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Yerba Buena OPCO, LLC
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Foster City, CA 94404

Re: Market Analysis and Fiscal Impact of Proposed Industrial Land Conversion for the
Evergreen East Hills Visioning Strategy project’s Campus Industrial Properties

Dear Sirs:

CBRE Consulting, Inc./Sedway Group (“CBRE Consulting”) is pleased to submit this report
regarding Yerba Buena OPCOQO’s proposed residential development on the Campus Industrial
portion of the Evergreen East Hills Visioning Strategy project in San Jose, California. The report
provides an analysis of the comparative demand for industrial and residential land in South San
Jose and projects the fiscal benefits to the City’s General Fund resulting from development of a
proposed residential scenario compared with the fiscal benefits estimated to be derived from
industrial development of the properties.

CBRE Consulting’s market analysis revealed currently strong demand for residential product, in
contrast to still-weak industrial demand. On a per acre basis, the industrial scenario produces
greater net fiscal revenues than the residential scenario. Nevertheless, the very much slower
projected build-out of the industrial scenario means that the residential scenario produces a
greater cumulative net fiscal impact than the industrial scenario for the first 29 years of the
analysis. Over the first ten years that margin is $8.0 million and over the first 20 years the margin
is $6.6 million. The potential greater cumulative fiscal benefits from the industrial scenario are not
expected to materialize for 30 years. Thus, it would be beneficial to the City of San Jose from a 30-
year revenue standpoint to support the proposed conversion to residential.

It has been a pleasure working with you on this project. Please let us know if you have any
questions or additional needs.

Sincerely,
—C ) 3
; QNN - R
Gy N ey
Amy L. Herman, AICP Ross S. Selvidge
Managing Director Managing Director
Enclosure
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|. EXECUTIVE SUMMARY

STUDY PURPOSE

CBRE Consulting was retained by Yerba Buena OCPO to conduct an analysis of the fiscal
impact of the potential industrial to residential conversion of 320 acres of land comprising the
Campus Industrial Opportunity Site within the City of San Jose’s Evergreen area.
CBRE Consulting understands that the City of San Jose and the Opportunity Site owners, along
with other interested parties, have been engaged in a long-term process, the Evergreen East
Hills Visioning Strategy project (EEHVS), to facilitate development of a significant portion of the
Evergreen area.

The EEHVS includes proposed land use designations and associated development programs for
a number of Opportunity Sites, including the Campus Industrial area. However, there is some
concern that the identified development programs do not comprise the optimal uses for the
sites, and that alternative uses would be more appropriate from the market perspective. This
especially includes the desired conversion of the Campus Industrial area, currently designated
for campus industrial development, to residential.

To assist the owners of the Campus Industrial area in presenting information to the City of San
Jose in support of the proposed conversion, CBRE Consulting was asked to evaluate economic
and demographic trends, as well as the performance of the industrial and residential markets
within the Evergreen area and the larger the San Jose metropolitan area (Silicon Valley) market.
CBRE Consulting was also asked to project the net fiscal impact on the City of San Jose General
Fund of the proposed conversion.

The key elements of the analysis include:

Assessment of the site;

Review of demographic and economic trends and forecasts impacting site development;
Analysis of industrial and residential market trends; and

Projected estimates of the revenues and service-related costs associated with the site at build
out, including the fiscal impacts generated by development of the site for industrial use
versus potential revenues and costs if converted to residential use.

The City Planning Department will be presenting their Evergreen recommendations before the
City Council in Fourth Quarter 2006 relative to the entitlement process for the Opportunity
Sites, for which purpose Yerba Buena OCPO seeks to have its own independent analysis to
present to the City. Ultimately, the public process will culminate in anticipated Fall 2006
certification of an EIR for the sites, which is now in progress, as well as GP Amendments and PD
Zoning to support site development.

EVERGREEN FISCAL IMPACT 1 AUGUST 2006
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SUMMARY OF FINDINGS
Market Overview

The market for housing in South San Jose and throughout Silicon Valley is currently strong and,
despite likely interest rate increases, is projected to remain healthy. Supply constraints,
continued household growth, and improved employment statistics will support ongoing demand
for homes. Although price growth may slow, it is anticipated to remain positive.

While the Silicon Valley industrial market is also expected to experience healthy growth over the
next several years, South San Jose is not anticipated to be a focal point for this expansion. The
Evergreen area itself is particularly unlikely to capture a significant amount of industrial
demand, as its distance from the freeway and location amidst a predominantly residential
neighborhood do not lend themselves to industrial or R&D operations. Additionally, an
adequate supply of buildings and land exist in more desirable parts of the Silicon Valley market.

CBRE Consulting’s belief that market conditions warrant the conversion of the subject property
to residential use is further supported by a recent San Jose land use study prepared by Strategic
Economics.* A key conclusion of this report is that “There should be more than enough vacant
and underutilized land in the employment areas to accommodate the anticipated growth of
Driving Industries and Business Support Industries through 2020.” In other words, the City of
San Jose has a more-than-adequate supply of land for employment-generating uses, without
taking the Evergreen Industrial Campus Site into consideration.

Comparative Fiscal Benefits

Both development scenarios are projected to produce positive net fiscal revenues for each year
of a 30-year analysis period. The net fiscal revenues for both scenarios level off in dollar terms
upon full build-out. In 2006 dollars, the residential scenario’s annual stabilized net fiscal
revenue of $657,000 is reached in 2014. For the industrial scenario, the stabilized annual net
fiscal revenue of $1.4 million is reached in 2037.

The residential scenario reaches full build-out much more quickly than the industrial scenario.
Consequently, the residential scenario generates a considerably greater amount of net fiscal
revenues at an earlier time than the industrial scenario. On a present value basis, for the full
30-year analysis period, the residential scenario produces more net fiscal revenue than the
industrial scenario. The present value of the net fiscal revenue from the residential scenario
exceeds the present value of the revenue from the industrial scenario by $6.4 million through
the first ten years, by $5.4 million through the first 20 years, and by $2.6 million through 30
years.

On a cumulative undiscounted dollar basis (i.e., not accounting for the time value of money
and whether fiscal revenues are received early or late in the analysis period) the net fiscal
revenue from the residential scenario exceeds the revenue from the industrial scenario by $7.3
million through the first ten years and by $5.4 million through the first 20 years. Through 30

1 Towards the Future: Jobs, Land Use, and Fiscal Issues in San Jose’s Key Employment Areas 2000-2020,
Strategic Economics, Hamilton, Rabinovitz & Alshuler, Urban Explorer, and Whitney & Whitney (February 2004).

EVERGREEN FISCAL IMPACT 2 AUGUST 2006
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years, the $24.9 million in cumulative net revenues from the industrial scenario exceeds the
$23.5 million in cumulative net revenues from the residential scenario by $1.4 million. The
industrial scenario first exceeds the residential scenario in annual net fiscal revenues in 2019.
On a cumulative basis, the net fiscal revenues from the industrial scenario first exceed those of
the residential scenario in 2036, the 29" year of the analysis.

On a per acre basis, the residential scenario produces annual net fiscal revenues of $2,059.
The industrial scenario produces annual net fiscal revenues of $4,436 per acre.

Several key factors in determining these results are 1) the much faster projected build-out of the

residential scenario, 2) the higher assessed value of the residential scenario, and 3) the much
lower municipal service costs associated with the industrial scenario.

EVERGREEN FISCAL IMPACT 3 AUGUST 2006
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Il. EVERGREEN AREA OVERVIEW

EVERGREEN/EAST HILLS VISION STRATEGY

The City of San Jose’s Evergreen Vision Strategy (formerly the Evergreen East Hills Visioning
Strategy project) is a comprehensive land use and transportation planning effort intended to
guide infill development in the Evergreen and East Hills area to create housing in balance with
transportation improvements and amenities. Elements of the Vision Strategy include: an update
to the Evergreen Development Policy (i.e., traffic policy); General Plan land use and text
amendments; design guidelines; and a financing strategy. An Environmental Impact Report is
currently underway, assessing the potential environmental effects of the Vision Strategy and its
elements. A "trade-off" analysis of the effect of different policy choices (including residential
densities, possible industrial conversions, and affordable housing requirements) is being
completed and will be presented to the community, the task force, and the City Council before
final decisions are made.

The Evergreen/East Hills area is bounded by Hellyer Avenue, Highway 101, Story Road, and the
Urban Growth Boundary in San Jose’s eastern foothills. Four "opportunity sites" are the focus of
current planning efforts (see Exhibit 1), as follows:

e Arcadia Property

e Pleasant Hills Golf Course

e Evergreen Valley College

e Campus Industrial Properties

The Campus Industrial Properties, totaling approximately 320 acres at the base of the east
foothills, are the subject of this market analysis and fiscal impact study.

CAMPUS INDUSTRIAL OPPORTUNITY SITE

Exhibit 2 shows a detailed aerial view of the Evergreen East Hills Vision Strategy area, including
the 320-acre Campus Industrial Opportunity Site, located east of Yerba Buena Road between
Old Yerba Buena Road and Fowler Road, north of the northerly terminus of Yerba Buena Road,
and south of Aborn Road. Freeway access is relatively poor; the western border of the site is
about a four-mile drive along mainly residential streets from the Capitol Expressway exit off of
Highway 101.

The City of San Jose General Plan Designation for the site is campus industrial; zoning is PD
(Planned Development). A 368,000-square-foot R&D building, constructed in 1992 and now
leased to Hitachi, is the only existing structure on the Campus Industrial site. Excluding the
Hitachi building, ownership of the Campus Industrial site is divided between three developers:
Berg and Berg (175 acres), IDS (24 acres), and Legacy (120 acres). Current development
potential totals 4.6 million square feet of industrial space. No regulatory allocation for
residential units currently exists.

EVERGREEN FISCAL IMPACT 4 AUGUST 2006



CBRE CONSULTING, INC.
Sedway Group

CB RICHARD ELLIS

AREA DESCRIPTION

The Evergreen East Hills Vision area comprises predominantly single-family residential uses, as
shown in the aerial in Exhibit 2. Older, middle-class homes near Highway 101 transition into
more recently-constructed, large houses in the affluent east foothills neighborhoods, including
the area immediately surrounding the Campus Industrial site. New home construction is
underway to the north of the site; the areas to the west and south are, for the most part, built
out with residential and retail uses. The incompatibility of residential development surrounding
the Campus Industrial site is likely to limit industrial users’ interest. With the exception of the
Hitachi building, no major office or industrial product exists within, or in close proximity to, the
Evergreen East Hills Vision area.

EVERGREEN FISCAL IMPACT 5 AUGUST 2006
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lll. DEMOGRAPHIC/ECONOMIC OVERVIEW

DEMOGRAPHIC OVERVIEW

CBRE Consulting used historic demographic data and forecasts provided by the Association of
Bay Area Governments (“ABAG”) in its Projections 2005 report in order to analyze current and
future real estate demand in the City of San Jose and the San Jose PMSA. Claritas data were
used in conjunction with ABAG data to generate a breakdown of population characteristics.
Exhibit 3 presents data over the period from 2000 through 2020 (projected) for population,
households, and income, as well as a detailed snapshot of the 2005 population base.

Demographic Trends and 2005 Snapshot

The San Jose primary metropolitan statistical area (PMSA), also referred to as “Silicon Valley”, is
the geographical equivalent of Santa Clara County. Throughout the region, demographic
trends were strong during the 1990s. Fueled by a rapidly expanding economy, Silicon Valley
experienced some of the Bay Area’s strongest growth, adding residents at an average annual
rate of 1.2 percent during the ten-year period from 1990 to 2000. This equates to the addition
of a total of 185,000 residents and 46,000 households. Although the 2001 to 2003 recession
negatively impacted Silicon Valley’s volatile, technology-dependent economy, population
growth remained positive from 2000 to 2005. According to ABAG, the San Jose PMSA
population grew at an average annual rate of 0.8 percent per year from 2000 to 2005, for a
total of 67,500 new residents and 29,700 new households.

More relevant to the Campus Industrial Opportunity Site are demographic trends within the City
of San Jose, which includes the Evergreen area. The city comprises 56 percent of Silicon Valley’s
total population; growth trends closely follow that of the PMSA as a whole. Population and
household growth slightly outpaced that of the larger Silicon Valley region, registering 0.9
percent and 1.2 percent, respectively, from 2000 to 2005. This equates to the addition of
43,000 residents and 17,650 households in San Jose.

As shown in Exhibit 3, the City of San Jose has a slightly younger population than the PMSA,
with an average age of 35.2 years compared to 36.3 years for Silicon Valley. San Jose’s two
largest population groups are 35 to 54 (31.6 percent) and under 20 (30.0 percent). Both the
City and PMSA are ethnically diverse, with significant proportions of Asian, Hispanic, and Other
Race categories. Households tend to be larger in the City of San Jose, with an average of 3.2
persons per household. The two largest household categories are two-person (27.2 percent)
and five or more-person (20.6 percent). By contrast, households are smaller in the PMSA as a
whole, with an average of 2.95 persons per household. The two largest household categories
are two- and one-person at 29.8 and 21.4 percent, respectively.

The household income distribution in San Jose is roughly similar to that in the PMSA, with the
main difference being higher proportions of lower income categories and lower proportions of
higher income categories in the City of San Jose. As of 2005, the median household income in
the City registered $90,400, slightly lower than the $94,500 median reported by Silicon Valley
as a whole.

EVERGREEN FISCAL IMPACT 6 AUGUST 2006
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Demographic Forecast

Between 2005 and 2020, the City is forecasted to grow at a slightly faster pace than the PMSA,
adding 211,900 people at a rate of 1.3 percent annually, and accounting for two-thirds of
Silicon Valley total growth during this 15-year period. Over the near term (2005 to 2010), this
reflects an increase of nearly 65,000 persons, or 1.3 percent on an average annual basis.
Households are projected to grow from an estimate of 309,020 in 2005 to 328,370 in 2010
and 370,620 in 2020. The near-term projected growth represents 19,350 new households over
the next five years, which reflects an average annual growth rate of 1.2 percent. Overall, the
near-term growth rates of San Jose’s population and households slightly outpace those
projected for the San Jose PMSA overall.

Correspondingly, the City of San Jose’s mean household income is also forecast to grow over
this period, from $90,400 in 2005 to $96,000 in 2010 and $106,700 in 2020. Compared to
Silicon Valley as a whole, the City’s projected mean household income growth lags slightly,
growing at an annual rate of 1.2 percent over the period from 2005 to 2010 compared to 1.5
percent for the PMSA.

ECONOMIC OVERVIEW

Exhibit 4 presents ABAG’s jobs projections over the 2000 to 2020 period for the City of San
Jose and the San Jose PMSA. Consistent with the technology-led recession, a steep job loss was
experienced between 2000 and 2005, with nearly 48,000 jobs lost in the City of San Jose and
140,200 jobs lost PMSA-wide (more than 13 percent of the job count for 2000). The industrial
sector, i.e., Manufacturing, Wholesale, & Transportation, bore the brunt of the downturn in San
Jose, losing almost 26,000 jobs during this five-year period, or 54 percent of all city jobs lost. A
very important point regarding how jobs relate to the local housing markets is that, despite the
severe job losses over the past few years, the City of San Jose and Silicon Valley both gained
new households. This was evidenced not only in the ABAG projection data, but in the market by
the absorption of new residential product, both for-sale and rental.

The current sense is the local economy is starting to add jobs, but the trend has yet to gain
momentum. ABAG forecasts that 37,000 jobs will be added between 2005 and 2010 in the
City of San Jose, and that 88,600 jobs will be added in the PMSA over the same period. These
represent average annual growth rates of 2.2 and 1.9 percent, respectively. By 2015, the job
counts are projected to supersede the year 2000 high mark. In 2020, the City of San Jose is
projected to have 442,650 jobs, and Silicon Valley is forecast to have 1.16 million jobs. About
36 percent of the PMSA’s job base is located in the City of San Jose.

Based on the projected job growth and using a jobs-per-household statistic of 1.3 (which
equates to the City of San Jose’s 2010 projected jobs-per-household ratio), the housing need
over the 2005 to 2010 period is about 31,400 new housing units. In other words, to support
the projected job growth in San Jose over the next five years and to maintain the existing jobs-
housing balance, 31,400 housing units are needed. This is 75 percent higher than ABAG’s
household growth forecast over the same period.

