 ,689,41 7  
2000-01 247 29,2 13 ,653 
2001 -02 12  26,880,302 
2002-03 58 14,624,832 
2003-04<4) 35 13,632,267 

Number 
of 

Permits 

3J<I) 

4 1 <2) 

137  
443 
39i5) 

New 
Dwelling 

Units 

1 1 3 
58 

1 23 
240 
238(6) 

Value 

$ 1 ,902,064 
9,4 16,647 

1 1 7 573 744(3) ' ' 
38,953,059 
48,967,046 

( 1) Two of the permits were for construction of multifamily housing units representing an aggregate of 78 new dwelling units. 
(2) One permit was for construction of multifamily housing units representing an aggregate of 20 new dwelling units. 
(3) Includes a multifamily residential development. 
(4) Represents only new commercial and industrial construction, including buildings, additions and tenant improvements. 
( 5) Represents new multifamily units. 
(6) Represents single family homes and duplex units. 
Preliminary. 
Source: City of Woodland. 
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Agriculture 

The City 's diversified economic base includes manufacturing, warehousing, retail and agriculture. 
Table D-6 lists the top leading agricultural crops within the County for the past five years. 

TABLE D-6 
COUNTY OF YOLO 

Ten Leading Crops for Years 1999 to 2003 
($ in OOO's) 

1999 2000 2001 

Processing Tomatoes $132,668 $76,496 $68,752 
Rice 24,343 34,597 28,3 16  
Wine Grapes 35,43 1 40,873 33,241 
Alfalfa Hay 23,788 2 1 ,420 3 1 ,839 
Seed Crops 26,572 19,975 1 7,079 
Wheat 7,355 8,382 9,629 
Walnuts 9,657 9,885 12,601 
Almonds 
Organic Crops 8,288 
Cattle and Calves 9,9 16 1 0,034 9,485 
Safflower 
Field Com 1 3 ,670 7,558 
Honeydew Melons 9,257 7,487 
Prunes 7,1 10 

TOTAL TEN LEADING CROPS 286,098 242,819 226,788 
Other Crops 53,839 59,9 1 7  61,79 1 

TOTAL $339,937 $302,736 $288,579 

Percent Ten Leading Crops of Total 
Production 84. 16% 80.2 1% 78.59% 

Source: Yolo County Department of Agriculture. 

Median Household Income 

2002 

$74, 135 
27,687 
44,675 
32,804 
14,999 
8,537 

1 1 ,464 

9,078 
7,695 
6,697 

237,77 1 
62,010  

$299,78 1 

79.3 1 % 

2003 

$61 , 189 
39,899 
37,366 
3 1 ,089 
1 7,943 
1 6,350 
1 2,274 
12,220 
10,637 
10, 1 85 

249, 152 
55,368 

$304,520 

8 1 .82% 

"Effective buying income" ("EBf') is a classification developed exclusively by Sales & Marketing 
Management magazine to distinguish it from other sources reporting income statistics. EBI is defined as 
"money income" less personal tax and nontax payments - a number often referred to as "disposable" or 
"after-tax" income. Money income is the aggregate of wages and salaries, net farm and nonfarm self
employment income, interest, dividends, net rental and royalty income, Social Security and railroad 
retirement income, other retirement and disability income, public assistance income, unemployment 
compensation, Veterans Administration payments, alimony and child support, military family allotments, 
net winnings from gambling and other periodic income. Money income does not include money received 
from the sale of property (unless the recipient is engaged in the business of selling property); the value of 
"in-kind" income such as food stamps, public housing subsidies, medical care, employer contributions for 
persons, etc.; withdrawal of bank deposits; money borrowed; tax refunds; exchange of money between 
relatives living in the same household; gifts and lump-sum inheritances, insurance payments, and other 
types of lump-sum receipts. EBI is computed by deducting from money income all personal income taxes 
(federal, state and local), personal contributions to social insurance (Social Security and federal retirement 
payroll deductions), and taxes on owner-occupied nonbusiness real estate. 
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Table D-7 
CITY OF WOODLAND, YOLO COUNTY, STATE OF CALIFORNIA AND UNITED STATES 

EFFECTIVE BUYING INCOME 
1999-2003 

Total Effective Median Household 
Year Buying Income Effective 

and Area ($ in OOO's) Buying Income 
2003 

City $796,565 $40,321 
County 2,903,495 37,303 
State 647,879,427 42,484 
United States 5,340,682,8 18 38,035 

2002 

City $833,8 10  $40,996 
County 2,885,737 38,0 12  
State 650,52 1 ,407 43,532 
United States 5,303,48 1 ,498 38,365 

2001 

City $712,01 3  $35,554 
County 2,722,3 10  35, 1 83 
State 652, 190,282 44,464 
United States 5,230,824,904 39, 1 29 

2000 

City $645,774 $33,575 
County 2,389,387 32,494 
State 590,376,663 39,492 
United States 4,877,786,658 37,233 

1999 

City $658,62 1 $34,091 
County 2,274,363 30,927 
State 55 1 ,999,3 1 7  37,091 
United States 4,62 1 ,49 1 ,730 35,377 

Sources: Sales & Marketing Management, 1 999, 2000, 200 I, 2002 and 2003 Survey of Buying Power and Media 
Markets. 

Transportation 

The County has a well-developed transportation network which includes road, rail, and shipping 
services. Interstate 80, a transcontinental highway linking San Francisco with points east is nine miles to 
the south of Woodland via State Route 1 13 .  Interstate 5, a transcontinental North-South route, and State 
Routes 1 13 and 1 6  intersect in the City. 

Southern Pacific/Union Pacific railroad crosses the County with its main line generally 
paralleling Interstate 80, with trunk lines running into adjoining counties. Union Pacific has connecting 
track from Sacramento to Woodland. Freight transportation is also provided by several intra-state and 
transcontinental trucking firms. Waterborne facilities are available through the Sacramento-Yolo Port 
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District immediately to the south of the City. Ships can reach Sacramento from San Francisco Bay in less 
than eight hours. 

The Sacramento Metropolitan Airport is located approximately 1 2  miles south of the City and is 
served by most major carriers as well as commuter carriers. Service is available to all principal cities on 
the West Coast as well as direct flights to other major cities in the United States. 

Education and Community Services 

Public school education is provided by the Woodland Joint Unified School District's 1 2  elementary 
schools, two junior high schools, two senior high schools and an alternative/adult education program. In 
addition, there are schools maintained by the County Superintendent of Schools for handicapped, Juvenile 
Court and occupational and vocational training students. There are four religious schools offering elementary 
and secondary education. 

Woodland Community College, a two year college within the Yuba Community College District, has 
a campus for 1 ,200 full-time and 1 ,800 part-time students within the City. It features a well regarded 
Vocational Nursing Program along with strong agri-business and business departments. 

The University of California at Davis is located ten miles to the south via State Route 1 13 on the 
Solano-Yolo County line in the northeast comer of Solano County. The University is well known for its 
agricultural research. Originally a university farm, the campus developed into a four-year agricultural college 
in the 1 920's and has since expanded into other fields, including engineering, law, medicine and veterinary 
medicine. The current enrollment of the University is over 30,000 students. 

Cultural facilities in the City and surrounding area include the Woodland Opera House, the 
Sacramento Community Center, the Sacramento Music Circus and the recently opened Mondovi Center on 
the U.C. Davis campus. The Carnegie City Library has space for approximately 1 00,000 volumes. 

Local newspaper coverage is provided by the Daily Democrat which is published seven times a 
week. Financial institutions located in the City include eight banks and four savings and loans. 

The Parks, Recreation and Community Services Department of the City maintains approximately 26 
parks. This parkland offers a variety of recreational facilities which include a senior citizens center, a youth 
center, a gymnasium and a facility for large meetings and activities. 

The City operates its own police force and fire department. The police force has 64 sworn officers 
and support staff. The new approximately 40,000 square foot police facility, which is designed to 
accommodate the department through 2020 was completed in April 2004. The fire department operates out 
of three fire stations and consists of 42 full time personnel and a reserve force of 40. 

Property Taxation 

Ad Valorem Property Taxes 

City property taxes are assessed and collected by the County of Yolo (the "County") at the same time 
and on the same rolls as are County, school and special district property taxes. The County is permitted under 
State law to pass on costs for certain services provided to local government agencies including the collection 
of property taxes. The County imposed a fee on the City of approximately 1 .5% of taxes collected for tax 
collection services provided in Fiscal Year 2002-2003 . 
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Assessed Valuations 

All property is assessed using full cash value as defined by Article XIIIA of the State 
Constitution. State law provides exemptions from ad valorem property taxation for certain classes of 
property such as churches, colleges, nonprofit hospitals and charitable institutions. 

Future assessed valuation growth allowed under Article XIIIA (new construction, certain changes 
of ownership, 2% inflation) will be allocated on the basis of "situs" among the jurisdictions that serve the 
tax rate area within which the growth occurs. Local agencies and schools will share the growth of "base" 
revenues from the tax rate area. Each year's growth allocation becomes part of each agency's  allocation 
in the following year. The availability of revenue from growth in tax bases to such entities may be 
affected by the establishment of redevelopment agencies which, under certain circumstances, may be 
entitled to revenues resulting from the increase in certain property values. 

The passage of Assembly Bill 454 in 1 987 changed the manner in which unitary and operating 
nonunitary property is assessed by the State Board of Equalization. The legislation deleted the formula 
for the allocation of assessed value attributed to such property and imposed a State-mandated local 
program requiring the assignment of the assessment value of all unitary and operating non-unitary 
property in each county of each State assessee other than a regulated railway company. The legislation 
established formulas for the computation of applicable county-wide rates for such property and for the 
allocation of property tax revenues attributable to such property among taxing jurisdictions in the county 
beginning in fiscal year 1 988-89. This legislation requires each County to issue each State assessee, other 
than a regulated railway company, a single tax bill for all unitary and operating nonunitary property. 

Table D-8 represents a five-year history of assessed valuations in the City: 

Fiscal Year 
2000-0 1 
200 1 -02 
2002-03 
2003-04 
2004-05 

Table D-8 
CITY OF WOODLAND 

ASSESSED VALUATIONS 
(in $000's) 

Local Secured 
and Unsecuredt 

$2,5 19,479 
2,701 ,851  
2,84 1,8 12  
3,06 1,685 
3,327,099 

t The City does not impose any utility taxes. 
Source: Yolo County Assessor' s Office. 

Tax Levies, Collections and Delinquencies 

% Change 

7.24% 
5 . 18  
7.74 
8.67 

Taxes are levied for each fiscal year on taxable real and personal property which is situated in the 
City as of the preceding January 1 .  A supplemental roll is developed when property changes hands or new 
construction is completed that produces additional revenue. 

Secured property taxes are due on November 1 and March 1 and become delinquent, if not paid by 
December 1 0  and April 10, respectively. A 10% percent penalty attaches to any delinquent payment for 
secured roll taxes. In addition, property on the secured roll with respect to which taxes are delinquent 
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becomes tax-defaulted. Such property may thereafter be redeemed by payment of the delinquent taxes and the 
delinquency penalty, plus a redemption penalty to the time ofredemption. If taxes are unpaid for a period of 
five years or more, the property is subject to auction sale by the County Tax Collector. 