EVERGREEN FISCAL IMPACT 7 AUGUST 2006
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IV. INDUSTRIAL MARKET OVERVIEW

SILICON VALLEY INDUSTRIAL MARKET
Overview

Torto Wheaton Research (TWR), a national provider of real estate data, divides the Silicon
Valley industrial market into ten submarkets, including: Campbell/Los Gatos, Downtown San
Jose, Milpitas, Morgan Hill/Gilroy, Mountain View/Los Altos, North San Jose, Palo Alto, Santa
Clara, South San Jose, and Sunnyvale/Cupertino (see Exhibit 5). North San Jose and Santa
Clara are Silicon Valley’s largest submarkets; together they account for more than 40 percent of
the market’s total industrial inventory, and are home to many of the market’s major technology
tenants.

As of year end 2005, the Silicon Valley industrial market had 225 million square feet of space
in buildings greater than 10,000 square feet in size; nearly 60 percent of this total is
categorized as R&D space.? The fourth quarter 2005 vacancy rate for the industrial market
registered 13.7 percent, above the historical average of 10.2 percent from 1989 to December
2005.

Demand

Current high vacancies are not surprising, given that the majority of technology-dependent
Silicon Valley industrial space falls into the R&D category. After realizing nearly 17 million
square feet of net absorption from 1999 to 2000, the market’'s performance turned
dramatically in 2001 with the technology-led recession dampening demand for all types of
space. From 2001 to 2003, more than 26 million square feet of industrial space were returned
to the market. Although positive net absorption of nearly three million and two million square
feet, respectively, in 2004 and 2005 indicates strengthening demand for space, nearly 31
million square feet of space remain vacant.

Silicon Valley’s R&D sector was particularly hard hit, evident in record-high vacancy rates, which
peaked at 22 percent at mid-year 2003. As of December 2005, the R&D sector remained the
weakest industrial market segment, with a vacancy rate of nearly 18 percent, well above the
historical average of 12.4 percent from 1989 to fourth quarter 2005.

Due to the market’s volatility, average annual industrial absorption in Silicon Valley has not
historically been high. From 1989 to 2005, occupied space (R&D, warehouse, and
manufacturing) increased at an average pace of one million square feet per year; including the
1980s decade results in a higher average absorption figure of 2.6 million square feet per year
(1980 to 2005). Even assuming the higher absorption figure, it will take 12 years for demand to
absorb existing, vacant space without taking new construction into account, i.e., if the market
absorbs 2.6 million square feet per year, or 1.2 percent of existing inventory, it will take until
2018 to absorb all currently vacant space. According to TWR, the industrial market vacancy rate
will remain above 10 percent through 2010.

2 All industrial market data from Torto Wheaton Research (TWR) unless otherwise indicated.
Availability rates are inclusive of sublease space, but not shadow space (e.g., space controlled by
owner users or leased tenants but not occupied).
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The outlook is bleaker for the R&D sector. Annual absorption averaged approximately 762,000
square feet per year from 1989 through 2005. At this pace, it would take 30 years to absorb
the 23 million square feet of vacant space currently on the market. Removing the recent,
dramatic market downturn from this calculation, and considering the 2.2 million square feet of
annual average absorption achieved from 1989 through 2000, translates into a still-high 10
years of available supply currently on the market.

Supply

High vacancies and soft demand have kept new industrial construction to a minimum. Since
2001, just one million square feet of new supply has been added to the Silicon Valley market
compared with 15 million square feet from 1998 through 2001. Construction is unlikely to pick
up significantly before 2010; during the next five years, Torto Wheaton Research expects
approximately 950,000 square feet per year to be added to the Silicon Valley market.

Rents

According to Torto Wheaton Research, average asking lease rates for industrial space in San
Jose registered $11.70 per square foot per year (full service) in December 2005. Although rents
have begun to stabilize, this figure represents a 50 percent decrease from record-breaking rents
in 2000. Similarly, the year end 2005 R&D average asking rent of $13.80 per square foot per
year is one-third of peak rents achieved during the late 1990s and 2000 boom.

SOUTH SAN JOSE INDUSTRIAL SUBMARKET
Overview

Although the Evergreen area falls within the boundaries of Silicon Valley’s 28 million square-
foot South San Jose submarket, virtually none of the submarket’s existing inventory is located
within, or even nearby, Evergreen itself. The largest concentrations of industrial product in South
San Jose are located in the Edenvale East area, along Hellyer Road about five miles southeast
of Evergreen, and in the Great Oaks Boulevard area, almost ten miles south of Evergreen, near
the junction of Highways 101 and 85.

With the exception of a relatively small industrial concentration in Morgan/Hill Gilroy, South
San Jose is Silicon Valley’s southernmost industrial submarket. It comprises 13 percent of the
total San Jose industrial inventory. R&D space accounts for 40 percent, or 11.6 million square
feet, of the South San Jose industrial stock. Historically, the South San Jose submarket has
captured more than its pro rata share of demand, with 28 percent of metro area net absorption
since 1989. However, this achievement is not the result of high levels of activity in a prime
industrial location. Rather, a smaller, more cost-conscious tenant base allowed the submarket to
escape the heavy losses in occupied space that occurred during the recent recession in
submarkets such as Mountain View, North San Jose, and Sunnyvale where many dotcom
tenants chose to locate. Because it lacks a central location near such magnets as Stanford
University, Sand Hill Road’s venture capital firms, and established clusters of prominent
technology firms, South San Jose is considered a secondary submarket.

As of year end 2005, South San Jose’s industrial vacancy rate was 13.7 percent, above its
historical average of 11.1 percent over the period from 1989 to December 2005.
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South San Jose Industrial Market
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Demand

The South San Jose industrial submarket realized a relatively modest 2.8 million square feet of
net absorption in 1999 and 2000, just 17 percent of the Silicon Valley market total during the
same period and reflective of the submarket’s secondary status. Not having expanded at such
an inflated pace, South San Jose experienced more moderate losses during the 2001 to 2003
downturn, with just over 900,000 square feet of space returned to the market. Although 2004
showed signs of improvement, demand for industrial space in South San Jose has been
relatively weak in 2005, in part due to the existence of a plentiful supply of existing, quality
industrial space in more desirable submarkets.

Although demand for R&D space is soft, market-wide, South San Jose’s R&D sector is
underperforming Silicon Valley as a whole, with a December 2005 vacancy rate of 22 percent.
From 1989 to December 2005, this submarket’s R&D vacancy rate has averaged a high 19.6
percent, compared to 12.4 percent for the entire Silicon Valley market. This discrepancy
between the performance of the overall market and that of South San Jose is indicative of
persistent limited demand for R&D space in the latter, which extends beyond market downturns.
The only exception to this weakness is the currently relatively strong demand for for-sale
industrial condominiums. Interest in owning small industrial units has been driven by low
interest rates and is likely to wane with an uptick in these rates.

Supply

The addition of new industrial supply in the South San Jose submarket has not been responsible
for keeping South San Jose’s vacancy rate above that of Silicon Valley; completions have
averaged a low 1.5 percent of total stock since 1989. Current high vacancies have curbed
speculative development — the only industrial construction underway as of March 2006 was a
for-sale industrial condominium project, Hellyer Commons (see Exhibit 6). Although 674,000
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square feet is proposed for McCarthy Ranch in Milpitas, it is unlikely this development will break
ground in the next few years.

If companies are considering a location within the South San Jose submarket, or within similar,
neighboring submarkets such as East San Jose, Milpitas, or IBP, a number of existing facilities
are available for lease. According to Costar, a national real estate data provider, there were at
least 35 properties with available industrial space in excess of 75,000 square feet in this
combined market area as of March 2006 (see Exhibit 7). This translates into a total of 4.3
million square feet of large, contiguous blocks of vacant space.

Lease Rates

According to the brokerage firm CB Richard Ellis, the average asking lease rate for R&D space
in the South San Jose industrial submarket was $12.84 per square foot per year (full service
gross) as of year end 2005. Manufacturing and warehouse space averaged $5.28 per square
foot per year. Local brokers estimated achievable rents for R&D space in the Evergreen area at
approximately $10.20 per square foot, the rate at which the Hitachi deal was signed during the
first half of 2005. This compares with a fourth quarter average asking R&D rent of $11.76 for
Silicon Valley as a whole.

Industrial Market Forecast and Future Implications for South San Jose

Although industrial markets throughout Silicon Valley and the Bay Area have been soft in recent
years, the performance of the South San Jose submarket has persistently lagged that of the
region as a whole. With 31 million square feet of vacant industrial space on the market in
Silicon Valley, including 23 million square feet of R&D product, it is unlikely that demand for
space in secondary submarkets like South San Jose will strengthen within the foreseeable future.
Once space becomes scarce in more central Silicon Valley submarkets, the South San Jose
industrial concentrations may see increased activity; however, the Evergreen area is unlikely to
be a focal point for prospective tenants. As previously mentioned, issues with freeway access
and the incompatibility of residential development surrounding the site are expected to limit
interest in the Campus Industrial site and virtually prohibit traditional manufacturing and
warehouse users from considering this location. For this reason, the following analysis focuses
on activity in the R&D sector.

As the Evergreen area has virtually no history of industrial uses, it is difficult to predict
absorption if development of the Campus Industrial site were to proceed with current zoning. In
order to estimate levels of demand, CBRE Consulting reviewed Torto Wheaton Research
forecasts for the Silicon Valley and South San Jose markets, as well as historical submarket
trends for both the industrial and R&D markets. South San Jose’s R&D market averaged
220,000 square feet of annual net absorption from 1989 to 2005. Assuming that occupied
space continues to increase by an average of 220,000 square feet per year, the South San Jose
R&D market vacancy rate will fall to 10.5 percent by 2011. As is typically the case in
commercial real estate markets, the rent growth necessary to spur new construction does not
usually occur until vacancies fall near 10 percent. CBRE Consulting assumes that, once the
South San Jose R&D market reaches a 10 percent vacancy rate, construction and absorption of
new industrial product will be feasible. Thus, the year 2011, the year vacancy is forecast to
approach 10 percent, was used as the start date for forecasted industrial absorption on the
Campus Industrial site.
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The addition of new R&D product to the market is assumed to have a positive impact on net
absorption. CBRE Consulting assumed average annual absorption could increase by
approximately 20 percent over historic levels, to 265,000 per year for the R&D sector.
Optimistically assuming the Campus Industrial site could capture 70 percent of this demand
results in estimated absorption averaging 185,000 square feet per year. This is a very
aggressive assumption and one based more on historical submarket-level trends rather than the
history of the Campus Industrial area itself. The Campus Industrial site has not historically seen
any interest from R&D users. Even during the late 1990s boom when vacancy rates throughout
Silicon Valley were at record lows, not one lease was signed for space in the Campus Industrial
area. Additionally, the one existing building in the area - the Hitachi property - sat vacant for
ten years.

Given the historic lack of interest in industrial development of the Campus Industrial area, and
given the volatility of the Silicon Valley market, the 185,000 square-foot annual absorption
estimate should be interpreted as an optimistic average only; during market upswings,
absorption could be significantly higher, however, during downturns, the level of occupied
space will almost certainly decrease. At this pace, the absorption period for the entitled 4.6
million square feet would be 25 years, from 2011 to 2036. Based on these conclusions
regarding weak demand, slow absorption, and a location not suited to industrial tenants,
CBRE Consulting concludes that the Campus Industrial site would be better developed for a
more desirable use. As shown in the following section, the strength of South San Jose’s housing
market justifies the conversion of this property to residential use.
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V. RESIDENTIAL MARKET OVERVIEW

MARKET OVERVIEW

Based on previously outlined findings regarding the Silicon Valley industrial market,
CBRE Consulting has determined that little demand exists for industrial uses on the Industrial
Campus Site. Its location, which is surrounded by residential neighborhoods and new
development and lacks easy freeway access, coupled with the strength of the housing market as
described below, lead to the conclusion that the most appropriate use of Evergreen’s Industrial
Campus Site is residential.

BUILDING PERMIT ACTIVITY

Exhibit 8 presents building permit data for the City of San Jose and Santa Clara County (which
comprises the bulk of Silicon Valley) from 1995 through 2005. As shown, the City accounted for
roughly 56 percent of total building activity in the County during that period. San Jose led the
region in terms of multifamily development, contributing 24,350 multifamily units, or 66
percent of total multifamily residential output between 1995 and 2005. Over this period, the
City of San Jose’s generally steady residential market reported an annual average of 3,500
building permits, or 1,300 single-family and 2,200 multifamily units.

Santa Clara County’s landscape is composed primarily of suburban housing tracts; exclusive of
the City of San Jose, the County issued 40 percent more single-family permits than multifamily
permits in the decade between 1995 and 2004. Conversely, the City of San Jose’s single-family
market has followed a volatile path, with spikes of more than 2,000 units per year in 1996 and
1997, followed by troughs of fewer than 700 units per year in 2001 and 2002. Countywide
housing production dipped during the recent recession consistent with Silicon Valley’s economic
downturn; annual residential permit issuance dropped 32 percent from 6,600 to 4,500
between 2000 and 2002. Beginning in 2003, however, residential development has
experienced a strong rebound in both the City and Santa Clara County, boosted by low interest
rate-driven demand.

PRICING TRENDS

Exhibits 9, 10, and 11 examine pricing and absorption trends in several geographies relevant
to the Evergreen Site from 1988 through September 2005. Included in the exhibits are data for
the 95135 zip code (which includes the Industrial Campus Site), an aggregated set of 10 zip
codes proximate to the site defined as the appropriate residential submarket, the City of San
Jose, and Santa Clara County (see Exhibit 12). The source for these data is DataQuick, an
independent third-party provider of home sales data.

Pricing in the City of San Jose’s existing residential market historically lags that of Santa Clara
County in terms of both condominiums and single-family homes. Thus far in 2005, the median
resales price of a single-family home in San Jose is $650,000, slightly below the median home
price in the County as a whole, at $686,000 (see Exhibit 9). Similarly, the median condominium
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price in the City of San Jose is about 92 percent of the value of the median condominium unit
in Santa Clara County (see Exhibit 10). However, San Jose’s pricing has trended upward at a
more rapid pace in recent years. The median price of single-family home resales in San Jose
has increased versus the County as a whole every year since 1995.

Part of the City of San Jose’s price resurgence is attributable to new developments in more
upscale and attractive locations, such as the Evergreen area. The 2005 median price of single-
family homes in the 91535 Evergreen zip code is 52 percent higher than in the City of San Jose
as a whole, at $990,000. This represents an annual increase of 24 percent and an increase of
370 percent over the price achieved ten years ago in 1995.

Exhibit 11 shows that the majority (68 percent) of new home sales (both single-family and
condominium) in the City of San Jose since 1996 have been in the 10 zip codes proximate to
and including the Evergreen area. New home values in this submarket far outpace the City as a
whole, with the median sales price in the 10-zip-code submarket reaching $904,000 in
September 2005 versus the City’s median sales price of $681,500. The last two years have
seen a slowdown in new units developed in the zip code containing the Campus Industrial site
(95135), with only 103 units sold in 2004 and the first nine months of 2005. However, median
prices in this zip code have routinely topped those in the larger 10-zip code area, which
recorded a median price of $632,750 in September 2005.

New Home Sales - Currently Selling and Recently Sold-Out

CBRE Consulting visited three currently selling residential projects north of the Campus
Industrial site (in the adjacent 95148 zip code) and researched sales at each. Two were
upscale, large single-family neighborhoods with high price points, while the third was a smaller
townhome project with prices more in line with the City of San Jose median for 2005. The latter,
a Shapell Homes attached unit development, is likely partially accountable for the drop in new
sales prices in the area in 2005. As displayed in Exhibit 12, this project, called “The Classics at
Evergreen Hills: Montage Collection” sold a robust 82 units in one month between September
and October of 2005. The homes ranged from 1,400 to 1,563 square feet and had two or
three bedrooms on a bi-level floorplan. Sales prices ranged from $685,900 to $748,900, or
$479 to $489 per square foot.

Absorption data were not available for “The Classics at Evergreen Hills: Cottage Collection,”
which is offering larger and more expensive units than the Montage Collection. The average
home price was $1.2 million, or $474 per square foot. Citation Homes’ Carrera Court project
is targeting the luxury homebuyer, with large homes nestled up against the eastern San Jose
foothills that offer views of Silicon Valley. These homes range from 4,063 to 4,830 square feet,
and are selling for $1.9 to $2.1 million. Three of the project’s planned 15 units were sold
between August and October for absorption of 1.2 units per month.

Re-Sales

Given the strength of the market for re-sales of existing homes and the lack of new projects
currently selling in and near the Evergreen area, CBRE Consulting analyzed resales data from
the RE Infolink Multiple Listing Service (MLS) to gauge pricing trends in the neighborhoods near
the subject site. As shown in Exhibit 13 and explained below, the market tends to feature larger
homes with higher price points than the City of San Jose as a whole. Three market segments
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were researched, based on home size: 1,500 to 1,799 square feet; 1,800 to 2,499 square feet,
and 2,500 square feet and larger.

2,500 Square Feet+. Relevant homes sales in this market segment were selected based on
newer product and a location proximate to the Industrial Campus Site. For the 34 sales in the
sample, home sizes ranged from 2,515 to 3,656 square feet with a corresponding price range
of $871,000 to $1.5 million. The average home size was 2,886 square feet with 4 bedrooms
and 3.2 bathrooms and an average price of $1.1 million ($388 per square foot).

The most relevant new home communities in this segment were the larger models of Ventana
by Pulte Homes, which are currently being built on Communications Hill and the larger models
of The Ranch by William Lyon Homes in the Silver Creek area. The Cottage Collection of The
Classics at Evergreen Hills by Shapell is also an important comparable community, though the
MLS search only returned one resale in this development.

1,800 - 2,499 Square Feet. Data for the 41 homes sales in this middle market segment
indicated an average home of 2,232 square feet with 4 bedrooms and 2.6 bathrooms and a
price of $898,275 ($404 per square foot). Comparable communities include the smaller
models of The Ranch by William Lyon Homes in the Silver Creek area and Bella Monte by
Summerhill Homes, which is located in the Evergreen area near the Campus Industrial Site.

1,500 - 1,799 Square Feet. The sample of newer home listings in this market segment was
significantly smaller (six sales), as the majority of homebuilders in the area including Evergreen
have been building larger single-family homes. The data indicate an average sales price of
$714,475 for an average unit size of 1,585 square feet ($452 per square foot). The smaller
models of Ventana by Pulte Homes on Communications Hill are the most comparable product
type for this product size.

RESIDENTIAL MARKET FORECAST AND FUTURE IMPLICATIONS

There is no question that the current market for housing throughout Silicon Valley is strong,
driven in part by low interest rates. Although rates are expected to increase, the residential
market is projected to remain healthy. Supply constraints, continued household growth, and
improved employment statistics will support ongoing demand for homes. Although price growth
is likely to slow, it will remain positive.

According to Economy.com, residential permit activity in Santa Clara County will continue to
reflect this market strength, topping 7,000 units in 2006. Annual permit issuance is expected to
reach about 5,900 units per year from 2007 through 2009. According to a February 2005
report prepared by the City of San Jose Department of Planning, Building and Code
Enforcement (Development Activity Highlights and Five-Year Forecast, 2005-2010), a total of
13,500 residential units are anticipated to be added to the City of San Jose’s housing base
between 2005 and 2010. The same publication estimates the total number of units in major
projects (those with 50 or more units) under construction and approved at 10,144. An
additional 10,028 units were reported in projects pending City approval, bringing the total
pipeline to 20,172 units.

Indicative of strong demand for housing in the southern part of San Jose, the Evergreen,
Edenvale, and South Planning Areas accounted for 28 percent of units in the city’s development
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pipeline. Given its built up nature and lack of available land, however, Evergreen itself
accounted for just four percent of total units in the pipeline; no projects were approved or
pending approval in the area. After the Central Planning Area, the second largest anticipated
growth area of San Jose is nearby Edenvale, which had 3,587 units in the pipeline as of
February 2005, or 18 percent of the total units in the pipeline. Clearly demand for residential
product in the South San Jose area has been, and is expected to remain, very strong.

From a market analysis perspective that considers location, demand, and supply,
CBRE Consulting believes that Evergreen’s Industrial Campus Site is far more suited to
residential, rather than to industrial, development. The site is not only surrounded by a
predominantly residential neighborhood, it offers a highly desirable location in the east San
Jose foothills, with views of Silicon Valley and nearby amenities such as retail and schools.
Pricing in the area indicates that the area is one of the most in-demand in the City of San Jose;
its ability to offer larger single-family home product will enable it to cater to demographic
trends, which anticipate healthy population growth and increasing household sizes. As
previously mentioned, Evergreen is not nearly as suited to industrial uses; demand for industrial
product in this area is weak and a plentiful supply of industrial space exists in more desirable
Silicon Valley industrial submarkets. As such, it appears that market conditions warrant the
conversion of the Industrial Campus Site to residential use.
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VI. FISCAL IMPACT ANALYSIS

APPROACH

The fiscal analysis is based on the City of San Jose Adopted Budget for Fiscal Year 2005-2006.
It focuses on recurring annual fiscal revenues and expenses involved with providing municipal
services, primarily associated with the General Fund. The analysis excludes one-time revenues
or expenses associated with the initial development of the two scenarios. Those initial revenues
and expenses tend to be for capital facilities or associated with cost reimbursement or fee-for-
service arrangements. A goal of the analysis was to determine marginal costs for each scenario,
i.e., the costs directly involved in serving the new resident and employment bases. However,
despite repeated efforts at soliciting input from relevant City of San Jose staff, City participation
was not forthcoming for the purpose of this study.

Revenues and expenses were projected on an annual basis over a 30-year interval for both the
residential and industrial development scenarios. The results are summarized on a present
value basis and a cumulative basis for years 1 through 10, 1 through 20 and 1 through 30 as
well as per acre of residential or industrial development. All figures are in terms of 2006
dollars.

PROJECT PARAMETERS

In addition to the Fiscal Year 2005-2006 San Jose Adopted Budget, the analysis is based on
certain project parameters. Exhibit 15 presents a tabulation of the current and alternative
development parameters for the entire 540.90-acre Evergreen plan area. The fiscal analysis is
limited to the portion of Evergreen designated “A” in Exhibit 15. It consists of 318.90 acres and
constitutes approximately 59 percent of the entire Evergreen plan area. Under the
Berg/IDS/Legacy development scenario, it will be developed with a total of 1,950 owner-
occupied units. This represents approximately 45 percent of the 4,325 residential units planned
for the entire Evergreen plan area. The Berg/IDS/Legacy development scenario does not
include any retail, commercial, office or industrial components. If the current land use
designation were to remain unchanged, 4,660,000 square feet of industrial campus space
could be developed on the 318.90 acres. This represents a 0.34 floor area ratio (FAR). The EIR
projects 10,383 employees working under the industrial land use scenario. This represents
approximately 449 square feet of industrial campus space per employee.

The rates of development and values of different development products are presented in Exhibit
16. The residential components are projected to be built-out at a rate ranging from 150 to 200
units per year beginning in 2008. The values of the different residential products are projected
to range from $750,000 to $950,000 per unit. The average value is estimated to be
approximately $845,000. The 4,660,000 square feet of industrial product is projected to be
absorbed at a rate of approximately 185,000 square feet per year beginning in 2011. The
average estimated value of the industrial product is $165 per square foot. The absorption and
value estimates are based on the preceding market analyses for those product types in the
market area.
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Exhibit 17 presents a tabulation of the number of residents and employees both currently in San
Jose and under the residential or industrial development scenarios. The current resident
population of San Jose was obtained from the 2005-2006 Budget. The number of employees
currently working in San Jose was obtained from the Association of Bay Area Governments
(ABAG). Employees constitute both a potential source of revenue as well as a burden on
municipal services. To account for this in fiscal analyses, the number of employees is typically
multiplied by a factor to produce “equivalent” residents for the purpose of projecting per capita
revenues and expenses in some categories. The factor by which an employee is considered to
be equivalent a resident, 33 percent, is the same factor that was used in the City of San Jose
sanctioned fiscal analysis contained in “Towards the Future: Jobs, Land Use and Fiscal Issues In
San Jose’s Key Employment Areas 2000-2020.”

An annual 30-year projection of the residential units absorbed, square feet of industrial space
absorbed, new assessed value added to the tax rolls, cumulative new assessed value on the tax
rolls, resident population, number of employees (and the equivalent residents they represent),
and acres developed are presented in Exhibit 18. These annual factors in combination with the
San Jose Budget parameters are the basis for determining most of the annual fiscal revenues
and expenses.

REVENUES

Fiscal revenues that would vary based on residential or industrial development in Evergreen fall
into a number of categories. Some are based on resident or equivalent resident population (i.e.,
per capita) while others may be based on physical or economic parameters. In identifying the
potential sources of fiscal revenues and estimating the amount of those revenues, a guiding
principle was to avoid overstating the dollar amount.

Property Tax

Property tax revenues in each year will be a function of the amount of assessed value on the tax
rolls and the share of total taxes received by the City. The cumulative assessed value under the
residential and industrial scenarios is presented in Exhibit 18. The allocation of the 1.00 percent
General Levy to different taxing entities is presented in Exhibit 19. The Evergreen plan area is
located in Tax Rate Area (TRA) 17028. Based on information provided by the Santa Clara
County Comptroller, San Jose receives approximately 13.44 percent of the total 1.00 percent
General levy (this is the post-ERAF amount).

At full build-out of the residential scenario in 2013, the cumulative assessed value of the real
estate would be approximately $1.6 billion. This would produce approximately $2.1 million in
annual secured property tax for San Jose. At full build-out of the industrial scenario in 2038, the
cumulative value of the real estate would be approximately $770 million. This would produce
approximately $1.0 million in annual secured property tax for San Jose.

In addition to the property tax on the new product (residential or industrial), property tax will
also be generated by the undeveloped land during the build-out term. At any point in time up
until full build-out by the industrial scenario (the longer of the two build-out terms), different
amounts of land will be in an undeveloped state for the two scenarios. The property tax from
the undeveloped land will be combined with the property tax from the new product during each
year of build-out for each scenario to produce the total property tax.
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Unsecured property tax is levied on certain personal property. The amount of unsecured
property tax levied in residential areas is very small and highly variable. Consequently, none
was included in the projection of revenues for the residential scenario. Unsecured property tax is
levied on personal property used in businesses. Based on consultations with firms engaged in
property tax auditing in California, it seemed appropriate to compute unsecured property tax
for the industrial scenario at 5 percent of the secured tax.

Real Property Transfer Tax

In California, a transfer tax is levied on the value of real estate transferred or sold. The county
in which a property is located receives a tax equal to 0.11 percent of the value of the interest
transferred. The city in which a property is located also receives a tax equal to 0.11 percent, or
an additional amount at the city’s option. San Jose has elected to levy a 0.33 percent tax on the
value of the interest transferred when real estate in the City is sold. In this analysis, the tax is
calculated based on the value in any year of new properties sold for the first time plus the value
of an average number of the existing properties that are resold. To be conservative and not
overstate the potential for transfer tax, it was assumed that residential properties sold on an
average of once every ten years. It was also assumed that industrial properties sold on average
once every fifteen years. These turnover rates are conservative compared to documented
property turnover rates. The derivations are presented in Exhibit 20.

Sales Tax

Cities where taxable retail sales take place (the point of sale) receive a share of the sales tax
paid equal to 1.00 percent of the transaction price. The development of Evergreen in residential
or industrial use will generate sales tax from new taxable sales occurring in the City as a
consequence of the development. The taxable sales will result under the residential
development scenario from spending by the new households that is captured in the City. Under
the industrial scenario, new taxable sales in the City will result from workday spending by the
employees located there as well as some taxable transactions (i.e., sales) on the part of
businesses occupying the industrial space. Exhibit 21 presents a derivation of the potential sales
tax generation for the two scenarios.

Based on the findings in the “San Jose Neighborhood Retail Model Summary Report” prepared
in 2004 for the San Jose Office of Economic Development, CBRE Consulting estimates that
approximately 20 percent of retail purchases by Evergreen residents will be lost to retailers in
other jurisdictions. Based upon data generated by Claritas, a national demographic data
source, regarding 2005 household incomes in a three-mile ring from the Campus Industrial
site, it is estimated that the average household income for the new residents under the
residential scenario would be approximately $127,000. The U.S. Bureau of Labor Statistics
(BLS) produces a breakdown of spending for households at different income levels. That data
source is the Consumer Expenditure Survey. Based on the breakdown of retail expenditures in
that survey as well as their taxable status, it is estimated that a household with a $127,000
annual income will spend approximately $38,100 on taxable purchases annually. If San Jose
captures 80 percent of the new residents’ retail purchases, the City will receive 1.00 percent in
sales tax based on an average of $30,480 in new taxable sales in the City from each
household.

The amount of taxable sales that may originate in an area dominated by industrial users is
extremely uncertain and highly variable. Most occupants are not engaged in activities that result
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in taxable sales. The report “Towards the Future: Jobs, Land Use and Fiscal Issues In San Jose’s
Key Employment Areas 2000-2020” estimated that on average approximately $3.00 per
square foot of taxable retail sales occur in low-rise office and industrial (R&D) land use areas.
For this analysis, it is assumed that, on average, taxable sales in the $5.00 per square foot will
be generated over the entire industrial build-out scenario. This would be equivalent to
approximately $23.3 million annually over the entire 31l-acre 4,660,000 square feet of
development.

The 10,383 employees will purchase goods and services in San Jose as a result of their
presence in the City during the workday. The International Council of Shopping Centers (ICSC)
has conducted analyses of spending by employees in the locations where they work. Based on
the ICSC findings and the opportunities that would be available to employees working in
Evergreen, it was assumed that an average employee would spend approximately $3,750
annually on goods and services. Some of those goods and services would be non-taxable.
Consequently, the total purchases were reduced by 25 percent to produce an average daily
taxable expenditure in San Jose per employee.

Franchise Tax

San Jose is projected to collect approximately $32.6 million in franchise tax in the current year.
A range of entities that provide utility and other services in the City pay this tax. The breakdown
of these payers and the anticipated amounts are presented in Exhibit 20. Although the
computation of this tax from its various sources is complex, additional franchise tax revenue can
be reasonably estimated on a per capita (resident plus equivalent resident) basis. The per capita
factor is presented in Exhibit 22. Annually, at full build-out, the residential and industrial
scenarios would produce $194,000 and $108,000 respectively.

Library Parcel Tax

San Jose has recently altered its Library funding to include a new parcel tax. The annual tax is
$25 per residential unit and a per acre tax for non-residential properties with an amount that
varies by land use. For industrial users, the tax is $31.25 for the first acre plus $18.75 for each
additional acre. CBRE Consulting estimates that properties in the industrial development
scenario would average approximately four acres each. Consequently, the average annual
library tax would be in the range of $25.18 per acre. The step-by-step derivation of this factor is
presented in Exhibit 20. At full build-out, the residential and industrial scenarios are projected to
generate annually $49,000 and $8,000, respectively.

Utility User Tax

San Jose levies a 5.00 percent tax on the dollar amount of electric, natural gas, water and
telephone consumption. The utility user pays the tax. Exhibit 20 presents a derivation of the
estimate of the residential and industrial utility user tax revenue generation potential.
CBRE Consulting estimates that an average residence will have a combined electric/gas/water
utility cost of approximately $200 per month. This is consistent with the estimated per residence
consumption utilized in “Towards the Future: Jobs, Land Use and Fiscal Issues In San Jose’s Key
Employment Areas 2000-2020.” It is also estimated that the average residential customer will
have a total monthly cost of $80 for all telephone services. The annual per square foot cost of
utility services under the industrial scenario is estimated at $3.75, which is also consistent with
“Towards the Future: Jobs, Land Use and Fiscal Issues in San Jose’s Key Employment Areas
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2000-2020.” At full build-out, the residential and industrial scenarios are projected to generate
annually $328,000 and $874,000, respectively.

Business License Tax

The residential development scenario will not generate a significant amount of business license
tax. Each business that occupies the industrial scenario will pay a business license tax based on
the number of employees. There is a minimum and a maximum business license tax per
business. Because there is no information on the sizes and number of the businesses that would
occupy the industrial scenario, multiplying the total number of anticipated employees by the
$18.00 annual rate per employee above the minimum tax is the most reasonable approach to
estimating the revenue potential. At full build-out the industrial scenario would generate
approximately $186,000 annually.

Fines, Forfeitures, and Penalties

The presence of residents and employees in a city invariably is accompanied by certain activities
that result in revenues for the city in the form of fines, forfeitures, and penalties. It is customary
for fiscal analyses to estimate these potential revenues on a per capita basis. The potential
impact for these two development scenarios was estimated on the basis of residents and
equivalent residents (one third of the employees) as the two different scenarios are built-out. The
per capita factor is presented in Exhibit 22. At full build-out, the residential and industrial
scenarios are projected to generate annually $68,000 and $37,000, respectively.

Gasoline Tax

The State of California subvenes a portion of total gasoline tax collected to cities and counties
on the basis of resident population. San Jose will receive no additional gasoline tax under the
industrial scenario. As indicated in Exhibit 20, the City currently receives approximately $17
million in gasoline tax from the State. As indicated in Exhibit 22, that is equivalent to
approximately $18.36 per City resident. On that basis, at full build-out, San Jose will receive
approximately an additional $115,000 in annual gasoline tax under the residential scenario.