In the case of unsecured property taxes, a 10% penalty attaches to delinquent taxes on property on 
the unsecured roll, and an additional penalty of 1 .5% per month begins to accrue beginning November 1st of 
the fiscal year, and a lien is recorded against the assessee. The taxing authority has four ways of collecting 
unsecured personal property taxes: ( 1 )  a civil action against the taxpayer; (2) filing a certificate in the office 
of the County Clerk specifying certain facts in order to obtain a judgment lien on specific property of the 
taxpayer; (3) filing a certificate of delinquency for record in the County Recorder's Office in order to obtain a 
lien on specified property of the taxpayer; and (4) seizure and sale of personal property, improvements or 
possessory interests belonging or assessed to the assessee. 

Each county levies (except for levies to support prior voter-approved indebtedness) and collects all 
property taxes for property falling within that county's taxing boundaries. 

Teeter Plan 

The City is located within County of Yolo (the "County"), which is following the "Teeter Plan" 
(defined below) with respect to property tax collection and disbursement procedures. Under this plan, a 
county can implement an alternate procedure for the distribution of certain property tax levies on the secured 
roll pursuant to Chapter 3, Part 8, Division 1 of the Revenue and Taxation Code of the State of California 
(comprising Section 4701 through 471 7, inclusive) (the "Law"), commonly referred to as the "Teeter Plan." 
The Law has authorized the use of the Teeter Plan for over 45 years. 

Generally, the Teeter Plan provides for a tax distribution procedure by which secured roll taxes, 
special taxes and assessments are distributed to taxing agencies within a county included in the Teeter Plan 
on the basis of the tax levy, rather than on the basis of actual tax collections. A county then receives all future 
delinquent tax payments, penalties and interest, and a complex tax redemption distribution system for all 
taxing agencies is avoided. In connection with the Teeter Plan, a county can advance to the participating 
taxing agencies an amount equal to 95% of the total then-prior years' delinquent secured property taxes, 
100% of the total then-prior years' delinquent secured special taxes, including the associated penalties and 
interest, and 1 00% of the then-current year's secured roll levy. 

The valuation of property is determined as of January 1 each year and equal installments of tax 
levied upon secured property become delinquent on the following December 10 and April 10. Taxes on 
unsecured property are due May 1 5  and become delinquent August 3 1 .  

The Board of Supervisors of the County may discontinue the procedures under the Teeter Plan 
altogether, or with respect to any tax or assessment levying agency in the County, if the rate of secured tax 
and assessment delinquency in that agency in any year exceed 3% of the total of all taxes and assessment 
levied on the secured rolls for that agency. 

Thus, so long as the County maintains its policy of collecting taxes pursuant to said procedures and 
the City meets the Teeter Plan requirements, the City will receive 1 00% of the annual installments levied 
without regard to actual collections in the City. There is no assurance, however, that the County Board of 
Supervisors will maintain its policy of apportioning taxes pursuant to the aforementioned procedures. 
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Principal Property Taxpayers 

A summary of the City's Fiscal Year 2002-2003 largest secured taxpayers is presented in 
Table D-9 below: 

Tax Payer 

Walgreen Co. 
Dayton Hudson Corp. 
Panattoni Investments 
NNN County Fair Mall LLC 
Woodland Biomass Power Ltd., et. al. 
Payless Drug Stores 
PCD Investment, et. al. 
Autumn Run Investors 
Calwest Industrial Properties 
Prologis Trust 

TOT AL TOP TEN 
Others 

TOTAL 

t Most recent data available. 

Source: Yolo County Assessor's Office. 

Table D-9 
CITY OF WOODLAND 
TOP TEN TAXPAYERS 

FISCAL YEAR 2002-2003t 

Type of Business 

Distribution Facility 
Distribution Facility 
Property Development 
County Fair Mall Property 
Retail 
Power Generation 
Distribution Facility 
Investment 
Real Estate Investment 
Real Estate Investment 

D- 1 1  

2002-03t 

Assessed 
Valuation 

$94,793,296 
87, 1 36,69 1 
32,709,539 
28,448,204 
28,2 12,876 
26, 169,554 
20,490,802 
20,075,226 
18,4 1 1 ,524 
1 7,800,480 

$374,248 , 192 
2,265, 1 30,323 

$2,639,378,5 1 5  

% Total 
Assessed 
Valuation 

3 .59% 
3.30 
1 .24 
1 .08 
1 .07 
0.99 
0.78 
0.76 
0.70 
0.67 

14. 1 8% 
85.82 

1 00.00% 



APPENDIX E 

SUMMARY OF CERTAIN PROVISIONS OF THE FISCAL AGENT AGREEMENT 

The .following is a summary of selected provisions of the Fiscal Agent Agreement that are not 
described elsewhere in this Official Statement. This summary does not purport to be comprehensive and 
reference should be made to the Fiscal Agent Agreement for a full and complete statement of its 
provisions. All capitalized terms not defined in this Qfficial Statement have the meanings set forth in the 
Fiscal Agent Agreement. 

Definitions 

Annual Debt Service means for each Bond Year the aggregate amount of principal and interest 
becoming due and payable on all Bonds, but excluding any interest for which there are moneys deposited 
in the Interest Fund from the proceeds of any Series of Bonds or other source and reserved as capitalized 
interest to pay such interest. 

Bond Reserve Requirement means, as of any date of calculation, the least of (i) Maximum 
Annual Debt Service as of such date, (ii) 125% of average Annual Debt Service on all Bonds Outstanding 
as of such date and (iii) 10% of the original principal amount of the Bonds ( or, if a Series of Bonds is sold 
with more than a de minimis amount of original issue discount or premium, the issue price of such Bonds 
(excluding pre-issuance accrued interest), as those terms are defined in the Code, shall be used in the 
calculation). 

Bond Year means the period ending on September 1 of each year with the first Bond Year 
ending on September 1 ,  2005, and the last Bond Year ending on the date on which none of the Bonds 
remain outstanding. 

Business Day means any day other than a Saturday, Sunday, or a day on which banking 
institutions in the state in which the Corporate Trust Office is located or the State of New York are 
authorized or obligated by law or executive order to be closed. 

CFD means the City's Community Facilities District No. 2004-1 (Spring Lake), a community 
facilities district duly established within the geographical jurisdiction of the City pursuant to the Law 
(which is referred to as the District in the Official Statement). 

Code means the Internal Revenue Code of 1 986 and the regulations applicable to or issued 
thereunder. 

Corporate Trust Office or corporate trust office means the corporate trust office of the Fiscal 
Agent at One California Street, Suite 2550, San Francisco, CA 94 1 1 1 , Attention: Corporate Trust 
Services, or such other or additional offices as may be designated by the Fiscal Agent. 

Costs of Issuance means all items of expense directly or indirectly payable by or reimbursable to 
the City and related to the original authorization, execution, sale, and delivery of the Bonds, including but 
not l imited to advertising and printing costs, costs of preparation and reproduction of documents, costs of 
printing and distribution of the preliminary and final official statements, filing and recording fees, initial 
fees and charges of the Fiscal Agent, legal fees and charges, fees and disbursements of consultants and 
professionals, financial advisor fees and expenses, rating agency fees, fees and charges for preparation, 
execution, transportation and safekeeping of Bonds, and any other cost, charge, or fee in connection with 
the original delivery of Bonds. 
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Def easance Securities means the following: 

(A) United States Treasury Certificates, Notes, and Bonds (including State and Local 
Government Series -- "SLGS"). 

(B) Direct obligations of the Treasury that have been stripped by the Treasury itself, CATS, 
TGRS, and similar securities. 

(C) The interest component of Resolution Funding Corp. (REFCORP) strips that have been 
stripped by request to the Federal Reserve Bank of New York in book-entry form. 

(D) Pre-refunded municipal bonds rated "Aaa" by Moody's and "AAA" by Standard & 
Poor's. If, however, the pre-refunded bonds are rated by Standard & Poor's but are not rated by Moody's, 
then the pre-refunded bonds must have been pre-refunded with cash, direct U.S. or U.S. guaranteed 
obligations, or Aaa-rated pre-refunded municipal bonds. 

(E) Obligations issued or guaranteed by the following agencies that are backed by the full 
faith and credit of the U.S. :  

( 1 )  U.S. Export-Import Bank (Eximbank) 
Direct obligations or fully guaranteed certificates of beneficial ownership 

(2) Farmers Home Administration (FmHA) 
Certificates of beneficial ownership 

(3) Federal Financing Bank 

( 4) General Services Administration 
Participation certificates 

(5) U.S.  Maritime Administration 
Guaranteed Title XI financing 

(6) U.S. Department of Housing and Urban Development (HUD) 
Project Notes 
Local Authority Bonds 
New Communities Debentures - U.S. government guaranteed debentures 
U.S. Public Housing Notes and Bonds - U.S. government guaranteed public 
housing notes and bonds 

Fiscal Year means the period beginning on July 1 of each year and ending on the next 
succeeding June 30 or any other twelve-month period hereafter selected and designated as the official 
fiscal year period of the City. 

Investment Securities means any securities in which funds of the City may be legally invested as 
provided by applicable law in effect at the time of such investment, subject to any limitations imposed by 
the investment policy approved by the City Council, but without regard to any limitations contained 
therein concerning the maximum percentage limitations for any particular investment. Investment 
Securities also include (a) money market funds, including funds of the Fiscal Agent or any of its affiliates, 
and (b) investment agreements, including guaranteed investment contracts. 

Mandatory Sinking Account Payment means, with respect to Bonds of any Series and maturity, 
the amount required by the Fiscal Agent Agreement or a Supplemental Fiscal Agent Agreement to be 
deposited by the City in a Sinking Account for the payment of Term Bonds of such Series and maturity. 
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Maximum Annual Debt Service shall mean the greatest amount of principal and interest 
becoming due and payable on all Bonds in any Bond Year including the Bond Year in which the 
calculation is made or any subsequent Bond Year. 

Moody's means Moody's  Investors Service, a corporation duly organized and existing under and 
by virtue of the laws of the State of Delaware, and its successors and assigns, except that if such 
corporation shall be dissolved or liquidated or shall no longer perform the functions of a securities rating 
agency, then the term "Moody's" shall be deemed to refer to any other nationally recognized securities 
rating agency selected by the City. 

Owner, whenever used with respect to a Bond, means the person in whose name such Bond is 
registered. 

Person means a corporation, firm, association, partnership, trust, or other legal entity or group of 
entities, including a governmental entity or any agency or political subdivision thereof. 

Rate and Method of Apportionment means the rate, method of apportionment, and manner of 
collection of the Special Taxes (which is referred to in the Official Statement as the "Tax Formula") 
included as Exhibit B to the Resolution of Formation for the CFD. 

Rating Category means (i) with respect to any long-term rating category, all ratings designated 
by a particular letter or combination of letters, without regard to any numerical modifier, plus or minus 
sign or other modifier and (ii) with respect to any short-term or commercial paper rating category, all 
ratings designated by a particular letter or combination of letters and taking into account any numerical 
modifier, but not any plus or minus sign or other modifier. 

Redemption Price means, with respect to any Bond ( or portion thereof) the principal amount of 
such Bond ( or portion) plus the applicable premium, if any, payable upon redemption thereof pursuant to 
the provisions of such Bond and the Fiscal Agent Agreement. 

Serial Bonds means the Bonds, maturing in specified years, for which no Mandatory Sinking 
Account Payments are provided. 

Series, whenever used with respect to Bonds, means all of the Bonds designated as being of the 
same series, authenticated and delivered in a simultaneous transaction, regardless of variations in 
maturity, interest rate, redemption, and other provisions, and any Bonds thereafter authenticated and 
delivered upon transfer or exchange or in lieu of or in substitution for (but not to refund) such Bonds. 