Revenue from Money

San Jose receives earnings on its various fund balances. As indicated in Exhibit 20, it is
estimated in the current City Budget that the earnings rate is equivalent to approximately 2.80
percent on an average balance that is equal to approximately 23 percent of General Fund
appropriations. At full Build-out, the residential scenario is projected to generate annually
$26,000 in revenue from money.

EXPENSES

San Jose divides its municipal services into four major service categories. Those service
categories are 1) General Government, 2) Public Safety, 3) Capital Maintenance, and 4)
Community Services. Each category contains several subcategories. Information was not
available on the specific marginal cost of providing the various municipal services that comprise
those subcategories for the residential or industrial scenarios, despite repeated efforts to obtain
the information from relevant City of San Jose staff. In the absence of that information, it was
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determined that the annual cost of those services would be estimated on the basis of current per
capita costs. For services whose cost would be associated with residents only, the per capita
costs would be based on the current resident population. For the other services whose cost
would be associated with both residents and employees working in the City, the per capita costs
would be based on residents and equivalent residents.

Some of the costs associated with providing municipal services are fixed and do not vary based
on minor or even moderate changes in the population served. In calculating the per capita
expense factors, no deduction in the total cost was made to account for that phenomenon.
Consequently, the per capita cost factors computed in this analysis will be biased on the high
side and not likely to understate the actual costs.

General Government

The General Government category of services includes 1) Mayor and City Council, 2) City
Manager, 3) City Attorney, 4) City Clerk, 5) Finance, 6) Employee Services, 7) City Auditor, 8)
Information Technology, and 9) Economic Development. Exhibit 23 presents the current total
cost of each of those services. The cost of the Mayor and City Council as well as the cost of the
City Auditor would be unlikely to vary materially with the level of change in population or
employees in the City resulting from either the residential or industrial development scenarios.
Consequently, those two service cost subcategories were conservatively estimated on the basis
of resident population only. The other seven service cost subcategories were considered to have
the potential to vary based on changes in both resident population and employees.
Consequently, those service cost subcategories were estimated on the basis of residents plus
equivalent residents. Exhibit 22 presents the derivation of those service cost factors. At full build-
out, the annual cost of General Government services to the residential and industrial scenarios
are projected to be $408,000 and $186,000, respectively.

Public Safety

As indicated in Exhibit 23, this category includes Police and Fire protection with current costs of
$236.8 million and $125.6 million, respectively. In combination, they are by far the largest
components of the General Fund expenses. The cost of both of those subcategories will vary
based on changes in the resident population and number of employees in the City. Exhibit 22
presents the computed

per capita cost factors for those two service subcategories. At full build-out, the annual cost of
Public Safety to the residential and industrial scenarios is projected to be $2.2 million and $1.2
million, respectively.

The San Jose Fire Department indicated that the existing Fire Station No. 29, which would provide
the primary response to any emergency in the case of residential or industrial development, currently
has available capacity that is sufficient to serve either scenario without any increase in operating
cost. Consequently, the per capita costs used in this analysis are actually reallocations of costs that
the City is already bearing. With either development scenario, San Jose will not be required to
increase its current total spending or existing commitments for fire protection services.

Capital Maintenance

These service subcategories relate primarily to annual maintenance of the City’s physical plant
and infrastructure. This includes roadways, buildings, and other assets requiring annual
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maintenance and repairs to preserve functionality. As shown in Exhibit 23, their current annual
combined total is in the range of $57 million. Exhibit 22 presents the per capita cost factors
based on resident population and employees. At full build-out, the cost of these services for the
residential and industrial scenarios is estimated to be in the range of $339,000 and $188,000,
respectively.

Community Services

The four service subcategories and their current costs are presented in Exhibit 23. The vast
majority of Environmental Services relates to waste disposal and other services for which there is
a charge for the service that covers the costs. The relatively small amount in Exhibit 23 is the
portion covered by the General Fund and not fees from those receiving the services. Those
Environmental Services as well as Planning, Building, and Code services would vary with
changes in both the resident population and employees in the City. Consequently, the cost
factors presented in Exhibit 22 are based on both residents and equivalent residents.

The cost of Library services as well as Parks and Recreation services will vary based on changes
in resident population. Changes in the number of employees in the City are unlikely to have a
material impact on the cost to fund those two service subcategories. Consequently, the per
capita cost factors presented in Exhibit 22 for those two subcategories are in terms of residents
only.

At full build-out, the annual cost of this Service Category for the residential and industrial
scenarios is $567,000 and $34,000, respectively.
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VIl. CONCLUSIONS

SUMMARY OF MARKET FINDINGS

There is no question that the current market for housing in South San Jose and throughout
Silicon Valley is strong, driven in part by low interest rates. Although interest rates are expected
to increase, the residential market is projected to remain healthy. Supply constraints, continued
household growth, and improved employment statistics will support ongoing demand for
homes. Although price growth may slow, it is anticipated to remain positive.

While the Silicon Valley industrial market is also expected to experience healthy growth over the
next several years, South San Jose, and the Evergreen area in particular, is not anticipated to be
a focal point for this expansion. More central submarkets with established technology clusters,
proximity to key transportation routes, and high profile tenants, will be the first to benefit from
the market recovery; secondary submarkets such as South San Jose will lag. The Evergreen
area, however, is unlikely to capture a significant amount of industrial demand even in the long
term, as its distance from the freeway and location amidst a predominantly residential
neighborhood do not lend themselves to industrial or R&D operations. Additionally, an
adequate supply of buildings and land exist in more desirable parts of the Silicon Valley market.

CBRE Consulting’s belief that market conditions warrant the conversion of the subject property
to residential use is further supported by a recent San Jose land use study prepared by Strategic
Economics.® This study examined San Jose employment in the context of land supply and
demand to better understand how the city’s employment areas could best serve the economy
through 2020, in addition to assessing the fiscal implications of potential land use conversions
in active employment areas. These employment areas did not include the Evergreen or the
North Coyote Valley lands; they were not deemed active, due to their large supply of vacant
land. A key conclusion of this report is that “There should be more than enough vacant and
underutilized land in the employment areas to accommodate the anticipated growth of Driving
Industries and Business Support Industries through 2020.” In other words, the City of San Jose
has a more-than-adequate supply of land for employment-generating uses, without taking the
Evergreen Industrial Campus Site into consideration.

SUMMARY OF FISCAL IMPACT ANALYSIS
Key Factors

Several key factors affecting the nature of the results of the fiscal analysis are 1) the very much
faster build-out of the residential scenario compared to the industrial scenario, 2) the
significantly higher assessed value for the residential scenario compared with the industrial
scenario, and 3) the lower municipal service costs for the industrial scenario.

3 Towards the Future: Jobs, Land Use, and Fiscal Issues in San Jose’s Key Employment Areas 2000-2020,
Strategic Economics, Hamilton, Rabinovitz & Alshuler, Urban Explorer, and Whitney & Whitney (February 2004).
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Cumulative Fiscal Impact over Intervals

Exhibit 24 presents the cumulative net fiscal impact for the residential and industrial scenarios
as well as the difference between the two over three time intervals. Those three time intervals
are years 1 through 10, years 1 through 20, and years 1 through 30.

In every year of the 30-year analysis, both the residential and industrial scenarios produce a
positive net fiscal impact. The net fiscal revenues for both scenarios level off in dollar terms
upon full build-out. In 2006 dollars, the residential scenario’s annual stabilized net fiscal
revenue of $657,000 is reached in 2014. For the industrial scenario, the stabilized annual net
fiscal revenue of $1.4 million is reached in 2037.

The residential scenario generates a considerably greater amount of net fiscal revenues earlier
in the analysis period than the industrial scenario. Consequently, on a present value basis (i.e.,
accounting for the time value of money), for the full 30-year analysis period, the residential
scenario produces greater net fiscal revenue. The present value of the net fiscal revenue from
the residential scenario exceeds the revenue from the industrial scenario by $6.4 million (or
264 percent higher) through the first ten years, by $5.4 million (or 73.9 percent higher) through
the first 20 years, and by $2.6 million (or 20 percent higher) through 30 years.

On a cumulative undiscounted dollar basis (i.e., not accounting for the time value of money
and whether fiscal revenues are received early or late in the analysis period), the net fiscal
revenue from the residential scenario exceeds the revenue from the industrial scenario by $7.3
million (or 235 percent higher) through the first ten years and by $5.4 million (or 46.7 percent
higher) through the first 20 years. Through 30 years, the $24.9 million in cumulative net
revenues from the industrial scenario exceed the net revenues from the residential scenario by
$1.4 million (or 6.0 percent higher).

Fiscal Impacts Per Acre

Exhibit 25 presents a tabulation of the fiscal revenues and expenses for the two scenarios at
build out on a per acre basis. The residential scenario produces a $2,059 net fiscal impact per
acre. The industrial scenario produces a $4,436 net fiscal impact per acre. Consequently, on a
per acre basis, the industrial scenario produces approximately a $2,377 greater net fiscal
impact than the residential scenario.

Annual Fiscal Impacts

As shown in Exhibit 26, on an annual basis, the residential scenario initially has a very much
higher net fiscal impact than the industrial scenario. By 2019, the build-out of the industrial
scenario is producing an annual net fiscal impact in excess of the residential scenario. On a
cumulative basis, the net fiscal impact of the industrial scenario exceeds that of the residential
scenario in 2036, the 29" year of the analysis. After that point, the cumulative net fiscal impact
of the industrial scenario exceeds that of the residential scenario.

Exhibit 27 presents the computation of the annual property tax generated by undeveloped land
for each scenario. The complete annual fiscal projections for the residential and industrial
scenarios for the entire 30-year term of the analysis are presented in Exhibits 28 and 29,
respectively. The residential scenario reaches its stabilized annual net fiscal revenue of
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$657,000 in 2014. The industrial scenario reaches its stabilized annual net fiscal revenue of
$1.4 million 23 years later in 2037.

Present Value

Exhibit 30 presents the computation of the present value of the net fiscal revenues for both
scenarios. The present value is calculated over the first ten years, the first 20 years, and the full
30-year term of the analysis.

The dollar amounts being discounted are un-inflated figures and in 2006 dollars.
Consequently, the discount rate used needs to exclude the inflation component that is normally
included when being applied to dollar flows that rise with inflation.

The most appropriate figure to use for a discount rate is the cost of funds for the entity
evaluating the stream of revenues. Because this analysis is being conducted from the standpoint
of a municipality, it is appropriate to use a municipal long-term cost of funds rate reduced by
the long-term inflation component. A reasonable estimate for the long-term cost of funds for a
city in California is 6.5 percent. Long term inflation for the past several decades is in the range
of 3.0 percent. Subtracting the long-term inflation rate from the cost of funds produces an
adjusted discount rate of 3.5 percent. That factor was applied to the annual un-inflated (2006
constant dollar) net revenue figures to produce a figure that recognizes the time value of money
and the timing of the revenue flows.

The contents of this report are subject to the appended Assumptions and General Limiting
Conditions.
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ASSUMPTIONS AND GENERAL LIMITING CONDITIONS

CB Richard Ellis Consulting/Sedway Group has made extensive efforts to confirm the accuracy
and timeliness of the information contained in this study. Such information was compiled from a
variety of sources, including interviews with government officials, review of City and County
documents, and other third parties deemed to be reliable. Although CB Richard Ellis
Consulting/Sedway Group believes all information in this study is correct, it does not warrant
the accuracy of such information and assumes no responsibility for inaccuracies in the
information by third parties. We have no responsibility to update this report for events and
circumstances occurring after the date of this report. Further, no guarantee is made as to the
possible effect on development of present or future federal, state or local legislation, including
any regarding environmental or ecological matters.

The accompanying projections and analyses are based on estimates and assumptions
developed in connection with the study. In turn, these assumptions, and their relation to the
projections, were developed using currently available economic data and other relevant
information. It is the nature of forecasting, however, that some assumptions may not
materialize, and unanticipated events and circumstances may occur. Therefore, actual results
achieved during the projection period will likely vary from the projections, and some of the
variations may be material to the conclusions of the analysis.

Contractual obligations do not include access to or ownership transfer of any electronic data
processing files, programs or models completed directly for or as by-products of this research
effort, unless explicitly so agreed as part of the contract.

This report may not be used for any purpose other than that for which it is prepared. Neither all
nor any part of the contents of this study shall be disseminated to the public through publication
advertising media, public relations, news media, sales media, or any other public means of
communication without prior written consent and approval of CB Richard Ellis
Consulting/Sedway Group.
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Exhibit 3

Historical and Projected Demographic Overview

San Jose PMSA and City of San Jose (1)
2000 - 2020

Aggregate Average Annual
Change Growth Rate

Demographic Characteristic 1990 (2) 2000 2005 2010 2020 2005 - 2020 2005 - 2020
Population

San Jose PMSA N/A 1,682,585 1,750,100 1,855,500 2,073,300 323,200 1.1%

City of San Jose 1,603,678 941,998 985,000 1,049,800 1,196,900 211,900 1.3%
Households

San Jose PMSA N/A 565,863 595,550 628,670 692,440 96,890 1.0%

City of San Jose 642,504 291,370 309,020 328,370 370,620 61,600 1.2%
Mean Household Income

San Jose PMSA N/A $105,300 $94,500 $101,800 $116,200 $21,700 1.4%

City of San Jose N/A $93,400 $90,400 $96,000 $106,700 $16,300 1.1%

Sources: Association of Bay Area Governments, "Projections 2005"; and CBRE Consulting.

(1) The San Jose PMSA includes Santa Clara County. The City of San Jose includes the City's Sphere of Influence
(2) San Jose PMSA data not available. Income data for the City of San Jose not available

(continued)



Exhibit 3 (continued)

Demographic Snapshot

City of San Jose (1)

2005

City of San Jose (1)

Demographic Characteristic Number Percent (2)

Household Size
One-Person Household 57,565 18.6%
Two-Person Household 84,009 27.2%
Three-Person Household 53,440 17.3%
Four-Person Household 50,384 16.3%
Five or More Person Household 63,622 20.6%
Total 309,020 100.0%
Average Household Size 3.15

Household Income
Households with Income <$25,000 38,612 12.5%
Households with Income $25,000 - $49,999 51,914 16.8%
Households with Income $50,000 - $74,000 55,245 17.9%
Households with Income $75,000 - $149,999 110,792 35.9%
Households with Income $150,000 - $249,999 39,906 12.9%
Households with Income $250,000+ 12,550 4.1%
Total 309,020 100.0%

Population by Age
Age 0 - 20 295,258 30.0%
Age 21 - 34 195,576 19.9%
Age 35 -54 311,040 31.6%
Age 55 - 64 92,372 9.4%
Age 65 and Older 90,754 9.2%
Total 985,000 100.0%
Average Age 35.17

Population by Single Race
White 434,151 44.1%
Black 30,747 3.1%
Asian 293,931 29.8%
Pacific Islander 4,546 0.5%
American Indian and Alaska Native 7,374 0.7%
Other Race 162,252 16.5%
Two or More Races 51,997 5.3%
Total 985,000 100.0%

Hispanic Population
Total and Ratio of Total Population 306,568 31.1%

Sources: Association of Bay Area Governments, "Projections 2005"; Claritas; and CBRE Consulting.

(1) Includes the City of San Jose's Sphere of Influence.

(2) Population composition percentages were derived from Claritas and applied to ABAG figures.



Exhibit 4
Employment by Sector
San Jose PMSA and City of San Jose (1)

2000 - 2020

Location Aggregate Change Average Annual Growth Rate
Sector 2000 2005 2010 2015 2020 2005 - 2010 2010 - 2020 2005 - 2010 2010 - 2020

San Jose PMSA
Construction 55,460 47,310 52,520 58,100 64,080 5,210 11,560 2.1% 2.0%
Manufacturing and Wholesale 317,520 249,120 272,310 296,260 321,270 23,190 48,960 1.8% 1.7%
Retail 100,570 87,160 95,620 103,420 111,700 8,460 16,080 1.9% 1.6%
Transportation & Utilities 29,000 27,330 30,110 31,860 33,590 2,780 3,480 2.0% 1.1%
Information 50,180 45,550 50,070 55,180 61,140 4,520 11,070 1.9% 2.0%
Financial & Leasing 45,230 42,540 46,960 49,720 52,770 4,420 5,810 2.0% 1.2%
Professional & Managerial Services 166,020 134,410 149,300 163,470 175,980 14,890 26,680 2.1% 1.7%
Health & Educational Services 154,120 151,040 165,700 178,030 190,380 14,660 24,680 1.9% 1.4%
Arts, Recreation & Other Services 93,410 90,800 99,400 108,800 117,010 8,600 17,610 1.8% 1.6%
Government 28,060 24,080 25,930 27,710 29,510 1,850 3,580 1.5% 1.3%
Total Non-Farm Employment 1,039,570 899,340 987,920 1,072,550 1,157,430 88,580 169,510 1.9% 1.6%

City of San Jose
Manufacturing, Wholesale, & Transportation 132,060 106,080 117,730 129,530 142,370 11,650 24,640 2.1% 1.9%
Retail 44,450 38,280 42,390 46,610 51,710 4,110 9,320 2.1% 2.0%
Financial & Professional 26,230 21,710 24,030 25,750 27,090 2,320 3,060 2.1% 1.2%
Health, Educational & Recreational Service 108,730 105,260 118,250 131,050 145,110 12,990 26,860 2.4% 2.1%
Other Jobs 62,550 54,770 60,750 67,580 76,370 5,980 15,620 2.1% 2.3%
Total Non-Farm Employment 374,020 326,100 363,150 400,520 442,650 37,050 79,500 2.2% 2.0%

Sources: Assocation of Bay Area Governments, "Projections 2005"; and CBRE Consulting.