Standard & Poor's means Standard & Poor's, a division of The McGraw Hill Companies, Inc., 
and its successors and assigns, except that if such rating agency shall no longer perform the functions of a 
securities rating agency, then the term "Standard & Poor's" shall be deemed to refer to any other 
nationally recognized securities rating agency selected by the City. 

Supplemental Fiscal Agent Agreement means any fiscal agent agreement duly executed and 
delivered, supplementing, modifying, or amending the Fiscal Agent Agreement, but only if and to the 
extent that such Supplemental Fiscal Agent Agreement is specifically authorized by the Fiscal Agent 
Agreement. 

Taxable Property means all property described by the definition of the term "Taxable Property" 
in the Rate and Method of Apportionment (which is all property in the CFD that is not exempted by law 
or the Rate and Method of Apportionment). 
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Term Bonds means the Bonds payable at or before their specified maturity date or dates from 
Mandatory Sinking Account Payments established for that purpose and calculated to retire such Bonds on 
or before their specified maturity date or dates. 

Alternative Funding of Bond Reserve Fund 

Letter of Credit. The City may replace all or a portion of the amounts on deposit in the Bond 
Reserve Fund by delivering to the Fiscal Agent an irrevocable letter of credit issued by a financial 
institution having unsecured debt obligations rated in one of the two highest Rating Categories of 
Moody's and Standard & Poor's, in an amount, together with moneys, Investment Securities, insurance 
policies, or surety bonds on deposit in the Bond Reserve Fund, equal to the Bond Reserve Requirement. 
Such letter of credit shall have a term no less than three years or, if less, the maturity of the Series of 
Bonds in connection with which such letter of credit was obtained and shall provide by its terms that it 
may be drawn upon as described below. At least one year prior to the stated expiration of such letter of 
credit, the City shall either (i) deliver a replacement letter of credit, (ii) deliver an extension of the letter 
of credit for at least an additional year or, if less, the maturity of the Series of Bonds in connection with 
which such letter of credit was obtained, or (iii) deliver to the Fiscal Agent an insurance policy or surety 
bond satisfying the requirements described below. Alternatively, the City shall include in the Special 
Taxes to be collected the amount needed to restore the amount on deposit in the Bond Reserve Fund to an 
amount equal to the Bond Reserve Requirement by no later than one week prior to the stated expiration 
date of the letter of credit. If an amount equal to the Bond Reserve Requirement as of the date following 
the expiration of the letter of credit is not on deposit in the Bond Reserve Fund one week prior to the 
expiration date of the letter of credit (excluding from such determination the letter of credit), the Fiscal 
Agent shall draw on the letter of credit to fund the deficiency resulting therefrom in the Bond Reserve 
Fund. 

Insurance Policy. The City may replace all or a portion of the amounts on deposit in the Bond 
Reserve Fund by delivering to the Fiscal Agent an insurance policy or surety bond securing an amount, 
together with moneys, Investment Securities or letters of credit on deposit in the Bond Reserve Fund, no 
less than the Bond Reserve Requirement issued by an insurance company whose unsecured debt 
obligations (or for which obligations secured by such insurance company's  insurance policies or surety 
bonds) are rated in one of the two highest Rating Categories of Moody's and Standard & Poor's. Such 
insurance policy or surety bond shall have a term of no less than the maturity of the Series of Bonds in 
connection with which such insurance policy or surety bond was obtained. In the event that such 
insurance policy or surety bond for any reason lapses or expires, the City shall immediately implement (i) 
or (iii) of the preceding paragraph or make the required deposits to the Bond Reserve Fund. 

Investment of Funds. 

All moneys in any of the funds and accounts held by the Fiscal Agent and established pursuant to 
the Fiscal Agent Agreement shall be invested solely as directed by the City, solely in Investment 
Securities. Moneys in the Bond Reserve Fund shall be invested in Investment Securities maturing or 
available on demand within ten years of the date of such investment. Moneys in the remaining funds and 
accounts shall be invested in Investment Securities maturing or available on demand not later than the 
date on which it is estimated that such moneys will be required by the Fiscal Agent. Interest earnings and 
profits resulting from investment of moneys in: ( 1 )  the Rebate Fund shall be deposited in the Rebate 
Fund, except as otherwise directed by the City; (2) the Costs of Issuance Fund, the Series 2004 
Capitalized Interest Account, the Acquisition and Construction Fund, and the Acquisition Escrow Fund 
shall be deposited when received into the Acquisition and Construction Fund, and (3) all other funds and 
accounts shall be deposited therein. 
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Additional Bonds 

The City may issue additional Series of Bonds secured under the Fiscal Agent Agreement, 
equally and ratably with Bonds previously issued, for the purpose of providing funds to finance or 
refinance the costs of any Facilities (or to reimburse the City for the payment of such costs), including 
payment of costs incidental to or connected with the Facilities, or for the repayment of funds advanced to 
or for the District, provided that the following requirements (among others specified in the Fiscal Agent 
Agreement) are satisfied: 

No Default. No Event of Default shall have occurred and then be continuing; 

Bond Reserve Fund. The balance in the Bond Reserve Fund is increased, if necessary, to an 
amount at least equal to the Bond Reserve Requirement with respect to all Bonds to be considered 
Outstanding upon the issuance of such Series; 

Principal Amount. The aggregate principal amount of Bonds issued under the Fiscal Agent 
Agreement does not exceed the amount authorized pursuant to the Law and does not exceed any other 
limitation imposed by law or by any Supplemental Fiscal Agent Agreement; and 

Value-to-Lien Ratio. The aggregate fair market value of all Taxable Property (and the then 
existing private improvements thereon) on the date of the adoption of the Supplemental Fiscal Agent 
Agreement authorizing the issuance of such additional Series of Bonds (based on either the assessed 
valuations thereof as contained in the most recent equalized assessment roll of Yolo County or an MAI 
appraisal), shall be equal to at least three (3) times the sum of (i) the aggregate principal amount of all 
Bonds to be Outstanding after the issuance of such additional Series of Bonds, plus (ii) the aggregate 
principal amount of all outstanding special assessment bonds that are payable from special assessments 
levied on the Taxable Property, plus (iii) the proportion of the aggregate principal amount of all 
outstanding bonds issued under the Law (other than the Bonds) that are payable from special taxes to be 
levied on the Taxable Property. The Escrow-Secured Bond Amount of the Series 2004 Bonds and any 
amount of additional Bonds similarly secured that are not deemed paid or defeased are Outstanding and 
shall be taken into account for purposes of satisfying the value-to-lien ratio required described in this 
paragraph. 

Building Permits. The City shall have issued building permits for the construction of at least 
seven hundred (700) single-family dwelling units within the CFD; or, if the additional Series of Bonds 
would be the third Series of Bonds issued under the Fiscal Agent Agreement, the City shall have issued 
building permits for the construction of at least one thousand four hundred ( 1 ,400) single-family dwelling 
units within the CFD. 

Debt Service Coverage Ratio. The amount of Special Taxes that may be collected in each Bond 
Year following issuance of the additional Series of Bonds by application of the Rate and Method of 
Apportionment shall be no less than 1 10% of the aggregate of Annual Debt Service due and payable with 
respect to all Bonds to be Outstanding in such Bond Year. 

Other Obligations Secured by Net Special Taxes 

The City may not, so long as any of the Bonds are Outstanding, issue any obligations or 
securities, howsoever denominated, payable in whole or in part from Net Special Taxes except the 
following: 

Series 2004 Bonds and Additional Bonds. The Series 2004 Bonds of any Series authorized in 
compliance with the provisions of the Fiscal Agent Agreement for the issuance of Additional Bonds; and 
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Subordinate Obligations. Obligations that are junior and subordinate to the payment of the 
principal, premium, interest, and reserve fund requirements for the Bonds and which subordinated 
obligations are payable as to principal, premium, interest, and reserve fund requirements, if any, only out 
of Net Special Taxes after the prior payment of all amounts then due required to be paid hereunder from 
Net Special Taxes for principal, premium, interest and reserve fund requirements for the Bonds, as the 
same become due and payable and at the times and in the manner as required in the Fiscal Agent 
Agreement. 

Principal and Interest Payments. 

If the Series 2004 Bonds are no longer in book entry-only form, the principal or Redemption 
Price of the Bonds shall be payable to the Owner thereof upon surrender thereof in lawful money of the 
United States of America at the Corporate Trust Office. Interest on the Series 2004 Bonds shall be 
payable by check mailed by first class mail on each Interest Payment Date or, upon the written request of 
any Owner of $ 1 ,000,000 or more in aggregate principal amount of Bonds who has provided the Fiscal 
Agent with wire transfer instructions on or before the applicable Regular Record Date, by wire transfer on 
each Interest Payment Date to the Owner thereof as of the close of business on the Regular Record Date. 
The Regular Record Date for the Series 2004 Bonds shall be the fifteenth ( 1 5th) day of the calendar 
month immediately preceding the relevant Interest Payment Date. 

Any interest on any Bond of any Series that is payable but is not punctually paid or duly provided 
for on any Interest Payment Date shall forthwith cease to be payable to the Owner on the relevant Regular 
Record Date. Such defaulted interest shall be paid to the Person in whose name the Bond is registered at 
the close of business on a Special Record Date for the payment of such defaulted interest to be fixed by 
the Fiscal Agent. In the name and at the expense of the City, the Fiscal Agent shall cause notice of the 
payment of such defaulted interest and the Special Record Date to be mailed, first-class postage prepaid, 
to each Owner of a Bond of such Series at his address as it appears in the Bond Register not fewer than 
ten days prior to such Special Record Date. 

Persons Deemed Owners 

The City and the Fiscal Agent will treat the person in whose name any Bond is registered, as 
shown on the registration books kept by the Fiscal Agent, as the person exclusively entitled to payment of 
principal, premium, if any, and interest on the Bond and to the exercise of all other rights and powers of 
the owner, except that all interest payments will be made to the Owner registered as of the Record Date. 

Transfer and Exchange of Bonds 

If the Series 2004 Bonds are no longer in book entry-only form, an Owner may transfer a Bond to 
a new Owner by completing the assignment certificate on the Bond and delivering the Bond to the Fiscal 
Agent. Upon re-registration, any Bond may be replaced by one or more Bonds of the same Series and 
maturity and aggregate amount in denominations of $5000 or any integral multiple thereof. The Fiscal 
Agent may require payment from the owner or the City to cover any tax or other governmental charge 
imposed with respect to the transfer or exchange. The Fiscal Agent need not register the transfer of any 
Bond during the period established by the Fiscal Agent for the selection of any Bonds for redemption, nor 
transfer any Bond so selected ( except the unredeemed portion thereof). 

Mutilated, Destroyed, Lost, or Stolen Bonds. 

If any Bond is mutilated, lost, destroyed, or stolen, the Fiscal Agent will authenticate one or more 
new Bonds in replacement thereof in the same aggregate principal amount and of the same Series and 
maturity. The Fiscal Agent may require satisfactory indemnity before authenticating a replacement Bond. 
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Any mutilated Bond must be surrendered. The Fiscal Agent may charge the owner of a Bond for the 
Fiscal Agent's reasonable fees and expenses incurred in replacing the Bond. 

Events of Default and Remedies 

Events of Default. The following events shall be Events of Default: 

Principal Payment Default. Default in the due and punctual payment of the principal or 
Redemption Price of any Bond when and as the same shall become due and payable, whether at 
maturity as therein expressed, by proceedings for redemption, by declaration or otherwise, or 
default in the redemption from any Sinking Account of any Bonds in the amounts and at the times 
provided therefor; 

Interest Payment Default. Default in the due and punctual payment of any installment of 
interest on any Bond when and as such interest installment shall become due and payable; 

Covenant Default. Failure by the City to observe or perform any other covenant, 
condition, agreement, or provision in the Fiscal Agent Agreement on its part to be observed or 
performed, for a period of 60 days after written notice, specifying such failure and requesting that 
it be remedied, has been given to the City; except that, if such failure can be remedied but not 
within such 60-day period and if the City has taken all action reasonably possible to remedy such 
failure within such 60-day period, such failure shall not become an Event of Default for so long 
as the City shall diligently proceed to remedy same. 

Remedies. Upon the occurrence and continuance of an Event of Default, any Owner shall have 
the right for the equal benefit and protection of all Owners similarly situated: 

Mandamus. By mandamus or other action, suit, or proceeding at law or in equity to 
enforce the Owners' rights against the City Council or the City or any of the officers or 
employees of the City, and to compel the City Council or the City or any such officers or 
employees to perform and carry out their duties under the Law and the agreements and covenants 
with the Owners contained in the Fiscal Agent Agreement; 

Injunction. By suit in equity to enjoin any acts or things that are unlawful or violate the 
rights of the Owners; or 

Accounting. By suit in equity upon the nonpayment of the Bonds to require the City 
Council or the City or its officers and employees to account as the trustee of an express trust. 

Modification or Amendment of the Fiscal Agent Agreement 

Supplemental Fiscal Agent Agreements without Consent of Owners. The Fiscal Agent Agreement 
and the rights and obligations of the City, of the Fiscal Agent, and of the Owners may be modified or 
amended from time to time and at any time by a Supplemental Fiscal Agent Agreement, which the City 
may adopt without the consent of any Owners but only to the extent permitted by law and only for any 
one or more of the following purposes: 

Additional Security. to add to the covenants and agreements of the City contained in the 
Fiscal Agent Agreement other covenants and agreements thereafter to be observed, to pledge or 
assign additional security for the Bonds ( or any portion thereof), or to surrender any right or 
power reserved to or conferred upon the City in the Fiscal Agent Agreement; 
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Curative Provisions. to make such provisions for the purpose of curing any ambiguity, 
inconsistency or omission, or of curing or correcting any defective provision, contained in the 
Fiscal Agent Agreement, or in regard to matters or questions arising under the Fiscal Agent 
Agreement, as the City may deem necessary or desirable, and that shall not materially and 
adversely affect the interests of the Owners of the Bonds; 

Trust Indenture Act Qualification. to modify, amend, or supplement the Fiscal Agent 
Agreement in such manner as to permit the qualification hereof under the Trust Indenture Act of 
1 939, as amended, or any similar federal statute, and to add such other terms, conditions, and 
provisions as may be permitted by said act or similar federal statute, and that shall not materially 
and adversely affect the interests of the Owners of the Bonds; 

Additional Series. to create any Series of Bonds (other than the Series 2004 Bonds) and 
make such other provisions in accordance with the provisions of the Fiscal Agent Agreement for 
the issuance of additional Series of Bonds; 

Book-Entry System. to provide for the issuance of Bonds in book-entry form, provided 
that no such provision shall materially and adversely affect the interests of the Owners of the 
Bonds; 

Notice of Redemption. to modify or add to the procedures providing for the notice in the 
event of redemption of the Bonds in order to comply with regulations promulgated by the United 
States Securities and Exchange Commission; 

Accommodation of Credit Enhancement. to make modifications or adjustments 
necessary, appropriate, or desirable to accommodate credit enhancements; 

Preservation of Tax Exemption. to make such provisions as are necessary or appropriate 
to ensure the exclusion of interest on the Bonds from gross income for purposes of federal income 
taxation; and 

No Material Effect. for any other purpose that does not materially and adversely affect 
the interests of the Owners of the Bonds. 

Supplemental Fiscal Agent Agreements with Consent of Owners or Credit Providers. The Fiscal 
Agent Agreement and the rights and obligations of the City, the Owners of the Bonds, and the Fiscal 
Agent may be modified or amended from time to time and at any time by a Supplemental Fiscal Agent 
Agreement, which the City and the Fiscal Agent may enter into with the written consent of the Owners of 
a majority in aggregate principal amount of the Bonds; provided that, if such modification or amendment 
will, by its terms, not take effect so long as any Bonds of any particular maturity remain Outstanding, the 
consent of the Owners of such Bonds shall not be required and such Bonds shall not be deemed to be 
Outstanding for the purpose of any calculation of Bonds Outstanding. 

The Fiscal Agent Agreement and the rights and obligations of the City and of the Owners of the 
Bonds and of the Fiscal Agent may also be modified or amended at any time by a Supplemental Fiscal 
Agent Agreement entered into by the City and the Fiscal Agent, which shall become binding when the 
written consents of each provider of a letter of credit or a policy of bond insurance for the Bonds shall 
have been filed with the Fiscal Agent, provided that at such time the payment of all the principal of and 
interest on all Outstanding Bonds shall be insured by a policy or policies of municipal bond insurance or 
payable under a letter of credit the provider of which shall be a financial institution or association having 
unsecured debt obligations rated, or insuring or securing other debt obligations rated on the basis of such 
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insurance or letters of credit, in one of the two highest Rating Categories of Moody's and Standard & 
Poor's. 

No such modification or amendment shall ( 1 )  extend the fixed maturity of any Bond, or reduce 
the amount of principal thereof, or extend the time of payment or mandatory redemption of any Bond, or 
reduce the rate of interest thereon, or extend the time of payment of interest thereon, or reduce any 
premium payable upon the redemption thereof, without the consent of the Owners of the Bonds so 
affected, or (2) reduce the aforesaid percentage of Bonds the consent of the Owners of which is required 
to effect any such modification or amendment, or permit the creation of any lien on the Net Special Taxes 
and other assets pledged under the Fiscal Agent Agreement prior to or on a parity with the lien created by 
the Fiscal Agent Agreement, or deprive the Owners of the Bonds of the lien created by the Fiscal Agent 
Agreement on such Net Special Taxes and assets (in each case, except as expressly provided in the Fiscal 
Agent Agreement), without the consent of the Owners of all of the Bonds then Outstanding. 

Defeasance 

Discharge of Fiscal Agent Agreement. Bonds of any Series may be paid by the City in any of the 
following ways: 

Payment When Due: by paying or causing to be paid the principal of and interest on such 
Bonds, as and when the same become due and payable; 

Deposit of Money or Securities: by depositing with the Fiscal Agent, an escrow agent or 
other fiduciary, in trust, at or before maturity, money or Defeasance Securities in the necessary 
amount to pay or redeem such Bonds; or 

Delivery of Bonds for Cancellation: by delivering such Bonds to the Fiscal Agent for 
cancellation. 

If the City shall pay all Bonds Outstanding and also pay or cause to be paid all other sums 
payable under the Fiscal Agent Agreement by the City, including, without limitation, any compensation 
due and owing to the Fiscal Agent, then and in that case, at the election of the City, evidenced by a 
certificate of the City filed with the Fiscal Agent signifying the intention of the City to discharge all such 
indebtedness and the Fiscal Agent Agreement, and notwithstanding that any Bonds shall not have been 
surrendered for payment, the Fiscal Agent Agreement, the pledge of Net Special Taxes and other assets 
made under the Fiscal Agent Agreement, all covenants and agreements and other obligations of the City 
under the Fiscal Agent Agreement, and the rights and interests created ( except as to any surviving rights 
of transfer or exchange of Bonds and rights to payment from moneys deposited with the Fiscal Agent for 
the discharge of liability on Bonds, as described below) shall cease, terminate, become void, and be 
completely discharged and satisfied. 

Discharge of Liability on Bonds. Upon the deposit with the Fiscal Agent, escrow agent or other 
fiduciary, in trust, at or before maturity, of money or Defeasance Securities in the necessary amount to 
pay or redeem any Outstanding Bond (whether upon or prior to its maturity or the redemption date of 
such Bond), provided that, if such Bond is to be redeemed prior to maturity, notice of such redemption 
shall have been given as provided or provision satisfactory to the Fiscal Agent shall have been made for 
the giving of such notice, then all liability of the City in respect of such Bond shall cease, terminate, and 
be completely discharged, except that thereafter (i) the Owner shall be entitled to payment of the principal 
of and premium, if any, and interest on such Bond by the City and the City shall remain liable for such 
payment, but only out of such money or securities deposited with the Fiscal Agent as aforesaid for their 
payment and (ii) the Owner shall retain its rights of transfer or exchange of Bonds. 
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APPENDIX F 

FORMS OF CONTINUING DISCLOSURE CERTIFICATES 

CITY OF WOODLAND CONTINUING DISCLOSURE CERTIFICATE 

The Continuing Disclosure Certificate (the "Disclosure Certificate") is executed and delivered by the 
City of Woodland (the "City") in connection with the issuance of $33,050,000 aggregate principal amount of 
its City of Woodland Community Facilities District No. 2004-1 (Spring Lake) Special Tax Bonds, Series 
2004 (the "Series 2004 Bonds"). The Series 2004 Bonds are being issued pursuant to the Mello-Roos 
Community Facilities Act of 1982, as amended, constituting Chapter 5, Division 2 Title 1 of the Government 
Code of the State of California and a Fiscal Agent Agreement dated as of October 1 ,  2004 (the "Fiscal 
Agent Agreement") by and between the City and U.S. Bank National Association, as Fiscal Agent. The 
Series 2004 Bonds are secured by the Special Tax as described in the Fiscal Agent Agreement. The City 
covenants and agrees as follows: 

SECTION 1 .  Purpose of this Disclosure Certificate. This Disclosure Certificate is being executed 
and delivered by the City for the benefit of the Holders and Beneficial Owners of the Series 2004 Bonds and 
in order to assist the Participating Underwriter in complying with S.E.C. Rule 1 5c2- 12(b )(5). 

SECTION 2. Definitions. In addition to the definitions set forth in the Fiscal Agent Agreement, 
which apply to any capitalized term used in this Disclosure Certificate unless otherwise defined in this 
Section, the following capitalized terms shall have the following meanings: 

"Annual Report" shall mean any Annual Report provided by the City pursuant to, and as described 
in, Sections 3 and 4 of this Disclosure Certificate. 

"Beneficial Owner" shall mean any person which (a) has the power, directly or indirectly, to vote or 
consent with respect to, or to dispose of ownership of, any Bonds (including persons holding Bonds through 
nominees, depositories or other intermediaries) or (b) is treated as the owner of any Bonds for federal income 
tax purposes. 

"Dissemination Agent" shall mean the City, or any successor Dissemination Agent designated in 
writing by the City and which has filed with the City a written acceptance of such designation. 

"Fiscal Year" shall mean with respect to the City, the period beginning on July 1 of each year and 
ending on the next succeeding June 30, or any twelve month or fifty-two week period thereafter selected by 
the City with notice of such selection of change in fiscal year to be provided as set forth herein. 

"Holders" shall mean either the registered owners of the Series 2004 Bonds, or, if the Series 2004 
Bonds are registered in the name of The Depository Trust Company or another recognized depository, any 
applicable participant in its depository system. 