(1) The San Jose PMSA is defined as Santa Clara County. The City of San Jose includes the City's Sphere of Influence.



Exhibit 10

Summary of Condominium Resales
South San Jose Market Area

1988 - 2005 (1)

Zip Code 95135 (2) All Zip Codes (3) City of San Jose Santa Clara County
Total Median Total Median Total Median Total Median
Sales Sales Price Sales Sales Price Sales Sales Price Sales Sales Price
1988 113 $124,250 849  $104,000 2,544  $113,000 5,364  $134,000
1989 102 $143,500 1,192  $125,500 3,589  $135,000 6,253  $152,500
1990 69  $150,000 790  $139,500 2,368  $148,500 4,026  $165,000
1991 78 $165,000 743 $140,000 2,190 $152,000 3,960 $170,000
1992 58 $180,000 619 $140,500 1,907 $152,000 3,720 $170,000
1993 90 $167,500 620 $140,500 1,769 $146,000 3,346 $165,000
1994 139 $176,000 620 $137,000 1,725 $145,000 3,411 $165,000
1995 124 $197,750 575 $138,000 1,691 $140,000 3,204 $162,500
1996 152 $198,250 773 $137,000 2,410 $150,000 4,503 $168,750
1997 125 $250,000 1,051 $153,000 3,238 $163,500 5,592 $180,000
1998 148 $278,000 1,264 $170,000 3,713 $183,500 6,234 $205,000
1999 157 $292,500 1,473 $195,000 3,936 $209,000 6,685 $232,000
2000 194 $375,000 1,335 $268,000 3,680 $277,500 5,960 $310,000
2001 108 $242,500 956 $290,228 2,560 $298,000 4,214 $325,000
2002 200 $354,500 1,408 $299,500 3,729 $315,000 6,278 $335,000
2003 214 $380,000 1,469 $310,000 3,911 $320,000 6,706 $344,250
2004 313 $420,000 1,919 $345,000 5,055 $350,000 8,185 $380,000
2005 YTD 180 $541,000 1,418 $410,000 3,616 $418,500 5,973 $455,000
1988-2004 Annual 140 7.9% 1,039 7.8% 2,942 7.3% 5,155 6.7%

Average/CAGR (4)

Sources: DataQuick; and CBRE Consulting.

(1) Through September 2005.

(2) Subject property is located in zip code 95135 (see map in Exhibit 12).
(3) All zip codes represents the aggregate number of sales and median prices for South San Jose zip codes that include and are
adjacent to the subject property, including 95035, 95037, 95111, 95121, 95122, 95127, 95135, 95138, 95140, and 95148 (see

map in Exhibit 12).

(4) Data for number of sales is the annual average, while the sales price represents a Compound Annual Growth Rate.



Exhibit 11

Summary of New Home Sales
South San Jose Market Area

1988 - 2005 (1)

Zip Code 95135 (2) All Zip Codes (3) City of San Jose Santa Clara County
Total Median Total Median Total Median Total Median
Sales Sales Price Sales Sales Price Sales Sales Price Sales Sales Price
1988 74 $301,000 1,005  $203,000 1,833  $157,500 4,238 $180,000
1989 104 $354,500 680 $236,000 1,472 $190,000 3,130 $204,000
1990 125 $404,000 594 $298,000 893 $274,500 1,541 $288,000
1991 79 $395,000 809 $279,250 899 $252,000 1,600 $271,000
1992 74 $284,750 750 $240,000 1,026 $240,000 1,602 $254,000
1993 57 $278,500 426 $304,500 791 $242,000 1,237 $257,000
1994 79 $350,000 662 $303,500 1,240 $250,000 2,150 $258,000
1995 96 $372,500 657 $354,500 1,002 $295,250 1,858 $277,500
1996 248 $386,000 997 $373,500 1,805 $308,000 2,833 $309,000
1997 328 $411,000 1,319 $373,500 2,041 $341,000 3,498 $330,318
1998 434 $459,750 1,592 $412,000 2,360 $407,500 3,351 $390,000
1999 355 $530,000 1,647 $479,000 2,444 $454,500 3,440 $440,000
2000 194 $564,000 1,027 $583,750 1,347 $529,000 2,456 $520,000
2001 161 $700,000 665 $564,000 800 $596,000 1,573 $578,250
2002 168 $839,500 554 $597,750 683 $590,000 1,493 $555,000
2003 151 $863,000 570 $731,750 834 $573,500 1,968 $585,500
2004 25 $1,001,000 575 $821,000 827 $645,000 2,734 $628,250
2005 YTD 78 $632,750 386 $904,000 565 $681,500 2,013 $664,500
1988-2004 Annual 162 7.8% 855 9.1% 1,312 9.2% 2,394 8.1%

Average/CAGR (4)

Sources: DataQuick; and CBRE Consulting.

(1) Through September 2005.

(2) Subject property is located in zip code 95135 (see map in Exhibit 12).
(3) All zip codes represents the aggregate number of sales and median prices for South San Jose zip codes that include and are

adjacent to the subject property, including 95035, 95037, 95111, 95121, 95122, 95127, 95135, 95138, 95140, and 95148 (see

map in Exhibit 12).

(4) Data for number of sales is the annual average, while the sales price represents a Compound Annual Growth Rate.
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Exhibit 13

Single-Family Residential Summary

South San Jose

Currently Selling Projects - November 2005

Project Planned Minimum Base Price Units Sold Start of Marketing
Builder Units  Plan Name House Type Sq. Ft. Total Per Sq. Ft. Number Percent Absorption (1)
The Classsics at Evergreen Hills: 95 Plan 1: The Enclave 2 bd/2.5 ba 1,400 $685,900 $489.93 Sep-05
Montage Collection Plan 2: The Medley 3 bd/2.5 ba 1,492 $718,900 $481.84 82.0
Shapell Homes Plan 3: The Colony 3 bd/2.5 ba 1,563 $748,900 $479.14
Average/Total (2) $717,900 $483.64 82
The Classics at Evergreen Hills Plan 1: The Archwood 2 bd + den/2.0 ba 1,749 $959,900 $548.83 N/A
Cottage Collection Plan 2: The Hearthstone 3 bd/3.0 ba 2,147 $1,099,900 $512.30 N/A
Shapell Homes Plan 3: The Ivyglen 3 bd/2.5 ba 2,730 $1,229,900 $450.51
Plan 4: The Parklane 3 bd + office/3.0ba 2,844 $1,260,900 $443.35
Plan 5: The Greenbury 4 bd/3.0 ba 3,331 $1,379,900 $414.26
Average/Total (2) $1,186,100 $473.85
Carrera Court 15 Plan 1: The Alpine 5 bd/4.0 ba 4,063 $1,859,050 $457.56 Aug-05
Citation Homes Plan 2: The Bavarian 5 bd/4.5 ba 4,308 $2,029,000 $470.98 1.2
Plan 3: The Dresden 6 bd/4.5 ba 4,620 $1,998,600 $432.60
Plan 4: The Saxony 6 bd/4.5 ba 4,830 $2,052,700 $424.99
Average/Total (2) $1,984,838 $446.53 3

Source: CBRE Consulting.

(1) Date sales office opened.
(2) Absorption is based on an average monthly sales rate.



Exhibit 14

Home Re-Sales

Select San Jose Subdivisions (1)
2005

Size Range Square Lot Size Sale Price

Address Sale Price Footage  (Sqg. Ft.) Beds Baths Per Sq. Ft. Year Built Sale Date Development

2,500 Sq. Ft. +

3647 Santa Croce Court $1,475,000 3,656 11,848 4 3 $403 2003 3/2/2005 Note: Mezzamonte by Pinn Brothers
3660 Santa Croce Court $1,475,000 3,476 11,220 5 3 $424 2003 5/12/2005 Note: Mezzamonte by Pinn Brothers
3201 Vernazza Avenue $1,107,400 3,274 6,192 5 3 $338 2000 6/28/2005 Note: Shapell

1668 Indigo Oak Lane $1,220,000 3,197 6,098 5 4 $382 2001 8/9/2005 Note: Ponderosa

3925 Soutirage Lane $1,235,000 3,149 5,000 4 3 $392 2002 8/1/2005 Note: Carriage Collection by Shapell
1713 Whispering Willow Place $1,150,000 3,132 3,920 5 3 $367 2002  3/14/2005 Note: Veranda by Greenbriar

3652 San Minete Court $1,500,000 3,100 12,000 4 3 $484 2002 9/4/2005 Note: Mezzamonte by Pinn Brothers
3919 Emerald Isle Lane $1,170,000 3,100 5,520 3 3 $377 2002 2/10/2005 Note: Heritage by Shapell

3635 Lago de Bracciano $1,152,000 3,004 5,000 5 4.5 $383 2005 6/2/2005 Note: Cottage Collection at Evergreen Hills
1748 Indigo Oak Lane $1,150,000 2,992 5,380 4 25 $384 2002 6/17/2005 Note: Ponderosa

1753 Crane Ridge Court $1,325,000 2,956 6,500 5 4 $448 2004  7/28/2005 Note: Ponderosa

5980 Desert Willow Drive $935,000 2,952 4,356 5 4 $317 2000 2/11/2005 Note: Palmia by Brookfield

5902 Pala Mesa Drive $948,888 2,937 4,674 4 4 $323 2000 7/29/2005 Note: Palmia by Brookfield

5858 Pala Mesa Drive $945,000 2,937 5,000 4 4 $322 2000 5/3/2005 Note: Palmia by Brookfield

1007 Curtner $1,065,000 2,930 4,488 5 3 $363 2002 4/5/5005 Note: Villas of Willow Glen

3943 Soutirage Lane $1,210,000 2,926 4,920 5 3 $414 2003 8/19/2005 Note: Carriage Collection by Shapell
1593 Laurelwood Crossing Place $1,320,000 2,918 8,000 5 3.5 $452 2005 2/4/2005 Note: The Ranch by William Lyon
3924 Soutirage Lane $1,220,000 2,893 7,950 4 3.5 $422 2001 5/14/2005 Note: Carriage Collection by Shapell
3991 Soutirage Lane $1,198,500 2,843 5,227 4 3 $422 2002  4/13/2005 Note: Carriage Collection by Shapell
3357 Michelangelo Drive $1,125,000 2,838 4,356 5 3.5 $396 2001 6/13/2005 Note: Heritage by Shapell

1433 Trestlewood Drive $1,071,850 2,810 5,000 4 3 $381 2004 9/2/2005 Note: The Ranch by William Lyon
3238 Cortona Drive $1,050,000 2,800 6,550 4 3 $375 2000 1/26/2005 Note: Chandler Woods by Standard Pacific
3407 Eldiva Court $1,180,000 2,763 5,529 4 3 $427 2003 8/12/2005 Note: Vintage Collection by Shapell
2745 Hill Vista Court $1,100,000 2,756 6,000 5 3.5 $399 2001 6/6/2005 Note:

5894 Pala Mesa Drive $952,000 2,734 5,227 4 25 $348 2000 8/22/2005 Note: Palmia by Brookfield

3326 Ariel Joshua Court $1,160,000 2,700 4,356 4 3.5 $430 2001 8/30/2005 Note: Shapell

1828 McNiff Place $1,175,000 2,606 5,675 5 3 $451 2005 3/8/2005 Note: Villas of Willow Glen

743 Canoas Creek Circle $925,000 2,570 8,144 5 3.5 $360 2001 2/24/2005 Note: Willow Ridge by Standard Pacific
780 Homeward Place $968,500 2,563 3,000 5 3.5 $378 2001 8/1/2005 Note:

708 Jenny Court $939,000 2,530 5,000 5 25 $371 2000 7/21/2005 Note: Creekside by Pinn Brothers
5570 Cooney Place $880,000 2,528 3,500 4 3 $348 2000 6/22/2005 Note: The Willows by KB Home

320 Ascente Commons $892,000 2,517 2,500 3 25 $354 2005 5/25/2005 Note: Ventana by Pulte

2350 Plateau Drive $1,000,000 2,515 2,400 3 25 $398 2005 7/2/2005 Note: Ventana by Pulte

304 Ascente Commons $871,000 2,515 2,500 3 25 $346 2005 3/5/2005 Note: Ventana by Pulte

Average $1,120,328 2,886 5,677 4 3.2 $388 2002

(continued)



Size Range Square Lot Size Sale Price

Address Sale Price Footage  (Sqg. Ft.) Beds Baths Per Sq. Ft. Year Built Sale Date Development

1,800 - 2,499 Sq. Ft.

733 Cimity Court $928,000 2,473 8,448 4 3.5 $375 2000 5/14/2005 Note: Creekside by Pinn Brothers
1272 Trestlewood Drive $1,092,000 2,459 4,791 4 25 $444 2004  8/29/2005 Note: The Ranch by William Lyon
4444 Lanes End Place $900,000 2,448 4,356 4 25 $368 2001 2/23/2005 Note: by Robson Homes

828 Pitkin $856,000 2,429 3,484 4 25 $352 2000 1/12/2005 Note: The Willows by KB Home
1190 Curtiss Avenue $1,248,888 2,422 5,480 4 3.5 $516 2004  3/24/2005 Note: Custom

707 Jenny Court $900,000 2,418 4,800 4 25 $372 2000 6/24/2005 Note: Creekside by Pinn Brothers
1619 Indigo Oak Lane $935,000 2,417 4,786 4 3 $387 2003 3/8/2005 Note: Ponderosa

1003 Curtner $910,000 2,400 5,000 4 25 $379 2003 1/21/2005 Note: Villas of Willow Glen

1262 Fleming $940,000 2,380 9,330 4 3 $395 2004  3/18/2005 Note:

2762 Sunbonnet Court $865,000 2,377 3,010 5 3 $364 2000 3/24/2005 Note: The Willows by KB Home
907 McBride $850,000 2,377 3,050 5 3 $358 2001  3/23/2005 Note: The Willows by KB Home
2776 Bungalow Drive $850,000 2,377 3,000 5 3 $358 2001 9/25/2005 Note:

931 McBride $835,000 2,377 3,000 5 3 $351 2001 2/4/2005 Note: The Willows by KB Home
3570 Chamberlain Drive $915,000 2,356 5,227 4 25 $388 2002 4/5/2005 Note:

1187 Delmas Avenue $1,170,000 2,350 9,250 4 25 $498 2005 10/14/2005 Note: Custom

4121 Mystic Drive $1,150,000 2,305 5,227 4 25 $499 2001 7/5/2005 Note: Sancerre by Summerhill
829 Pitkin $940,000 2,292 3,000 4 25 $410 2000 7/7/2005 Note: The Willows by KB Home
2757 Blaine Court $845,000 2,292 3,500 4 25 $369 2000 3/16/2005 Note: The Willows by KB Home
2960 Stallion Way $800,000 2,291 3,049 4 25 $349 2001 9/15/2005 Note:

323 Ascente Commons $845,000 2,260 2,500 3 25 $374 2005 8/13/2005 Note: Ventana by Pulte

460 Gavin Court $860,000 2,259 4,289 4 25 $381 2004  8/30/2005 Note: by Summerhill

4765 Canela Way $850,000 2,259 4,000 4 25 $376 2004 9/6/2005 Note: by Summerhill

4102 Voltaire Street $888,000 2,250 2,000 4 25 $395 2003  7/23/2005 Note: Bella Monte by Summerhill
815 Coastland Court $975,000 2,242 5,000 4 3 $435 2004 3/8/2005 Note: Coastland Villas

814 Canoas Creek Circle $950,000 2,227 5,227 4 25 $427 2001 7/26/2005 Note: Willow Ridge by Standard Pacific
3061 Canoas Creek Court $943,500 2,227 3,484 4 25 $424 2001 7/8/2005 Note: Willow Ridge by Standard Pacific
5566 Cooney Place $855,000 2,205 3,485 4 3 $388 2000 4/19/2005 Note: The Willows by KB Home
2954 Stallion Way $808,000 2,201 3,049 4 25 $367 2001 4/11/2005 Note:

953 Desmet Lane $830,000 2,200 2,800 4 25 $377 2001 5/14/2005 Note: The Willows by KB Home
1639 Camarena Place $813,000 2,198 3,485 4 25 $370 2002 8/18/2005 Note:

4166 Astin Canyon Court $891,888 2,197 5,662 3 25 $406 2003  7/25/2005 Note: Ponderosa

743 Portofino Place $850,000 2,150 3,100 3 25 $395 2005 5/24/2005 Note: Portofino by Pinn Brothers
426 Coe Avenue $879,000 2,148 5,227 3 25 $409 2004 6/6/2005 Note:

1524 Wheatley Place $855,000 2,071 5,227 3 25 $413 2002  4/15/2005 Note: Ponderosa

3412 Chemin de Riviere $868,000 2,062 3,650 4 25 $421 2001 5/9/2005 Note: Woodbridge by Standard Pacific
3762 Rigor Drive $868,000 1,900 3,000 4 25 $457 2000 9/2/2005 Note:

2959 Stallion Way $780,000 1,875 5,227 3 25 $416 2001 10/27/2005 Note:

3442 Chemin de Riviere $860,000 1,864 2,800 3 25 $461 2000 9/10/2005 Note: Woodbridge by Standard Pacific
3813 Evangelho Circle $818,000 1,820 2,000 3 25 $449 2004  4/23/2005 Note: Bella Monte by Summerhill
3756 Evangelho Circle $810,000 1,820 2,000 3 25 $445 2004 10/13/2005 Note: Bella Monte by Summerhill
4106 Voltaire Street $802,000 1,820 2,000 3 25 $441 2003  9/14/2005 Note: Bella Monte by Summerhill
Average $898,275 2,232 4,171 4 2.6 $404 2002

(continued)



Size Range Square Lot Size Sale Price

Address Sale Price Footage  (Sqg. Ft.) Beds Baths Per Sq. Ft. Year Built Sale Date Development

1,500 - 1,800 Sq. Ft.