"Listed Event" shall mean any of the events listed in Section 5(a) of this Disclosure Certificate. 

"National Repository" shall mean any Nationally Recognized Municipal Securities Information 
Repository for purposes of the Rule. A list of the current National Repositories currently approved by the 
Securities and Exchange Commission may be found on the S.E.C. website at: 
http://www.sec.gov/consumer/nrmsir.htm. 
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"Official Statement" shall mean the Official Statement for the Series 2004 Bonds, dated 
September 23, 2004. 

"Participating Underwriter" shall mean Stinson Securities, LLC, the original underwriter of the 
Series 2004 Bonds required to comply with the Rule in connection with offering of the Series 2004 Bonds. 

"Repository" shall mean each National Repository and each State Repository, if any. 

"Rule" shall mean Rule 1 5c2- 12(b)(5) adopted by the Securities and Exchange Commission under 
the Securities Exchange Act of 1 934, as the same may be amended from time to time. 

"State" shall mean the State of California. 

"State Repository" shall mean any public or private repository or entity designated by the State as a 
state repository for the purpose of the Rule and recognized as such by the Securities and Exchange 
Commission. As of the date of this Disclosure Certificate, there is no State Repository. 

SECTION 3 .  Provision of Annual Reports. 

(a) The City shall, not later than seven (7) months following the end of each Fiscal Year, 
commencing with the Fiscal Year ending on June 30, 2005, provide to each Repository an Annual Report that 
is consistent with the requirements hereof, which Annual Report may be submitted as a single document or as 
separate documents comprising a package, and may cross-reference any other information (as provided in 
Section 4 (Content of Annual Reports) hereof); provided that the audited financial statements of the City may 
be submitted separately from the balance of the Annual Report. If the City is unable to provide to each 
Repository an Annual Report by the date specified herein, the City shall send a notice to the MSRB and to the 
State Repository in substantially the form set forth in Exhibit A attached hereto and incorporated herein. If 
the City's Fiscal Year changes, it shall give notice of such change in the same manner as for a Listed Event 
under Section 5( c ). 

(b) If the Dissemination Agent is other than the City, then not later than fifteen ( 15) Business 
Days prior to said date, the City shall provide the Annual Report to the Dissemination Agent. If the City is 
unable to provide to the Repositories an Annual Report by the date required in subsection (a), the City shall 
send a notice to the Municipal Securities Rulemaking Board and the State Repository, if any, in substantially 
the form attached as Exhibit A to this Disclosure Certificate. 

(c) The Dissemination Agent shall: 

(i) determine each year prior to the date for providing the Annual Report the name and 
address of each Repository; 

(ii) file the Annual Report with each Repository by the date required therefor by 
Section 3(a) and file any notice of a listed Event, if requested by the City, as soon as practicable 
following receipt from the City of such notice; and 

(iii) if the Dissemination Agent is other than the City, file a report with the City 
certifying that the Annual Report has been provided pursuant to this Disclosure Certificate, stating 
the date it was provided and listing all the Repositories to which it was provided. 
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SECTION 4. Content of Annual Reports. The City's Annual Report shall contain or incorporate by 
reference the following: 

(a) A maturity schedule for the outstanding Bonds, and a listing of Bonds redeemed prior to 
maturity during the prior Fiscal Year. 

(b) Balance in each of the following funds established pursuant to the Fiscal Agent Agreement 
as of the close of the prior Fiscal Year: 

(i) the Special Tax Fund (with a statement of the debt service requirement to be 
discharged by the Special Tax Fund prior to the receipt of additional Special Taxes); and 

(ii) the Bond Reserve Fund (with a statement of the current Bond Reserve 
Requirement). 

( c) Identification of each parcel for which any installment of due and unpaid Special Tax is 
delinquent, together with the following information respecting each such parcel: 

(i) the amount delinquent (exclusive of late charges and monthly penalties for 
reinstatement); 

(ii) the date (December 1 0  or April 1 0) of the first delinquency; 

(iii) in the event a foreclosure complaint has been filed respecting such delinquent parcel 
and such complaint has not yet been dismissed, the date on which the complaint was filed in the 
Superior Court; and 

(iv) in the event a foreclosure sale has occurred respecting such delinquent parcel, a 
summary of the results of such foreclosure sale. 

(v) the identity of any delinquent taxpayer representing more than five percent of the 
Special Tax payable and more than five percent of the lien-to-value ratios of property within the 
District (using the most recent assessed value, unless more accurate information is available). 

(d) Total assessed value of all of the parcels (representing more than five percent of the Special 
Tax payable) subject to the Special Tax and the individual lien-to-value ratio for each parcel (either 
individually or in the following categories: "below 3 :  1 ," "3 : 1 to 4: 1 "  or "above 4: 1 "). 

( e) The number of building permits issued for property in the District. 

Any or all of the items listed above may be included by specific reference to other documents, including 
official statements of debt issues of the City or related public entities, which have been submitted to each of 
the Repositories or the Securities and Exchange Commission; provided, that if the documents included by 
reference is a final official statement, it must be available from the Municipal Securities Rulemaking Board; 
and provided further, that the City shall clearly identify each such other document so included by reference. 
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SECTION 5. Reporting of Significant Events. 

(a) Pursuant to the provisions of this Section 5, the City shall give, or cause to be given, notice 
of the occurrence of any of the following events with respect to the Series 2004 Bonds, if material: 

(i) principal and interest payment delinquencies. 

(ii) non-payment related defaults. 

(iii) modifications to rights of Bondholders. 

(iv) optional, contingent or unscheduled bond calls. 

(v) defeasances. 

(vi) rating changes. 

(vii) adverse tax opinions or events adversely affecting the tax-exempt status of the 
Series 2004 Bonds. 

Bonds. 

(viii) unscheduled draws on the Bond Reserve Fund reflecting financial difficulties. 

(ix) unscheduled draws on the credit enhancements reflecting financial difficulties. 

(x) substitution of the credit or liquidity providers or their failure to perform. 

(xi) release, substitution or sale of property securing repayment of the Series 2004 

(xii) initiation of bankruptcy proceedings by the City or by or on behalf of any person 
owning property representing more than five percent (5%) of the unpaid Special Tax. 

(xiii) Significant amendments to City of Woodland land use regulations or entitlements 
which would adversely affect development of property within the District. 

(b) Whenever the City obtains knowledge of the occurrence of a Listed Event, the City shall as 
soon as possible determine if such event would be material under applicable federal securities laws. 

(c) If the City determines that knowledge of the occurrence of a Listed Event would be material 
under applicable federal securities laws, the City shall promptly file a notice of such occurrence with the 
Municipal Securities Rulemaking Board and the State Repository, if any. Notwithstanding the foregoing, 
notice of Listed Events described in subsections (a)(iv) and (a)(v) need not be given under this subsection any 
earlier than the notice (if any) of the underlying event is given to Holders of affected Bonds pursuant to the 
Fiscal Agent Agreement. 

SECTION 6. Termination of Reporting Obligation. The City's obligations under this Disclosure 
Certificate shall terminate upon the legal defeasance, prior redemption or payment in full of all of the Series 
2004 Bonds. If such termination occurs prior to the final maturity of the Series 2004 Bonds, the City shall 
give notice of such termination in the same manner as for a Listed Event under Section 5( c ). 
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SECTION 7. Dissemination Agent. The City may, from time to time, appoint or engage a 
Dissemination Agent to assist it in carrying out its obligations under this Disclosure Certificate, and may 
discharge any such Dissemination Agent, with or without appointing a successor Dissemination Agent. The 
Dissemination Agent shall not be responsible in any manner for the content of any notice or report prepared 
by the City pursuant to this Disclosure Certificate. 

SECTION 8. Amendment: Waiver. Notwithstanding any other provision of this Disclosure 
Certificate, the City may amend this Disclosure Certificate, and any provision of this Disclosure Certificate, 
may be waived, provided that the following conditions are satisfied: 

(a) If the amendment or waiver relates to the provisions of Sections 3(a), 4, or 5(a), it may only 
be made in connection with a change in circumstances that arises from a change in legal requirements, or a 
change in law; 

(b) The undertaking, as amended or taking into account such waiver, would, in the opinion of 
nationally recognized bond counsel, have complied with the requirements of the Rule at the time of the 
original issuance of the Series 2004 Bonds, after taking into account any amendments or interpretations of the 
Rule, as well as any change in circumstances; and 

( c) The amendment or waiver either (i) is approved by the Holders of the Series 2004 Bonds in 
the same manner as provided in the Fiscal Agent Agreement for amendments to the Fiscal Agent Agreement 
with the consent of Holders, or (ii) does not, in the opinion of nationally recognized bond counsel, materially 
impair the interests of the Holders or Beneficial Owners of the Series 2004 Bonds. 

In the event of any amendment or waiver of a provision of this Disclosure Certificate, the City shall describe 
such amendment in the next Annual Report, and shall include, as applicable, a narrative explanation of the 
reason for the amendment or waiver and its impact on the type ( or in the case of a change of accounting 
principles, on the presentation) of financial information being presented by the City. In addition, if the 
amendment relates to the accounting principles to be followed in preparing financial statements, (i) notice of 
such change shall be given in the same manner as for a Listed Event under Section 5(c), and (ii) the Annual 
Report for the Fiscal Year in which the change is made should present a comparison (in narrative form and 
also, if feasible, in quantitative form) between the financial statements as prepared on the basis of the new 
accounting principles and those prepared on the basis of the former accounting principles. 

SECTION 9. Additional Information. 

(a) The City agrees to provide public information concerning the Series 2004 Bonds and the 
District to any Holder or Beneficial Owner making a written request therefor. 

(b) Nothing in this Disclosure Certificate shall be deemed to prevent the City from 
disseminating any other information, using the means of dissemination set forth in this Disclosure Certificate 
or any other means of communication, or including any other information in any Annual Report or notice of 
occurrence of a Listed Event, in addition to that which is required by this Disclosure Certificate. If the City 
chooses to include any information in any Annual Report or notice of occurrence of a Listed Event in 
addition to that which is specifically required by this Disclosure Certificate, the City shall have no obligation 
under this Disclosure Certificate to update such information or include it in any future Annual Report or 
notice of occurrence of a Listed Event. 

SECTION 10. Default. In the event of a failure of the City to comply with any provision of this 
Disclosure Certificate any Holder or Beneficial Owner outstanding Bonds may take such actions as may be 
necessary and appropriate, including seeking mandate or specific performance by court order, to cause the 
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City to comply with its obligations under this Disclosure Certificate. A default under this Disclosure 
Certificate shall not be deemed an Event of Default under the Fiscal Agent Agreement, and the sole remedy 
under this Disclosure Certificate in the event of any failure of the City to comply with this Disclosure 
Certificate shall be an action to compel performance. 

SECTION 1 1 . Duties, Immunities and Liabilities of Dissemination Agent. The Dissemination Agent 
shall have only such duties as are specifically set forth in this Disclosure Certificate, and the City agrees to 
indemnify and save the Dissemination Agent, its officers, directors, employees and agents, harmless against 
any loss, expense and liabilities which it may incur arising out of or in the exercise or performance of its 
powers and duties hereunder, including the costs and expenses (including reasonable attorneys fees) of 
defending against any claim of liability, but excluding liabilities due to the Dissemination Agent's negligence 
or wilful misconduct. The obligations of the City under this Section shall survive resignation or removal of 
the Dissemination Agent and payment of the Series 2004 Bonds. 