34 Scharff Avenue $635,000 1,739 3,300 3 25 $365 2000 6/22/2005 Note: Center Pointe by Ryland
229 Meadow Pine Place $789,000 1,735 1,600 3 25 $455 2005 8/16/2005 Note: Ventana by Pulte

221 Meadow Pine Place $783,425 1,704 2,210 3 25 $460 2005 5/8/2005 Note: Ventana by Pulte

292 Azevedo Circle $729,950 1,594 1,500 3 25 $458 2005 6/9/2005 Note: Beacon Hill

2263 Cedarside Court $610,000 1,555 3,049 3 25 $392 2001 2/5/2005 Note:

1561 Firestone Lane $660,000 1,338 2,000 3 25 $493 2000 6/15/2005 Note:

Average $714,475 1,585 2,072 3 25 $452 2003

Sources: REInfolink MLS; and CBRE Consulting.

Note:

(1) Sales represent a sample of homes in eastern and southern San Jose that were built starting in 2000



Exhibit 15
Evergreen Industrial Campus Site - Proposed Land Use Program

Evergreen
Berg/IDS Valley Pleasant Hills
Legacy Part College Arcadia Golf Course Total
A B C D
Area
Acres 318.90 27.00 81.00 114.00 540.90
Percent of Total 59.0% 5.0% 15.0% 21.1%
Residential Units
Owner-Occupied 1,950 0 1,875 0 3,825
Rental 0 500 0 0 500
Total 1,950 500 1,875 0 4,325
Percent of Total 45.1% 11.6% 43.4% 0.0%
Retail/Commercial
Square Feet 0 100,000 300,000 0 400,000
Percent of Total 0.0% 25.0% 75.0% 0.0%
Office
Square Feet 0 75,000 0 0 75,000
Percent of Total 0.0% 100.0% 0.0% 0.0%
Existing
Industrial
Designation
A
Industrial Campus
Square Feet 4,660,000
Employees 10,383
Emp Per 1,000 SF 2.23
Sq Ft Per Emp 449
Floor Area Ratio (FAR) 0.34

Sources: HMH Engineering; Berg/IDS/Legacy; EIR; and CBRE Consulting

Copy of Evergreen Fiscal 06 A.xls 8/17/2006 10:18 AM



Exhibit 16

Development Specifications and Values
Evergreen Industrial Campus Site

2006 Dollars
Value 2006%$ (3)
Units Absorption Per Unit
Acres or Sq Ft Start Annual of Sq Ft Total
RESIDENTIAL SCENARIO (1)
Berg & Berg
TH Detach/2 Story 264 $757,500 $199,980,000
SFD 45x70 526 823,000 432,898,000
SFD 50x80 310 980,000 303,800,000
Total 174.60 1,100 2008 200 851,525 936,678,000
IDS
Product Type 1 (1,500-1,800 SF) 112 $768,750 $86,100,000
Product Type 2 (1,700-2,000 SF) 113 824,000 93,112,000
Total 24.30 225 2008 150 796,498 179,212,000
Legacy/DR Horton
Product Type A 150 $750,000 $112,500,000
Product Type B 325 850,000 276,250,000
Product Type C 150 950,000 142,500,000
Total 120.00 625 2008 150 850,000 531,250,000
Combined
Total 318.90 1,950 500 $844,687  $1,647,140,000
INDUSTRIAL SCENARIO (2)
Industrial Campus 318.90 4,660,000 2009 180,000 $165 $768,900,000

Sources: Berg/IDS/Legacy; EIR; and CBRE Consulting

(1) Number and type of residential units from Berg/IDS/Legacy
(2) Industrial development in accordance with EIR and current entitlements
(3) Values of development based on market analysis by CBRE

Copy of Evergreen Fiscal 06 A.xls
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Exhibit 17
Resident and Employee Estimates
Evergreen Industrial Campus Site

Persons
Residents
San Jose 2005 (1) 926,000
Project
Per Dwelling Unit (2) 3.20
Total 6,240
Employees
San Jose 2005 (3)
Total (4) 361,000
Equivalent Residents
Percent of Resident 33%
Number 120,333
Project (Industrial)
Total
Sq Ft Per Employee (5) 450
Total 10,356
Equivalent Residents
Percent of Resident 33%
Number 3,452
Equivalent Residents
San Jose 2005
Residents 926,000 88.5%
Equivalent Residents 120,333 11.5%
Total 1,046,333
Project Total
Residential
Number 6,240
Percent of Current 0.60%
Industrial
Number 3,452
Percent of Current 0.33%

Sources: Assoclation of Bay Area Governments, "Projections 2005"; EIR;
San Jose City Budget, FY 2005-2006; "Toward the Future: Jobs, Land Use
and Fiscal Issues in San Jose's Employment Areas, 2000-2020"; and CBRE
Consulting

(1) Current San Jose population provided by San Jose City Budget FY 2005-
2006

(2) Average residents per dwelling unit as specified in the EIR

(3) Current employees working in San Jose pursuant to the Association of
Bay Area Governments (ABAG)

(4) Factor for equivalence bewteen residents and employees is equal to
factor used in "Toward the Future: Jobs, Land Use and Fiscal Issues in San
Jose's Employment Areas, 2000-2020"

(5) Square feet per employee as specified in the EIR

Copy of Evergreen Fiscal 06 A.xls 8/17/2006 10:18 AM



Exhibit 18
Annual Project Factors

Residential and Industrial Development

Amount, Valuation, and Population
Evergreen Industrial Campus Site

Year Total 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year Number 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Residential
Number of Units
Added this Year
Berg & Berg 1,100 200 200 200 200 200 100 0 0 0 0 0 0 0 0 0
IDS 225 150 75 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 625 150 150 150 150 25 0 0 0 0 0 0 0 0 0 0
Total 1,950 500 425 350 350 225 100 0 0 0 0 0 0 0 0 0
Total
Berg & Berg 1,100 200 400 600 800 1,000 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100
IDS 225 150 225 225 225 225 225 225 225 225 225 225 225 225 225 225
Legacy/DR Horton 625 150 300 450 600 625 625 625 625 625 625 625 625 625 625 625
Total 1,950 500 925 1,275 1,625 1,850 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950
Value (000$)
Added This Year
Berg & Berg $936,678 $170,305 $170,305 $170,305 $170,305 $170,305 $85,153 $0 $0 $0 $0 $0 $0 $0 $0 $0
IDS 179,212 119,475 59,737 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 531,250 127,500 127,500 127,500 127,500 21,250 0 0 0 0 0 0 0 0 0 0
$1,647,140 $417,280 $357,542 $297,805 $297,805 $191,555 $85,153 $0 $0 $0 $0 $0 $0 $0 $0 $0
Accumulated
Berg & Berg $936,678 $170,305 $340,610 $510,915 $681,220 $851,525 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678
IDS 179,212 119,475 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212
Legacy/DR Horton 531,250 127,500 255,000 382,500 510,000 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250
Total $1,647,140 $417,280 $774,822 $1,072,627 $1,370,432 $1,561,987 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140
Industrial
Square Feet
Added this Year 4,660,000 0 0 0 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000
Total 4,660,000 0 0 0 185,000 370,000 555,000 740,000 925,000 1,110,000 1,295,000 1,480,000 1,665,000 1,850,000 2,035,000 2,220,000
Value (000$)
Added this Year 30,525 0 0 0 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525
Total 768,900 0 0 0 30,525 61,050 91,575 122,100 152,625 183,150 213,675 244,200 274,725 305,250 335,775 366,300
Residents
Residential 175,760 1,600 2,960 4,080 5,200 5,920 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240
Industrial
Employees 10,356 0 0 0 411 822 1,233 1,644 2,056 2,467 2,878 3,289 3,700 4,111 4,522 4,933
Equivalent Residents 3,452 0 0 0 137 274 411 548 685 822 959 1,096 1,233 1,370 1,507 1,644
Industrial Acres Developed
Industrial Space Developed 0.0% 0.0% 0.0% 4.0% 7.9% 11.9% 15.9% 19.8% 23.8% 27.8% 31.8% 35.7% 39.7% 43.7% 47.6%
Acres Developed 0.0 0.0 0.0 12.7 25.3 38.0 50.6 63.3 76.0 88.6 101.3 113.9 126.6 139.3 151.9

Source: EIR; Berg/IDS/Legacy; CBRE Consulting

Copy of Evergreen Fiscal 06 A.xls

8/17/2006 10:18 AM Page 4 of 23



Exhibit 18
Annual Project Factors

Residential and Industrial Development

Amount, Valuation, and Population
Evergreen Industrial Campus Site

Year Total 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
Residential
Number of Units
Added this Year
Berg & Berg 1,100 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
IDS 225 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 625 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total 1,950 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total
Berg & Berg 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100 1,100
IDS 225 225 225 225 225 225 225 225 225 225 225 225 225 225 225 225
Legacy/DR Horton 625 625 625 625 625 625 625 625 625 625 625 625 625 625 625 625
Total 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950 1,950
Value (000$)
Added This Year
Berg & Berg $936,678 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
IDS 179,212 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 531,250 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
$1,647,140 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Accumulated
Berg & Berg $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678 $936,678
IDS 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212 179,212
Legacy/DR Horton 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250 531,250
Total $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140 $1,647,140
Industrial
Square Feet
Added this Year 4,660,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 185,000 35,000 0
Total 4,660,000 2,405,000 2,590,000 2,775,000 2,960,000 3,145,000 3,330,000 3,515,000 3,700,000 3,885,000 4,070,000 4,255,000 4,440,000 4,625,000 4,660,000 4,660,000
Value (000$)
Added this Year 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 30,525 5,775 0
Total 768,900 396,825 427,350 457,875 488,400 518,925 549,450 579,975 610,500 641,025 671,550 702,075 732,600 763,125 768,900 768,900
Residents
Residential 175,760 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240 6,240
Industrial
Employees 10,356 5,344 5,756 6,167 6,578 6,989 7,400 7,811 8,222 8,633 9,044 9,456 9,867 10,278 10,356 10,356
Equivalent Residents 3,452 1,781 1,919 2,056 2,193 2,330 2,467 2,604 2,741 2,878 3,015 3,152 3,289 3,426 3,452 3,452
Industrial Acres Developed
Industrial Space Developed 51.6% 55.6% 59.5% 63.5% 67.5% 71.5% 75.4% 79.4% 83.4% 87.3% 91.3% 95.3% 99.2% 100.0% 100.0%
Acres Developed 164.6 177.2 189.9 202.6 215.2 227.9 240.5 253.2 265.9 278.5 291.2 303.8 316.5 318.9 318.9

Source: EIR; BeriSource: EIR; Berg/IDS/Legacy; CBRE Consulting

Copy of Evergreen Fiscal 06 A.xls
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Exhibit 19
Property Tax Allocations
Evergreen Industrial Campus Site
Tax Rate Area 17028

Factor Fund Fund Name
0.1539448560 00010 County General Fund
0.1344395010 05401 City of San Jose
0.2678421150 10250 Evergreen Elementary
0.1534687930 12060 Eastside High
0.0735748390 14006 San Jose Comm College
0.0347828220 17035 County School Service
0.0190585380 27002 SCVWD-East 1
0.0018477750 27010 SCVWD-District
0.0020852162 38001 Bay Area Air Quality Mgmt District
0.0004299900 61005 Guad/Coyote Res Const Dist
0.0055045520 77001 SCVWD-State Water Project
0.0014183780 77021 SCVWD-Zone W-4

0.8483973752

Effective Property Tax Rate
(Per Dollar of Assessed Value)

0.0013443950

City of San Jose

Copy of Evergreen Fiscal 06 A.xls

Source: Santa Clara County Comptroller
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Exhibit 20

City of San Jose Revenue Assumptions
Evergreen Industrial Campus Site
Fiscal Year 2005-2006

REVENUES
Property Tax
Secured as Percent of General Levy (1) 13.44%
Unsecured as Percent of Secured (2) 5.00%

Real Property Transfer Tax (3)
Turnover (4)

In Years
Residential 10
Industrial 15
Percent
Residential 10.00%
Industrial 7.00%
Rate 0.440%
City Share
Percent 75%
Rate 0.330%

Franchise Fees (5)

Electric $13,500,000
Natural Gas 3,100,000
Water 202,000
Solid Waste 10,200,000
CATV 4,400,000
Towing 1,200,000
Total $32,602,000

Library Parcel Tax (6)

Residential Per Unit 25
Industrial
Evergreen
Area
Acres 318.90
Sq Ft 13,891,284
Total Sq Ft Improvements 4,660,000
FAR 0.34
Annual Absorption (7)
Improvements 185,000
Site Sq Ft 551,478
Acres 12.66
Parcels Per Year (8) 3
Average Parcel in Acres 4.22
Parcel Tax (9)
Base 31.25
Per Acre In Excess of 1 18.75
Total 106.25
Average Per Acre 25.18

Budget VI-14
Budget VI-14
Budget VI-14
Budget VI-14
Budget VI-14
Budget VI-14

Sources: City of San Jose Budget FY 2005-2006; Santa Clara County Comptroler; CBRE Consulting

—
[N
—

Secured as Percent of General Levy from Santa Clara County

Unsecured property tax a percent of secured tax based on consultations with
property tax auditors

Property transfer tax rate and share based on City of San Jose ordinance
Residential and industrial ownership turnover interval consistent with observed
rates for those classes of properties

—
N
—

,«,-\
W
&

(5) Franchise Fees from pages indicated in City of San Jose Budget

(6) Library tax based on City of San Jose parcel tax

(7) Square feet of industrial space absorbed annually based on market study

(8) Number of parcels sold annually during build-out based on CBRE Consulting

estimate of average industrial building in 60,000 square foot range
(9) Per acre library tax rates based on City of San Jose parcel tax

Copy of Evergreen Fiscal 06 A.xls
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Exhibit 20 (continued)

Revenues
Evergreen
REVENUES
Utility User Tax
Rate (9) 5.00%
Residential Unit
Per Month (10) Electric/Gas/Water $200
Telephone 80
Total $280
Annual (11) $3,360
Industrial Annual PSF $3.75
Business License Tax (12)
Rate Per Employee $18.00

Fines, Forfeitures & Penalties (5)

Vehicle Code Fines $2,500,000 Budget VI-20
Municipal Court Fines 850,000 Budget VI-20
Parking Fines 7,000,000 Budget VI-20
Admin Citations 615,000 Budget VI-20
Others 400,000 Budget VI-20
Total $11,365,000
Gasoline Tax (14) $17,000,000 Budget IlI-2
Revenue from Money (15)
Earnings Rate on Balance 2.80% Budget VI-22
Balance as % of Total Revenues
Total Revenues 2005 $587,000,000 Budget I11-32
Average Balance 2005 137,000,000 Budget VI-22
Factor 23%

Sources: City of San Jose Budget FY 2005-2006; Santa Clara County Comptroler; CBRE Consulting

(10) Utility tax rate based on City of San Jose ordinance

(11) Monthly residential utility consumption based on estimate of typical residential unit and is
consistent with "Toward the Future: Jobs, Land Use and Fiscal Issues in San Jose's Employment
Areas, 2000-2020"

(12) Annual industrial utility consumption is consistent with "Toward the Future: Jobs, Land Use and
Fiscal Issues in San Jose's Employment Areas, 2000-2020"

(13) Business tax rate from City of San Jose ordinance

(14) Estimated amounts of components of Fines, Forfeitures, and Penalities from City Budget and
pages indicated

(15) Estimated amount of Gasoline Tax from City Budget and pages indicated

(16) Revenue from Money parameters from City Budget and pages indicated

Copy of Evergreen Fiscal 06 A.xls 8/17/2006 10:18 AM Page 8 of 23



Exhibit 21
Retail Spending Assumptions
Residents, Employees, and Industrial Tenants

Evergreen
2006 Dollars
RESIDENTIAL
Spent by Residents in San Jose
Estimated Capture by San Jose Retailers 80.00%
Amount (2)
Household Income (Project Average) $127,000
Spent on Taxable Goods (3)
Percent on Taxable 30.00%
Amount $38,100
Captured by San Jose 30,480
Sales Tax Generated
Rate 1.00%
Amount $305
INDUSTRIAL
Taxable Retail Sales by Tenants (4)
Sales Per Square Foot $5
Sales Tax Generated PSF
Rate 1.00%
Amount $0.05

Spending Per Employee in San Jose (5)

Amount
Daily $15
Weekly 75
Annual 3,750
Annual Taxable
Percent 75.00%
Amount $2,813
Sales Tax Generated
Rate 1.00%
Amount $28

Sources: Bay Area Economics; Metrovation; Census Bureau; International
Council of Shopping Centers; CBRE Consulting

(1) CBRE Consulting estimate of capture of residents spending in San Jose based
on "San Jose Neighborhood Retail Model Summary Report, 2004" by Metrovation
and Bay Area Economics

(2) Household income estimate based on nearby comparable neighborhood:s

(3) Taxable spending estimate based on components of Consumer Spending
Survey from Census Bureau

(4) Taxable sales by industrial tenants based on "Toward the Future: Jobs, Land
Use and Fiscal Issues in San Jose's Employment Areas, 2000-2020"

(5) Taxable spending in San Jose by employees of industrial tenants based "Office
Worker retail Spending Patterns" based on a 2004 survey by International
Conference of Shopping Centers (ICSC)
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Exhibit 22
Per Capita Fiscal Factors
Evergreen Industrial Campus Site

Population (1)

Residents 926,000
Employees 361,000
Equivalent Residents 1,046,333

Revenue Factors (2)
Franchise Tax 31.16 Per equivalent resident
Fines, Forfeitures & Penalties 10.86 Per equivalent resident
Gasoline Tax 18.36 Per resident

Expense Factors (3)
General Government

Mayor & City Council $8.48 Per resident

City Manager 8.26 Per resident

City Attorney 11.18 Per equivalent resident

City Clerk 2.25 Per equivalent resident

Finance 9.34 Per equivalent resident

Employee Services 5.40 Per equivalent resident

City Auditor 2.39 Per resident

Information Technology 13.51 Per resident

Economic Development 4.51 Per equivalent resident
Public Safety

Police $226.36 Per equivalent resident

Fire Department 120.04 Per equivalent resident
Capital Maintenance

General Services $19.37 Per equivalent resident

Public Works 6.44 Per equivalent resident

Transportation 28.51 Per equivalent resident
Community Services

Environmental Services $1.41 Per equivalent resident

Library 26.25 Per resident

Parks & Recreation 54.80 Per resident

Planning, Building & Code 8.43 Per equivalent resident

Sources: City of San Jose Budget FY 2005-2006 and CBRE Consulting
(1) From Exhibit 17

(2) Derived from Exhibit 20 total revenues divided by residents or equivalent residents as indicatec
(2) Derived from Exhibit 23 total expenses divided by residents or equivalent residents as indicatec
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Exhibit 23

City of San Jose Expense Assumptions
Evergreen Industrial Campus Site
Fiscal Year 2005-2006

Adopted
Budget
2005-2006
EXPENSES (1)
General Government

Mayor & City Council $7,854,000 Budget VIII-94
City Manager 8,645,000 Budget VIII-24
City Attorney 11,694,000 Budget VIII-10
City Clerk 2,355,000 Budget VIII-20
Finance 9,773,000 Budget VIII-56
Employee Services 5,653,000 Budget VIll-44
City Auditor 2,217,000 Budget VIII-16
Information Technology 14,134,000 Budget VIII-82
Economic Development 4,721,000 Budget VIII-36

$67,046,000

Public Safety
Police
Fire Department

Capital Maintenance
General Services
Public Works
Transportation

Community Services
Environmental Services
Library
Parks & Recreation
Code Enforcement

$236,846,000
125,607,000

$20,267,000
6,742,000
29,834,000

$1,472,000
24,311,000
50,744,000

8,820,000

Budget VIII-112
Budget VIII-62

Budget VIII-68
Budget VIII-118
Budget VIII-132

Budget VIII-48
Budget VIII-88
Budget VIII-98
Budget VIII-102

Sources: City of San Jopse Budget FY 2005-2006
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Exhibit 24
Summary Differential Fiscal Impact- Cumulative Totals
Evergreen Industrial Campus Site

2006 Dollars
10-Year Cumulative Total 20-Year Cumulative Total 30-Year Cumulative Total
Residential Industrial Differential Residential Industrial Differential Residential Industrial Differential
A B C D E F G H 1
(A-B) (D-E) (G-H
Revenues ($000)
Property Tax
Secured $18,059 $1,149 $16,910 $40,203 $6,279 $33,924 $62,347 $15,405 $46,943
Unsecured 0 57 (57) 0 314 (314) 0 770 (770)
Undeveloped Land 118 858 (740) 118 1,345 (1,227) 118 1,458 (1,340)
Real Property Transfer Tax 9,325 853 8,472 14,760 2,671 12,089 20,196 5,007 15,189
Sales Tax
Households 4,854 0 4,854 10,798 0 10,798 16,741 0 16,741
Industrial Tenants 0 259 (259) 0 1,415 (1,415) 0 3,472 (3,472)
Employees 0 324 (324) 0 1,769 (1,769) 0 4,340 (4,340)
Franchise Tax 1,588 120 1,468 3,532 653 2,879 5,477 1,603 3,874
Library Parcel Tax 398 9 389 886 49 837 1,373 120 1,253
Utility User Tax 2,675 971 1,704 5,951 5,307 644 9,227 13,021 (3,794)
Business License Tax 0 207 (207) 0 1,132 (1,132) 0 2,778 (2,778)
Fines, Forfeitures & Penalties 553 42 512 1,231 228 1,003 1,909 559 1,350
Gasoline Tax 936 0 936 2,081 0 2,081 3,227 0 3,227
Revenue from Money 248 31 217 512 136 376 777 313 464
Total $38,754 $4,881 $33,874 $80,073 $21,299 $58,775 $121,392 $48,844 $72,548
Expenses ($000)
General Government
Mayor & City Council $432 $0 $432 $961 $0 $961 $1,490 $0 $1,490
City Manager 421 32 389 936 173 763 1,452 425 1,027
City Attorney 570 43 527 1,267 234 1,033 1,965 575 1,390
City Clerk 115 9 106 255 47 208 395 116 280
Finance 476 36 440 1,059 196 863 1,642 480 1,161
Employee Services 275 21 254 612 113 499 949 278 671
City Auditor 122 0 122 271 0 271 420 0 420
Information Technology 688 52 637 1,531 283 1,248 2,375 695 1,680
Economic Development 230 17 213 511 95 417 793 232 561
Public Safety
Police 11,535 869 10,667 25,660 4,746 20,914 39,785 11,644 28,141
Fire Department 6,117 461 5,657 13,608 2,517 11,091 21,098 6,175 14,923
Capital Maintenance
General Services 987 74 913 2,196 406 1,790 3,404 996 2,408
Public Works 328 25 303 730 135 595 1,132 331 801
Transportation 1,453 109 1,343 3,232 598 2,634 5,011 1,467 3,544
Community Services
Environmental Services 72 5 66 160 30 130 248 73 175
Library 1,338 0 1,338 2,976 0 2,976 4,614 0 4,614
Parks & Recreation 2,793 0 2,793 6,212 0 6,212 9,632 0 9,632
Code Enforcement 430 32 397 956 177 779 1,482 434 1,048
Total $28,381 $1,784 $26,597 $63,134 $9,750 $53,384 $97,886 $23,920 $73,966
Net Revenue ($000)
Total Dollars
Amount $10,373 $3,096 $7,277 $16,940 $11,549 $5,391 $23,506 $24,924 ($1,418)
Residential vs. Industrial 335.0% 146.7% 94.3%
Present Value
Amount $8,891 $2,442 $6,449 $12,763 $7,338 $5,424 $15,507 $12,884 $2,623
Residential vs. Industrial 364.1% 173.9% 120.4%

Source: CBRE Consulting
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Exhibit 25
Fiscal Impact Per Acre
Evergreen Industrial Campus Site

2006 Dollars
Residential Industrial Differential
A B Cc
(A-B)
Project Parameters
Residential Units 6.11
Industrial Square Feet 14,613
Residents 19.6
Employees 325
Assessed Value $5,170,000 $2,410,000 $2,760,000
Revenues
Property Tax
Secured $6,944 $3,241 $3,702
Unsecured 0 162 (162)
Undeveloped Land 0 0 0
Real Property Transfer Tax 1,704 557 1,148
Sales Tax
Households 1,864 0 1,864
Industrial Tenants 0 731 (731)
Employees 0 913 (913)
Franchise Tax 610 337 272
Library Parcel Tax 153 25 128
Utility User Tax 1,027 2,740 (1,713)
Business License Tax 0 585 (585)
Fines, Forfeitures & Penalties 213 118 95
Gasoline Tax 359 0 359
Revenue from Money 83 61 22
Total $12,957 $9,469 $3,487
Expenses
General Government
Mayor & City Council $166 $0 $166
City Manager 162 89 72
City Attorney 219 121 98
City Clerk 44 24 20
Finance 183 101 82
Employee Services 106 58 47
City Auditor 47 0 47
Information Technology 264 146 118
Economic Development 88 49 39
Public Safety
Police 4,429 2,450 1,979
Fire Department 2,349 1,299 1,050
Capital Maintenance
General Services 379 210 169
Public Works 126 70 56
Transportation 558 309 249
Community Services
Environmental Services 28 15 12
Library 514 0 514
Parks & Recreation 1,072 0 1,072
Code Enforcement 165 91 74
Total $10,898 $5,033 $5,864
Net Revenue $2,059 $4,436 ($2,377)

Source: CBRE Consulting
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Exhibit 26

Annual Differential Fiscal Impact ($000)
Evergreen Industrial Campus Site

2006 Dollars

Year Total 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year Number 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Revenues
Property Tax
Secured $46,943 $561 $1,042 $1,442 $1,801 $2,018 $2,091 $2,050 $2,009 $1,968 $1,927 $1,886 $1,845 $1,804 $1,763 $1,722
Unsecured (770) 0 0 0 ) 4) 6) ®) (10) (12) (14) (16) (18) (21) (23) (25)
Undeveloped Land (1,340) (37) (63) (77) (88) (88) (85) (81) (77) (74) (70) (66) (62) (58) (54) (51)
Real Property Transfer Tax 15,189 1,377 1,318 1,238 1,236 977 682 422 415 408 401 393 386 379 372 365
Sales Tax
Households 16,741 152 282 389 495 564 594 594 594 594 594 594 594 594 594 594
Industrial Tenants (3,472) 0 0 0 (©)] (19) (28) (37) (46) (56) (65) (74) (83) (93) (102) (111)
Employees (4,340) 0 0 0 (12) (23) (35) (46) (58) (69) (81) (93) (104) (116) (127) (139)
Franchise Tax 3,874 50 92 127 158 176 182 177 173 169 165 160 156 152 147 143
Library Parcel Tax 1,253 13 23 32 40 46 48 47 47 47 47 46 46 46 45 45
Utility User Tax (3,794) 84 155 214 238 241 224 189 154 119 85 50 15 (19) (54) (89)
Business License Tax (2,778) 0 0 0 @) (15) (22) (30) (37) (44) (52) (59) (67) (74) (81) (89)
Fines, Forfeitures & Penalties 1,350 17 32 44 55 61 63 62 60 59 57 56 54 53 51 50
Gasoline Tax 3,227 29 54 75 95 109 115 115 115 115 115 115 115 115 115 115
Revenue from Money 464 14 19 22 26 26 25 22 22 21 20 19 19 18 17 16
Total $72,548 $2,261 $2,954 $3,507 $4,027 $4,069 $3,847 $3,476 $3,360 $3,244 $3,128 $3,012 $2,896 $2,780 $2,664 $2,548
Expenses
General Government
Mayor & City Council $1,490 $14 $25 $35 $44 $50 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53
City Manager 1,027 13 24 34 42 47 48 47 46 45 44 42 41 40 39 38
City Attorney 1,390 18 33 46 57 63 65 64 62 61 59 58 56 54 53 51
City Clerk 280 4 7 9 11 13 13 13 12 12 12 12 11 11 11 10
Finance 1,161 15 28 38 47 53 54 53 52 51 49 48 47 45 44 43
Employee Services 671 9 16 22 27 30 31 31 30 29 29 28 27 26 26 25
City Auditor 420 4 7 10 12 14 15 15 15 15 15 15 15 15 15 15
Information Technology 1,680 22 40 55 68 76 79 77 75 73 71 69 68 66 64 62
Economic Development 561 7 13 18 23 25 26 26 25 24 24 23 23 22 21 21
Public Safety
Police 28,141 362 670 924 1,146 1,278 1,319 1,288 1,257 1,226 1,195 1,164 1,133 1,102 1,071 1,040
Fire Department 14,923 192 355 490 608 678 700 683 667 650 634 617 601 585 568 552
Capital Maintenance
General Services 2,408 31 57 79 98 109 113 110 108 105 102 100 97 94 92 89
Public Works 801 10 19 26 33 36 38 37 36 35 34 33 32 31 30 30
Transportation 3,544 46 84 116 144 161 166 162 158 154 151 147 143 139 135 131
Community Services
Environmental Services 175 2 4 6 7 8 8 8 8 8 7 7 7 7 7 6
Library 4,614 42 78 107 137 155 164 164 164 164 164 164 164 164 164 164
Parks & Recreation 9,632 88 162 224 285 324 342 342 342 342 342 342 342 342 342 342
Code Enforcement 1,048 13 25 34 43 48 49 48 47 46 45 43 42 41 40 39
Total $73,966 $891 $1,649 $2,272 $2,832 $3,170 $3,284 $3,220 $3,157 $3,093 $3,029 $2,965 $2,902 $2,838 $2,774 $2,711
Net Revenue
Annual ($1,418) $1,370 $1,306 $1,234 $1,195 $899 $563 $256 $204 $151 $99 $47 ($6) ($58) ($110) ($162)
Cumulative 1,370 2,676 3,910 5,105 6,004 6,567 6,823 7,026 7,178 7,277 7,324 7,318 7,260 7,150 6,988

Source: CBRE Consulting
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Exhibit 26