SECTION 12. Beneficiaries. This Disclosure Certificate shall inure solely to the benefit of the City, 
the Dissemination Agent, the Participating Underwriter and Holders and Beneficial Owners from time to time 
of the Series 2004 Bonds, and shall create no rights in any other person or entity. 

Date: October 5, 2004 

CITY OF WOODLAND 

By: ____________ _ 
Finance Director 
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EXHIBIT A 

NOTICE TO MUNICIPAL SECURITIES RULEMAKING BOARD 
OF FAIL URE TO FILE ANNUAL REPORT 

Name oflssuer: City of Woodland 

Name ofBond issue: City of Woodland Community Facilities District No. 2004-1 (Spring Lake) Special 
Tax Bonds, Series 2004 

Date oflssuance: October 5, 2004 

NOTICE IS HEREBY GIVEN that the City of Woodland (the "City") has not provided an Annual 
Report with respect to the above-named Bonds as required by Section 3 of the Continuing Disclosure 
Certificate dated October 5 ,  2004 executed by the City for the benefit of the Holders and Beneficial Owners 
of the above-referenced bonds. The City anticipates that the Annual Report will be filed by ___ _ 

Dated: ___ ___ , __ 

CITY OF WOODLAND 

By: _____________ _ 
Its: _______________ _ 
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MAJOR PROPERTY OWNER CONTINUING DISCLOSURE CERTIFICATE 

This Continuing Disclosure Certificate (the "Disclosure Certificate") is executed and delivered by 
____ , a [state of organization and type of entity] ("[Property Owner]") in connection with the issuance 
of the City of Woodland Community Facilities District No. 2004-1 (Spring Lake) Special Tax Bonds, Series 
2004 (the "Series 2004 Bonds"). The Series 2004 Bonds are being issued pursuant to the Mello-Roos 
Community Facilities Act of 1982, as amended, constituting Sections 533 1 1 ,  et seq. of the Government Code 
of the State of California and a Fiscal Agent Agreement dated as of October 1 ,  2004 (the "Fiscal Agent 
Agreement") entered into by the City of Woodland (the "City"). The City has appointed U.S. Bank National 
Association, as fiscal agent (the "Fiscal Agent") under the Fiscal Agent Agreement. [Property Owner] 
covenants and agrees as follows: 

SECTION 1 .  Pumose of this Disclosure Certificate. This Disclosure Certificate is being executed 
and delivered by [Property Owner] for the benefit of the Holders and Beneficial Owners of the Series 2004 
Bonds. 

SECTION 2. Definitions. In addition to the definitions set forth in the Fiscal Agent Agreement, 
which apply to any capitalized term used in this Disclosure Certificate unless otherwise defined in this 
Section, the following capitalized terms shall have the following meanings: 

"Annual Report" shall mean any annual report provided by [Property Owner] pursuant to, and as 
described in, Sections 3 and 4 of this Disclosure Certificate. The Annual Report need not be audited. 

"Beneficial Owner" shall mean any person who has the power, directly or indirectly, to vote or 
consent with respect to, or to dispose of ownership of, any Bonds (including persons holding Bonds through 
nominees, depositories or other intermediaries). 

"Dissemination Agent" shall mean the Fiscal Agent or in the event the Fiscal Agent is discharged 
and a new dissemination agent is appointed by [Property Owner] pursuant to Section 9 of this Disclosure 
Certificate, such newly appointed dissemination agent. 

"Holders" shall mean either the registered owners of the Series 2004 Bonds, or, if the Series 2004 
Bonds are registered in the name of Depository Trust Company or another recognized depository, any 
applicable participant in its depository system. 

"National Repository" shall mean any Nationally Recognized Municipal Securities Information 
Repository for purposes of the Rule. A list of the current National Repositories approved by the Securities 
and Exchange Commission (the "SEC") may be found at the SEC website: 
http://www.sec.gov/info/municipal/nrmsir.htm. 

"Participating Underwriter" shall mean Stinson Securities, LLC, as the original underwriter of the 
Series 2004 Bonds required to comply with the Rule in connection with offering of the Series 2004 Bonds. 

"Quarterly Report" shall mean any quarterly report provided by [Property Owner] pursuant to, and as 
described in, Section 6 of this Disclosure Certificate. 

"Repository" shall mean each National Repository and each State Repository, if any. 

"Rule" shall mean Rule 15c2- 12(b)(5) adopted by the Securities and Exchange Commission under 
the Securities Exchange Act of 1934, as the same may be amended from time to time. 
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"Significant Events" shall mean any of the events listed in Section 5(a) of this Disclosure Certificate. 

"State" shall mean the State of California. 

"State Repository" shall mean any public or private repository or entity designated by the State as a 
state repository for the purpose of the Rule and recognized as such by the Securities and Exchange 
Commission. As of the date of this Agreement, there is no State Repository. 

SECTION 3. Provision of Annual Reports. 

(a) The Dissemination Agent shall, not later than four months after the end of each calendar 
year, commencing with the report due April 30, 2005, provide to each Repository an Annual Report which is 
consistent with the requirements of Section 4 of this Disclosure Certificate. 

(b) Not later than five (5) Business Days prior to said date, [Property Owner] shall provide the 
Annual Report to the Dissemination Agent (if other than [Property Owner]). If [Property Owner] is unable to 
provide to the Repositories an Annual Report by the date required in subsection (a), [Property Owner] shall 
send a notice to each Repository in substantially the form attached as Exhibit A. 

(c) The Dissemination Agent shall: 

(i) determine each year prior to the date for providing the Annual Report the name and 
address of each Repository; 

(ii) file the Annual Report with each Repository by the date required therefor by 
Section 3 (a) and file with each Repository any notice of a Significant Event, if requested by [Property 
Owner], as soon as practicable following receipt from [Property Owner] of such notice; and 

(iii) (if the Dissemination Agent is other than [Property Owner]), file a report with 
[Property Owner] certifying that the Annual Report has been provided pursuant to this Disclosure Certificate, 
stating the date it was provided and listing all the Repositories to which it was provided. 

SECTION 4. Content of Annual Reports. The Annual Report shall contain or incorporate by 
reference the following, in each case current as of the period covered by the Annual Report: 

(a) Any Significant Event (as defined in Section 5), or any material change in the information 
contained in the Official Statement dated September 23, 2004 relating to the Series 2004 Bonds (the "Official 
Statement") under the captions "THE DISTRICT-Overview," " -Zoning and Land Use Classifications," "
Development Plan," "-Status of Development," "THE FACILITIES AND THE FINANCING PLAN-Construction 
Schedule" and "THE PROPERTY OWNERS- [Property Owner]" or any events known to [Property Owner] 
affecting [Property Owner], its Property or its development of its property as described in the Official 
Statement which could have a material adverse affect on the security for the Series 2004 Bonds. 

Owner]; 
(b) Any change in the legal structure of [Property Owner] or in the ownership of [Property 

(c) Any denial of lines of credit or loans, or loss of sources of capital of [Property Owner] that 
could have a significant impact on the ability of [Property Owner] to make Special Tax payments or to 
comply with its obligation under any development agreement entered into with the City, or under the 
Acquisition Agreement [ or the Shortfall Agreement]; 
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( d) A description of the status of development of each parcel within the District owned by 
[Property Owner] that is still subject to the Special Tax, including: 

(i) the status of construction and issuance of agreements occupancy; 

(ii) the sale of any property by [Property Owner] within the District, indicating date of 
sale, identification of the type of buyer (e.g. developer, homeowner, merchant builder, etc.) and sales price (or 
new assessed value); 

(e) A listing summarizing owners of the property in the District responsible for payment of 
more than 20% of the annual Special Tax; 

(f) Any amendment or waiver of this Disclosure Certificate as provided for in Section 1 0. 

SECTION 5. Reporting of Significant Events. 

(a) Pursuant to the provisions of this Section 5, [Property Owner] shall file, or cause to be filed, 
with each Repository, unless all the property under its ownership within the District is responsible for 
payment of less than 20% of the annual Special Tax, to provide notice, within fifteen ( 1 5) days of the 
occurrence, of any of the following events, each a "Significant Event": 

(i) Transfer of any property within the District to any person related to [Property 
Owner] (i.e. any transaction not subject to reassessment under California property tax law); 

(ii) Transfer of property within the District to another developer or builder such that 
such developer or builder owns 20% or more of the property within the District at any time that is subject to 
the Special Tax; 

(iii) Any failure of [Property Owner] to make general property tax, special assessments 
or Special Tax payments when due with respect to any taxable property within the District; 

(iv) Initiation of bankruptcy proceedings (whether voluntary or involuntary) by 
[Property Owner] or any managing member of [Property Owner] ; 

(v) The initiation, of and status, if applicable, of any significant government imposed 
preconditions or any legislative, administrative and/or judicial challenges to the commencement or 
continuation of development of the Project known to [Property Owner] without any independent inquiry; and 

(vi) The termination of the obligation of [Property Owner] to provide Annual Reports, 
Quarterly Reports or notices of Significant Events. 

SECTION 6. Provision of Quarterly Reports. 

[Property Owner] shall, not later than the last day of the month following the last day of each 
calendar quarter ending March 3 1 ,  June 30, September 30 and December 3 1  commencing with the report for 
the period ending March 3 1 , 2005 (i.e., by April 30, July 3 1 ,  October 3 1  and January 3 1  ), prepare a Quarterly 
Report setting forth the information, as of the end of the calendar quarter covered by such Quarterly Report, 
required by and described in Section 4 of the Disclosure Certificate. [Property Owner] shall provide the 
Quarterly Report to the Dissemination Agent, or to the Participating Underwriter and each Holder or 
Beneficial Owner submitting written notice requesting the Quarterly Report at least 45 days following the last 
day of the calendar quarter for which a Quarterly Report is being requested. The Quarterly Report shall 
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continue to be provided by [Property Owner] or the Dissemination Agent directly to each such Holder or 
Beneficial Owner which has requested the Quarterly Report until such Holder or Beneficial Owner has 
provided written notice to [Property Owner] or the Participating Underwriter that it is terminating its request 
for a Quarterly Report. Unless requested by [Property Owner] and accepted by the Dissemination Agent, the 
Dissemination Agent shall have no responsibility for monitoring or receiving the Quarterly Report or to 
forward the Quarterly Report to any Holder or Beneficial Owner of Bonds, or to furnish the Quarterly Report 
to any Repository or any other person or to take any other action with respect to such Quarterly Report. 

SECTION 7. Termination of Reporting Obligation. [Property Owner] 's obligations under this 
Disclosure Certificate to prepare and file an Annual Report, provide a Quarterly Report or file notices of 
Significant Events shall terminate upon the earliest to occur of the following: (a) the legal defeasance, prior 
redemption or payment in full of all of the Series 2004 Bonds, (b) [Property Owner] shall own less than 20% 
of the developable acreage in the District subject to the Special Tax, or (c) all property in the District owned 
by [Property Owner] is no longer subject to the Special Tax. If such termination occurs prior to the final 
maturity of the Series 2004 Bonds, [Property Owner] shall give notice of such termination in the same 
manner as for a Significant Event under Section 5. 

SECTION 8. Subsequent Developers. [Property Owner] agrees to require, as a condition of sale of 
property within the District which [Property Owner] sells while any Bonds remain outstanding, that any 
purchaser who, as result of such sale, would own at least 20% of the property within the District subject to the 
Special Tax (the "Purchaser") execute an agreement to: (a) provide the information specified herein insofar as 
it pertains to property owned by the Purchaser within the District; and (b) require, as a condition of sale by 
the Purchaser to any other person, a further agreement by that purchaser (the "Subsequent Purchaser") as if 
the Purchaser was [Property Owner] and the Subsequent Purchaser was the Purchaser under the terms of this 
Section 8. 

SECTION 9. Dissemination Agent. [Property Owner] may, from time to time, appoint or engage a 
Dissemination Agent to assist it in carrying out its obligations under this Disclosure Certificate, and may 
discharge any such Dissemination Agent, with or without appointing a successor Dissemination Agent. The 
Dissemination Agent shall not be responsible in any manner for the content of any notice or report prepared 
by [Property Owner] pursuant to this Disclosure Certificate. The initial Dissemination Agent shall be the 
Fiscal Agent. Any subsequent Dissemination Agent shall be designated by [Property Owner] in writing, with 
notification to the City, and such subsequent Dissemination Agent shall file with [Property Owner] a written 
acceptance of such designation. 

SECTION 10. Amendment: Waiver. Notwithstanding any other provision of this Disclosure 
Certificate, [Property Owner] may amend this Disclosure Certificate, and any provision of this Disclosure 
Certificate may be waived, provided that the following conditions are satisfied: 

(a) If the amendment or waiver relates to the provisions of Sections 3(a), 4, or 5(a), it may only 
be made in connection with a change in circumstances that arises from a change in legal requirements, 
change in law; 

(b) The obligations of [Property Owner], as amended or waived, would, in the opinion of 
nationally recognized bond counsel, comply with the requirements of the Rule at the time of the original 
issuance of the Series 2004 Bonds, after taking into account any subsequent amendments or interpretations of 
the Rule, as well as any change in circumstances; and 

(c) The amendment or waiver either (i) is approved by the Holders of the Series 2004 Bonds in 
the same manner as provided in the Fiscal Agent Agreement for amendments to the Fiscal Agent Agreement 
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with the consent of Holders, or (ii) does not, in the opinion of nationally recognized bond counsel, materially 
impair the interests of the Holders or Beneficial Owners of the Series 2004 Bonds. 

In the event of any amendment or waiver of a provision of this Disclosure Certificate, [Property Owner] shall 
describe such amendment in the next Annual Report, and shall include, as applicable, a narrative explanation 
of the reason for the amendment or waiver and its impact on the type ( or in the case of a change of accounting 
principles, on the presentation) of information being presented by [Property Owner). 

SECTION 1 1 .  Additional Information. Nothing in this Disclosure Certificate shall be deemed to 
prevent [Property Owner] from disseminating any other information, using the means of dissemination set 
forth in this Disclosure Certificate or any other means of communication, or including any other information 
in any Annual Report, Quarterly Report or notice of occurrence of a Significant Event, in addition to that 
which is required by this Disclosure Certificate. If [Property Owner] chooses to include any information in 
any Annual Report or notice of occurrence of a Significant Event in addition to that which is specifically 
required by this Disclosure Certificate, [Property Owner] shall have no obligation under this Disclosure 
Certificate to update such information or include it in any future Annual Report, Quarterly Report or notice of 
occurrence of a Significant Event. 

SECTION 12. Default. In the event of a failure of [Property Owner] to comply with any provision 
of this Disclosure Certificate any Holder or Beneficial Owner of the Series 2004 Bonds may take such actions 
as may be necessary and appropriate, including seeking mandate or specific performance by court order, to 
cause [Property Owner] to comply with its obligations under this Disclosure Certificate. A default under this 
Disclosure Certificate shall not be deemed an Event of Default under the Fiscal Agent Agreement, and the 
sole remedy under this Disclosure Certificate in the event of any failure of [Property Owner] to comply with 
this Disclosure Certificate shall be an action to compel performance. 

SECTION 13 .  Duties, Immunities and Liabilities of Dissemination Agent. The Dissemination 
Agent shall have only such duties as are specifically set forth in this Disclosure Certificate, and if [Property 
Owner] is not the Dissemination Agent, [Property Owner] agrees to indemnify and save the Dissemination 
Agent, its officers, directors, employees and agents, harmless against any loss, expense and liabilities which it 
may incur arising out of or in the exercise or performance of its powers and duties hereunder, including the 
costs and expenses (including attorneys fees) of defending against any claim of liability, but excluding 
liabilities due to the Dissemination Agent's negligence or wilful misconduct. The obligations of [Property 
Owner] under this Section shall survive resignation or removal of the Dissemination Agent and payment of 
the Series 2004 Bonds. 
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SECTION 14. Beneficiaries. This Disclosure Certificate shall inure solely to the benefit of 
[Property Owner], the Dissemination Agent, the Participating Underwriter and Holders and Beneficial 
Owners from time to time of the Series 2004 Bonds, and shall create no rights in any other person or entity. 

Dated: October 5, 2004 

[PROPERTY OWNER], a [state of organization and type 
of entity] 

By: ______________ _ 
Authorized Officer 
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EXHIBIT A 

NOTICE TO REPOSITORIES OF FAILURE TO FILE ANNUAL REPORT 

Name of Property Owner: 

Name of Bond Issue: 

Date of Issuance: 

[PROPERTY OWNER] 

City of Woodland Community Facilities District No. 2004- 1 (Spring Lake) 
Special Tax Bonds, Series 2004 

October 5, 2004 

NOTICE IS HEREBY GIVEN that [Property Owner] has not provided an Annual Report with respect to the 
above-named Bonds as required by Continuing Disclosure Certificate dated October 5, 2004 executed by the 
Property Owner in connection with the issuance of the above-described Bonds. [Property Owner] anticipates 
that the Annual Report will be filed by ____ _ 

Dated: ____ _ 

[PROPERTY OWNER], a [state of organization and type 
of entity] 

By: _____________ _ 
Authorized Officer 
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APPENDIX G 

FORM OF OPINION OF BOND COUNSEL 

Upon execution and delive.ry of the Series 2004 Bonds, Kronick, Moskovitz, Tiedemann & Girard, a 
Professional Corporation, Sacramento, California, proposes to render its final approving opinion with respect 
to the Series 2004 Bonds in substantially the following form: 

City Council 
City of Woodland 
300 First Street 
Woodland, California 95695 

Re: City of Woodland 

[ closing date] 

Community Facilities District No. 2004- 1 (Spring Lake) 
Special Tax Bonds, Series 2004 

Dear Council Members: 

We have acted as bond counsel in connection with the issuance by the City of Woodland (the 
"City") of $33 ,050,000 aggregate principal amount of City of Woodland Community Facilities District 
No. 2004-1 (Spring Lake) Special Tax Bonds, Series 2004 (the "Bonds"), under and pursuant to the 
provisions of the Mello-Roos Community Facilities Act of 1 982 of the State of California (being §§533 1 1  et 
seq., of the Government Code of the State of California), and pursuant to the provisions of the Fiscal Agent 
Agreement dated October 1 ,  2004 (the "Fiscal Agent Agreement"), between U.S. Bank National 
Association, as fiscal agent, and the City. In such capacity, we have examined such law and such certified 
proceedings and other documents as we have deemed necessa.ry to render this opinion. 

Regarding questions of fact material to our opinion, we have relied upon the representations of the 
City contained in the Fiscal Agent Agreement and in the certified proceedings and other certifications of 
public officials and others furnished to us without undertaking to verify the same by independent 
investigation. 

Based upon the foregoing, we are of the opinion that, under existing law: 

1 .  The City has duly authorized, executed and delivered the Bonds. The Bonds are valid and 
binding limited obligations of the City, payable solely from the proceeds of the Net Special Taxes (as that 
term is defined in the Fiscal Agent Agreement) and certain funds held under the Fiscal Agent Agreement to 
the extent specified therein. 

2. The Fiscal Agent Agreement constitutes a valid and binding obligation of the City. The 
Fiscal Agent Agreement creates a valid lien on the Net Special Taxes and other funds pledged by the Fiscal 
Agent Agreement for the security of the Bonds. 

3 .  Interest on the Bonds i s  excludable from gross income for federal income tax purposes and 
is not an item of tax preference for purposes of the federal alternative minimum tax imposed on individuals 
and corporations; however, such interest is taken into account in determining adjusted current earnings for 
the purpose of computing the alternative minimum tax imposed on certain corporations. The opinion set 
forth in the preceding sentence is subject to the condition that the City comply with all requirements of the 
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Internal Revenue Code of 1 986, as amended, that must be satisfied subsequent to the issuance of the Bonds 
in order that interest thereon be, and continue to be, excludable from gross income for federal income tax 
purposes. The City has covenanted to comply with all such requirements. Failure to comply with certain of 
such requirements may cause interest on the Bonds to be included in gross income for federal income tax 
purposes retroactively to the date of issuance of the Bonds. 

4. Interest on the Bonds is exempt from present State of California personal income taxes. 

The rights of the owners of the Bonds and the enforceability of the Bonds and the Fiscal Agent 
Agreement are limited by bankruptcy, insolvency, reorganization, moratorium and other similar laws 
affecting creditors' rights generally and by equitable principles, whether considered at law or in equity. 

We express no opinion regarding the accuracy, adequacy or completeness of the Official Statement 
or other offering materials relating to the Bonds. Further, we express no opinion regarding tax 
consequences arising with respect to the Bonds other than as expressly set forth herein. 

This opinion is given as of the date hereof, and we assume no obligation to revise or supplement 
this opinion to reflect any facts or circumstances that may hereafter come to our attention or any changes in 
law that may hereafter occur. 

Very truly yours, 

KRONICK, MOSKOVITZ, TIEDEMANN & GIRARD 
A Professional Corporation 
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APPENDIX H  

DTC AND THE BOOK-ENTRY ONLY SYSTEM 

The information in this Appendix H concerning The Depository Trust Company ("DTC ''), New 
York, New York, and DTC's book-entry system has been obtained from DTC and the City takes no 
responsibility for the completeness or accuracy thereof The City cannot and does not give any assurances 
that DTC, DTC Participants or Indirect Participants will distribute to the Beneficial Owners (a) payments 
of interest, principal or premium, if any, with respect to the Series 2004 Bonds, (b) certificates representing 
ownership interest in or other confirmation or ownership interest in the Series 2004 Bonds, or (c) 
redemption or other notices sent to DTC or Cede & Co., its nominee, as the registered owner of the Series 
2004 Bonds, or that they will so do on a timely basis, or that DTC, DTC Participants or DTC Indirect 
Participants will act in the manner described in this Appendix. The current "Rules " applicable to DTC are 
on file with the Securities and Exchange Commission and the current "Procedures " of DTC to be followed 
in dealing with DTC Participants are on file with DTC. 

The Depository Trust Company ("DTC"), New York, NY, will act as securities depository for the 
Series 2004 Bonds. The Series 2004 Bonds will be issued as fully-registered securities registered in the 
name of Cede & Co. (DTC' s partnership nominee) or such other name as may be requested by an authorized 
representative ofDTC. One fully-registered security certificate will be issued for each maturity of the Series 
2004 Bonds, each in the aggregate principal amount of such maturity, and will be deposited with DTC. 

DTC, the world's largest depository, is a limited-purpose trust company organized under the New 
York Banking Law, a "banking organization" within the meaning of the New York Banking Law, a member 
of the Federal Reserve System, a "clearing corporation" within the meaning of the New York Uniform 
Commercial Code, and a "clearing agency" registered pursuant to the provisions of Section 1 7 A of the 
Securities Exchange Act of 1934. DTC holds and provides asset servicing for over 2 million issues of U.S. 
and non-US. equity issues, corporate and municipal debt issues, and money market instruments from over 
85 countries that DTC's participants ("Direct Participants") deposit with DTC. DTC also facilitates the post
trade settlement among Direct Participants of sales and other securities transactions in deposited securities, 
through electronic computerized book-entry transfers and pledges between Direct Participants' accounts. 
This eliminates the need for physical movement of securities certificates. Direct Participants include both 
U.S. and non-US. securities brokers and dealers, banks, trust companies, clearing corporations, and certain 
other organizations. DTC is a wholly-owned subsidiary of The Depository Trust & Clearing Corporation 
("DTCC"). DTCC, in turn, is owned by a number of Direct Participants of DTC and Members of the 
National Securities Clearing Corporation, Government Securities Clearing Corporation, MBS Clearing 
Corporation, and Emerging Markets Clearing Corporation, (respectively, "NSCC", "GSCC", "MBSCC", 
and "EMCC", also subsidiaries of DTCC), as well as by the New York Stock Exchange, Inc. , the American 
Stock Exchange LLC, and the National Association of Securities Dealers, Inc. Access to the DTC system is 
also available to others such as both U.S. and non-US. securities brokers and dealers, banks, trust 
companies, and clearing corporations that clear through or maintain a custodial relationship with a Direct 
Participant, either directly or indirectly ("Indirect Participants"). DTC has Standard & Poor's highest rating: 
AAA. The DTC Rules applicable to its Participants are on file with the Securities and Exchange 
Commission. More information about DTC can be found at www.dtcc.com. 

Purchases of the Series 2004 Bonds under the DTC system must be made by or through Direct 
Participants, which will receive a credit for the Series 2004 Bonds on DTC's records. The ownership 
interest of each actual purchaser of each 2004 Bond ("Beneficial Owner") is in turn to be recorded on the 
Direct and Indirect Participants' records. Beneficial Owners will not receive written confirmation from DTC 
of their purchase. Beneficial Owners are, however, expected to receive written confirmations providing 
details of the transaction, as well as periodic statements of their holdings, from the Direct or Indirect 

H-1 

http://www.dtcc.com


Participant through which the Beneficial Owner entered into the transaction. Transfers of ownership 
interests in the Series 2004 Bonds are to be accomplished by entries made on the books of Direct and 
Indirect Participants acting on behalf of Beneficial Owners. Beneficial Owners will not receive certificates 
representing their ownership interests in the Series 2004 Bonds, except in the event that use of the book
entry system for the Series 2004 Bonds is discontinued. 

To facilitate subsequent transfers, all Series 2004 Bonds deposited by Direct Participants with DTC 
are registered in the name of DTC's partnership nominee, Cede & Co., or such other name as may be 
requested by an authorized representative ofDTC. The deposit of the Series 2004 Bonds with DTC and their 
registration in the name of Cede & Co. or such other DTC nominee do not effect any change in beneficial 
ownership. DTC has no knowledge of the actual Beneficial Owners of the Series 2004 Bonds; DTC's 
records reflect only the identity of the Direct Participants to whose accounts such Series 2004 Bonds are 
credited, which may or may not be the Beneficial Owners. The Direct and Indirect Participants will remain 
responsible for keeping account of their holdings on behalf of their customers. 

Conveyance of notices and other communications by DTC to Direct Participants, by Direct 
Participants to Indirect Participants, and by Direct Participants and Indirect Participants to Beneficial 
Owners will be governed by arrangements among them, subject to any statutory or regulatory requirements 
as may be in effect from time to time. Beneficial Owners of the Series 2004 Bonds may wish to take certain 
steps to augment the transmission to them of notices of significant events with respect to the Series 2004 
Bonds, such as redemptions, tenders, defaults, and proposed amendments to the Fiscal Agent Agreement. 
For example, Beneficial Owners of the Series 2004 Bonds may wish to ascertain that the nominee holding 
the Series 2004 Bonds for their benefit has agreed to obtain and transmit notices to Beneficial Owners. In 
the alternative, Beneficial Owners may wish to provide their names and addresses to the registrar and 
request that copies of notices be provided directly to them. 

Redemption notices shall be sent to DTC. The conveyance of notices and other communications by 
DTC to DTC Participants, by DTC Participants to Indirect Participants and by DTC Participants and 
Indirect Participants to Beneficial Owners will be governed by arrangements among them, subject to any 
statutory or regulatory requirements as may be in effect from time to time. Any failure ofDTC to advise any 
DTC Participant, or of any DTC Participant or Indirect Participant to notify a Beneficial Owner, of any such 
notice and its content or effect will not affect the validity of the redemption of the Series 2004 Bonds called 
for redemption or of any other action premised on such notice. Redemption of portions of the Series 2004 
Bonds by the City will reduce the outstanding principal amount of Series 2004 Bonds held by DTC. In such 
event, DTC will implement, through its book-entry system, a redemption by lot of interests in the Series 
2004 Bonds held for the account of DTC Participants in accordance with its own rules or other agreements 
with DTC Participants and then DTC Participants and Indirect Participants will implement a redemption of 
the Series 2004 Bonds for the Beneficial Owners. Any such selection of Series 2004 Bonds to be redeemed 
will not be governed by the Fiscal Agent Agreement and will not be conducted by the City or the Fiscal 
Agent. 

Neither DTC nor Cede & Co. (nor any other DTC nominee) will consent or vote with respect to the 
Series 2004 Bonds unless authorized by a Direct Participant in accordance with DTC's Procedures. Under 
its usual procedures, DTC mails an Omnibus Proxy to the issuer as soon as possible after the record date. 
The Omnibus Proxy assigns Cede & Co. ' s consenting or voting rights to those Direct Participants to whose 
accounts the Series 2004 Bonds are credited on the record date (identified in a listing attached to the 
Omnibus Proxy). 

Payments of principal of, premium, if any, and interest evidenced by the Series 2004 Bonds will be 
made to Cede & Co., or such other nominee as may be requested by an authorized representative of DTC. 
DTC's practice is to credit Direct Participants' accounts upon DTC's receipt of funds and corresponding 
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detail information from the City or the Fiscal Agent, on payable date in accordance with their respective 
holdings shown on DTC's records. Payments by Participants to Beneficial Owners will be governed by 
standing instructions and customary practices, as is the case with securities held for the accounts of customers 
in bearer form or registered in "street name," and will be the responsibility of such Participant and not of 
DTC (nor its nominee), the Fiscal Agent, or the City, subject to any statutory or regulatory requirements as 
may be in effect from time to time. Payment of principal of, premium, if any, and interest evidenced by the 
Series 2004 Bonds to Cede & Co. ( or such other nominee as may be requested by an authorized 
representative of DTC) is the responsibility of the City or the Fiscal Agent, disbursement of such payments to 
Direct Participants will be the responsibility of DTC, and disbursement of such payments to the Beneficial 
Owners will be the responsibility of Direct and Indirect Participants. 

NEITHER THE CITY NOR THE FISCAL AGENT WILL HA VE ANY RESPONSIBILITY OR 
OBLIGATION TO OTC PARTICIPANTS, INDIRECT PARTICIPANTS OR BENEFICIAL OWNERS 
WITH RESPECT TO THE PAYMENTS OR THE PROVIDING OF NOTICE TO DTC PARTICIPANTS, 
INDIRECT PARTICIPANTS OR BENEFICIAL OWNERS OR THE SELECTION OF BONDS FOR 
REDEMPTION. 

Neither the City nor the Fiscal Agent can give any assurances that DTC, DTC Participants, Indirect 
Participants or others will distribute payments of principal of, premium, if any, and interest on the Series 
2004 Bonds paid to DTC or its nominee, as the registered Owner, or any redemption or other notice, to the 
Beneficial Owners or that they will do so on a timely basis or that DTC will serve and act in a manner 
described in this Official Statement. 

Discontinuation of the Book-Entry Only System 

DTC may discontinue providing its services as securities depository with respect to the Series 2004 
Bonds at any time by giving reasonable notice to the City or the Fiscal Agent. Under such circumstances, in 
the event that a successor securities depository is not obtained, Series 2004 Bond certificates will be printed 
and delivered as described in the Fiscal Agent Agreement. 

The City may decide to discontinue use of the system of book-entry transfers through DTC (or a 
successor securities depository). In that event, 2002 Bond certificates will be printed and delivered as 
described in the Trust Agreement. 

SO LONG AS CEDE & CO. IS THE REGISTERED OWNER OF THE SERIES 2004 BONDS, AS 
NOMINEE OF DTC, REFERENCES HEREIN TO THE OWNERS OR HOLDERS OF THE SERIES 2004 
BONDS (OTHER THAN UNDER THE CAPTION "TAX MATTERS" HEREIN) SHALL MEAN CEDE 
& CO. AND SHALL NOT MEAN THE BENEFICIAL OWNERS OF THE SERIES 2004 BONDS. 

NEITHER THE CITY, THE FISCAL AGENT, NOR THE UNDERWRITER WILL HA VE ANY 
RESPONSIBILITY OR OBLIGATION TO DTC DIRECT PARTICIPANTS, INDIRECT 
PARTICIPANTS, OR TO ANY BENEFICIAL OWNER WITH RESPECT TO (I) THE ACCURACY OF 
ANY RECORDS MAINTAINED BY DTC, ANY DTC DIRECT PARTICIPANT, OR INDIRECT 
PARTICIPANT; (11) THE DELIVERY OF ANY NOTICE THAT IS PERMITTED OR REQUIRED TO BE 
GIVEN TO THE OWNERS OF THE SERIES 2004 BONDS UNDER THE TRUST AGREEMENT; (Ill) 
THE SELECTION BY DTC OR ANY DTC DIRECT PARTICIPANT OR INDIRECT PARTICIPANT OF 
ANY PERSON TO RECEIVE PAYMENT IN THE EVENT OF A PARTIAL REDEMPTION OF THE 
SERIES 2004 BONDS; (IV) THE PAYMENT BY DTC OR ANY DTC DIRECT PARTICIPANT OR 
INDIRECT PARTICIPANT OF ANY AMOUNT WITH RESPECT TO THE PRINCIPAL OR 
REDEMPTION PREMIUM, IF ANY, OR INTEREST DUE WITH RESPECT TO THE SERIES 2004 
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BONDS; (V) ANY CONSENT GIVEN OR OTHER ACTION TAKEN BY DTC AS THE REGISTERED 
OWNER OF SERIES 2004 BONDS; OR (VI) ANY OTHER MA TIER. 

1HE FISCAL AGENT, AS LONG AS A BOOK-ENTRY ONLY SYSTEM IS USED FOR THE 
SERIES 2004 BONDS, WILL SEND ANY NOTICE OF REDEMPTION OR OTHER NOTICES ONLY 
TO DTC. ANY FAILURE OF DTC TO ADVISE ANY DTC PARTICIPANT, OR OF ANY DTC DIRECT 
PARTICIPANT TO NOTIFY ANY BENEFICIAL OWNER, OF ANY NOTICE AND ITS CONTENT OR 
EFFECT WILL NOT AFFECT THE VALIDITY OR SUFFICIENCY OF THE PROCEEDINGS 
RELATING TO THE REDEMPTION OF THE SERIES 2004 BONDS CALLED FOR REDEMPTION OR 
OF ANY OTHER ACTION PREMISED ON SUCH NOTICE. 
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