Annual Differential Fiscal Impact ($000)
Evergreen Industrial Campus Site

2006 Dollars

Year Total 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
Revenues
Property Tax
Secured $46,943 $1,681 $1,640 $1,599 $1,558 $1,517 $1,476 $1,435 $1,394 $1,353 $1,312 $1,271 $1,230 $1,188 $1,181 $1,181
Unsecured (770) (27) (29) (31) (33) (35) (37) (39) (41) (43) (45) 47 (49) (51) (52) (52)
Undeveloped Land (1,340) 47 (43) (39) (35) (31) (28) (24) (20) (16) (12) ®) (5) 1) 0 0
Real Property Transfer Tax 15,189 358 351 344 337 330 323 316 309 302 295 288 281 274 348 366
Sales Tax
Households 16,741 594 594 594 594 594 594 594 594 594 594 594 594 594 594 594
Industrial Tenants (3,472) (120) (130) (139) (148) (157) (167) (176) (185) (194) (204) (213) (222) (231) (233) (233)
Employees (4,340) (150) (162) (173) (185) (197) (208) (220) (231) (243) (254) (266) (278) (289) (291) (291)
Franchise Tax 3,874 139 135 130 126 122 118 113 109 105 100 96 92 88 87 87
Library Parcel Tax 1,253 45 44 44 44 43 43 43 42 42 42 41 41 41 41 41
Utility User Tax (3,794) (123) (158) (193) (227) (262) (297) (331) (366) (401) (436) (470) (505) (540) (546) (546)
Business License Tax (2,778) (96) (104) (111) (118) (126) (133) (141) (148) (155) (163) (170) (178) (185) (186) (186)
Fines, Forfeitures & Penalties 1,350 48 47 45 44 42 41 39 38 37 35 34 32 31 30 30
Gasoline Tax 3,227 115 115 115 115 115 115 115 115 115 115 115 115 115 115 115
Revenue from Money 464 16 15 14 13 13 12 11 10 10 9 8 7 7 7 7
Total $72,548 $2,432 $2,316 $2,200 $2,084 $1,968 $1,852 $1,736 $1,620 $1,504 $1,388 $1,272 $1,156 $1,040 $1,094 $1,112
Expenses
General Government
Mayor & City Council $1,490 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53
City Manager 1,027 37 36 35 33 32 31 30 29 28 27 26 24 23 23 23
City Attorney 1,390 50 48 47 45 44 42 41 39 38 36 35 33 31 31 31
City Clerk 280 10 10 9 9 9 8 8 8 8 7 7 7 6 6 6
Finance 1,161 42 40 39 38 37 35 34 33 31 30 29 28 26 26 26
Employee Services 671 24 23 23 22 21 20 20 19 18 17 17 16 15 15 15
City Auditor 420 15 15 15 15 15 15 15 15 15 15 15 15 15 15 15
Information Technology 1,680 60 58 57 55 53 51 49 47 45 44 42 40 38 38 38
Economic Development 561 20 19 19 18 18 17 16 16 15 15 14 13 13 13 13
Public Safety
Police 28,141 1,009 978 947 916 885 854 823 792 761 730 699 668 637 631 631
Fire Department 14,923 535 519 502 486 469 453 437 420 404 387 371 354 338 335 335
Capital Maintenance
General Services 2,408 86 84 81 78 76 73 70 68 65 62 60 57 55 54 54
Public Works 801 29 28 27 26 25 24 23 23 22 21 20 19 18 18 18
Transportation 3,544 127 123 119 115 111 108 104 100 96 92 88 84 80 79 79
Community Services
Environmental Services 175 6 6 6 6 6 5 5 5 5 5 4 4 4 4 4
Library 4,614 164 164 164 164 164 164 164 164 164 164 164 164 164 164 164
Parks & Recreation 9,632 342 342 342 342 342 342 342 342 342 342 342 342 342 342 342
Code Enforcement 1,048 38 36 35 34 33 32 31 29 28 27 26 25 24 24 24
Total $73,966 $2,647 $2,583 $2,519 $2,456 $2,392 $2,328 $2,264 $2,201 $2,137 $2,073 $2,010 $1,946 $1,882 $1,870 $1,870
Net Revenue
Annual ($1,418) ($215) ($267) ($319) ($372) ($424) ($476) ($529) ($581) ($633) ($685) ($738) ($790) ($842) ($776) ($758)
Cumulative 6,773 6,506 6,186 5,815 5,391 4,914 4,386 3,805 3,172 2,486 1,748 958 116 (660) (1,418)

Source: CBRE Consulting
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Exhibit 27
Property Tax on
Un-Developed Land ($000)

Evergreen Industrial Campus Site

Year Total 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year Number 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Land Value Un-Absorbed
Residential
Un-Absorbed Units
Berg & Berg 900 700 500 300 100 0 0 0 0 0 0 0 0 0 0
IDS 75 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 475 325 175 25 0 0 0 0 0 0 0 0 ) 0 0
Un-Absorbed Land Value
Percent
Berg & Berg 81.8% 63.6% 45.5% 27.3% 9.1% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
IDS 33.3% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Legacy/DR Horton 76.0% 52.0% 28.0% 4.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Dollars
Berg & Berg 7,568 6,192 4,816 3,440 2,064 688 0 0 0 0 0 0 0 0 0 0
IDS 25,476 8,492 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 38,800 29,488 20,176 10,864 1,552 0 0 0 0 0 0 0 0 0 0 0
Total 44,172 24,992 14,304 3,616 688 0 0 0 0 0 0 0 0 0 0
Adjust Assess Value
Amount 44,172 24,992 14,304 3,616 688 0 0 0 0 0 0 0 0 0 0
Industrial
Un-Absorbed Land Value
Percent 100.0% 100.0% 100.0% 96.0% 92.1% 88.1% 84.1% 80.2% 76.2% 72.2% 68.2% 64.3% 60.3% 56.3% 52.4%
Dollars 71,844 71,844 71,844 71,844 68,992 66,140 63,287 60,435 57,583 54,731 51,879 49,027 46,174 43,322 40,470 37,618
Adjust Assess Value
Amount 71,844 71,844 71,844 68,992 66,140 63,287 60,435 57,583 54,731 51,879 49,027 46,174 43,322 40,470 37,618
Differential
No Annual AV Increase
Industrial 71,844 71,844 71,844 68,992 66,140 63,287 60,435 57,583 54,731 51,879 49,027 46,174 43,322 40,470 37,618
Residential 44,172 24,992 14,304 3,616 688 0 0 0 0 0 0 0 0 0 0
Difference 27,672 46,852 57,540 65,376 65,452 63,287 60,435 57,583 54,731 51,879 49,027 46,174 43,322 40,470 37,618
Tax on Differential on
Un-Absorbed Land
Rate
Total 1.0000%
City of San Jose Share
Share of total 13.4400%
Effective 0.1344%
Tax
Industrial 1,458 97 97 97 93 89 85 81 77 74 70 66 62 58 54 51
Residential 118 59 34 19 5 1 0 0 0 0 0 0 0 0 0 0
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Exhibit 27
Property Tax on
Un-Developed Land ($000)

Evergreen Industrial Campus Site

Year Total 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
Land Value Un-Absorbed
Residential
Un-Absorbed Units
Berg & Berg 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
IDS 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Un-Absorbed Land Value
Percent
Berg & Berg 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
IDS 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Legacy/DR Horton 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Dollars
Berg & Berg 7,568 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
IDS 25,476 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Legacy/DR Horton 38,800 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Adjust Assess Value
Amount 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Industrial
Un-Absorbed Land Value
Percent 48.4% 44.4% 40.5% 36.5% 32.5% 28.5% 24.6% 20.6% 16.6% 12.7% 8.7% 4.7% 0.8% 0.0% 0.0%
Dollars 71,844 34,766 31,914 29,061 26,209 23,357 20,505 17,653 14,800 11,948 9,096 6,244 3,392 540 0 0
Adjust Assess Value
Amount 34,766 31,914 29,061 26,209 23,357 20,505 17,653 14,800 11,948 9,096 6,244 3,392 540 0 0
Differential
No Annual AV Increase
Industrial 34,766 31,914 29,061 26,209 23,357 20,505 17,653 14,800 11,948 9,096 6,244 3,392 540 0 0
Residential 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Difference 34,766 31,914 29,061 26,209 23,357 20,505 17,653 14,800 11,948 9,096 6,244 3,392 540 0 0
Tax on Differential on
Un-Absorbed Land
Rate
Total 1.0000%
City of San Jose Share
Share of total 13.4400%
Effective 0.1344%
Tax
Industrial 1,458 47 43 39 35 31 28 24 20 16 12 8 5 1 0 0
Residential 118 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
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Exhibit 28

Annual Residential Fiscal Impact ($000)
Evergreen Industrial Campus Site

2006 Dollars

Year Total 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year Number 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Revenues
Property Tax
Secured $62,347 $561 $1,042 $1,442 $1,842 $2,100 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214
Unsecured 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Undeveloped Land 118 59 34 19 5 1 0 0 0 0 0 0 0 0 0 0
Real Property Transfer Tax 20,196 1,377 1,318 1,238 1,337 1,084 796 544 544 544 544 544 544 544 544 544
Sales Tax
Households 16,741 152 282 389 495 564 594 594 594 594 594 594 594 594 594 594
Industrial Tenants 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Employees 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Franchise Tax 5,477 50 92 127 162 184 194 194 194 194 194 194 194 194 194 194
Library Parcel Tax 1,373 13 23 32 41 46 49 49 49 49 49 49 49 49 49 49
Utility User Tax 9,227 84 155 214 273 311 328 328 328 328 328 328 328 328 328 328
Business License Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Fines, Forfeitures & Penalties 1,909 17 32 44 56 64 68 68 68 68 68 68 68 68 68 68
Gasoline Tax 3,227 29 54 75 95 109 115 115 115 115 115 115 115 115 115 115
Revenue from Money 777 15 20 23 28 29 28 26 26 26 26 26 26 26 26 26
Total $121,392 $2,358 $3,052 $3,604 $4,335 $4,492 $4,386 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132
Expenses
General Government
Mayor & City Council $1,490 $14 $25 $35 $44 $50 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53
City Manager 1,452 13 24 34 43 49 52 52 52 52 52 52 52 52 52 52
City Attorney 1,965 18 33 46 58 66 70 70 70 70 70 70 70 70 70 70
City Clerk 395 4 7 9 12 13 14 14 14 14 14 14 14 14 14 14
Finance 1,642 15 28 38 49 55 58 58 58 58 58 58 58 58 58 58
Employee Services 949 9 16 22 28 32 34 34 34 34 34 34 34 34 34 34
City Auditor 420 4 7 10 12 14 15 15 15 15 15 15 15 15 15 15
Information Technology 2,375 22 40 55 70 80 84 84 84 84 84 84 84 84 84 84
Economic Development 793 7 13 18 23 27 28 28 28 28 28 28 28 28 28 28
Public Safety
Police 39,785 362 670 924 1,177 1,340 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412
Fire Department 21,098 192 355 490 624 711 749 749 749 749 749 749 749 749 749 749
Capital Maintenance
General Services 3,404 31 57 79 101 115 121 121 121 121 121 121 121 121 121 121
Public Works 1,132 10 19 26 33 38 40 40 40 40 40 40 40 40 40 40
Transportation 5,011 46 84 116 148 169 178 178 178 178 178 178 178 178 178 178
Community Services
Environmental Services 248 2 4 6 7 8 9 9 9 9 9 9 9 9 9 9
Library 4,614 42 78 107 137 155 164 164 164 164 164 164 164 164 164 164
Parks & Recreation 9,632 88 162 224 285 324 342 342 342 342 342 342 342 342 342 342
Code Enforcement 1,482 13 25 34 44 50 53 53 53 53 53 53 53 53 53 53
Total $97,886 $891 $1,649 $2,272 $2,896 $3,297 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475
Net Revenue
Annual $23,506 $1,467 $1,403 $1,332 $1,439 $1,195 $911 $657 $657 $657 $657 $657 $657 $657 $657 $657
Cumulative 1,467 2,870 4,201 5,640 6,835 7,747 8,403 9,060 9,716 10,373 11,030 11,686 12,343 13,000 13,656

Source: CBRE Consulting
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Exhibit 28

Annual Residential Fiscal Impact ($000)
Evergreen Industrial Campus Site

2006 Dollars

Year Total 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
Revenues
Property Tax
Secured $62,347 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214 $2,214
Unsecured 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Undeveloped Land 118 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Real Property Transfer Tax 20,196 544 544 544 544 544 544 544 544 544 544 544 544 544 544 544
Sales Tax
Households 16,741 594 594 594 594 594 594 594 594 594 594 594 594 594 594 594
Industrial Tenants 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Employees 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Franchise Tax 5,477 194 194 194 194 194 194 194 194 194 194 194 194 194 194 194
Library Parcel Tax 1,373 49 49 49 49 49 49 49 49 49 49 49 49 49 49 49
Utility User Tax 9,227 328 328 328 328 328 328 328 328 328 328 328 328 328 328 328
Business License Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Fines, Forfeitures & Penalties 1,909 68 68 68 68 68 68 68 68 68 68 68 68 68 68 68
Gasoline Tax 3,227 115 115 115 115 115 115 115 115 115 115 115 115 115 115 115
Revenue from Money 777 26 26 26 26 26 26 26 26 26 26 26 26 26 26 26
Total $121,392 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132 $4,132
Expenses
General Government
Mayor & City Council $1,490 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53 $53
City Manager 1,452 52 52 52 52 52 52 52 52 52 52 52 52 52 52 52
City Attorney 1,965 70 70 70 70 70 70 70 70 70 70 70 70 70 70 70
City Clerk 395 14 14 14 14 14 14 14 14 14 14 14 14 14 14 14
Finance 1,642 58 58 58 58 58 58 58 58 58 58 58 58 58 58 58
Employee Services 949 34 34 34 34 34 34 34 34 34 34 34 34 34 34 34
City Auditor 420 15 15 15 15 15 15 15 15 15 15 15 15 15 15 15
Information Technology 2,375 84 84 84 84 84 84 84 84 84 84 84 84 84 84 84
Economic Development 793 28 28 28 28 28 28 28 28 28 28 28 28 28 28 28
Public Safety
Police 39,785 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412 1,412
Fire Department 21,098 749 749 749 749 749 749 749 749 749 749 749 749 749 749 749
Capital Maintenance
General Services 3,404 121 121 121 121 121 121 121 121 121 121 121 121 121 121 121
Public Works 1,132 40 40 40 40 40 40 40 40 40 40 40 40 40 40 40
Transportation 5,011 178 178 178 178 178 178 178 178 178 178 178 178 178 178 178
Community Services
Environmental Services 248 9 9 9 9 9 9 9 9 9 9 9 9 9 9 9
Library 4,614 164 164 164 164 164 164 164 164 164 164 164 164 164 164 164
Parks & Recreation 9,632 342 342 342 342 342 342 342 342 342 342 342 342 342 342 342
Code Enforcement 1,482 53 53 53 53 53 53 53 53 53 53 53 53 53 53 53
Total $97,886 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475 $3,475
Net Revenue
Annual $23,506 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657
Cumulative 14,313 14,970 15,626 16,283 16,940 17,596 18,253 18,909 19,566 20,223 20,879 21,536 22,193 22,849 23,506

Source: CBRE Consulting
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Exhibit 29
Annual Industrial Fiscal Impact ($000)
Evergreen Industrial Campus Site

2006 Dollars
Year Total 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year Number 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Revenues
Property Tax
Secured $15,405 $0 $0 $0 $41 $82 $123 $164 $205 $246 $287 $328 $369 $410 $451 $492
Unsecured 770 0 0 0 2 4 6 8 10 12 14 16 18 21 23 25
Undeveloped Land 1,458 97 97 97 93 89 85 81 77 74 70 66 62 58 54 51
Real Property Transfer Tax 5,007 0 0 [} 101 108 115 122 129 136 143 150 157 164 171 178
Sales Tax
Households 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Industrial Tenants 3,472 0 0 0 9 19 28 37 46 56 65 74 83 93 102 111
Employees 4,340 0 0 0 12 23 35 46 58 69 81 93 104 116 127 139
Franchise Tax 1,603 0 0 0 4 9 13 17 21 26 30 34 38 43 47 51
Library Parcel Tax 120 0 0 0 0 1 1 1 2 2 2 3 3 3 4 4
Utility User Tax 13,021 0 0 0 35 69 104 139 173 208 243 278 312 347 382 416
Business License Tax 2,778 0 0 0 7 15 22 30 37 44 52 59 67 74 81 89
Fines, Forfeitures & Penalties 559 0 0] 0 1 3 4 6 7 9 10 12 13 15 16 18
Motor Vehicle In-Lieu 0 o] 0 0 0 o] 0 (o] 0 (o] 0 (o] 0 0 0 0
Gasoline Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Revenue from Money 313 1 1 1 2 3 3 4 5 6 6 7 8 9 9 10
Total $48,844 $97 $97 $97 $307 $424 $540 $656 $772 $888 $1,004 $1,120 $1,236 $1,352 $1,468 $1,584
Expenses
General Government
Mayor & City Council $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
City Manager 425 0 0 0 1 2 3 5 6 7 8 9 10 11 12 14
City Attorney 575 0 0 0 2 3 5 6 8 9 11 12 14 15 17 18
City Clerk 116 0 0 0 0 1 1 1 2 2 2 2 3 3 3 4
Finance 480 0 0 0 1 3 4 5 6 8 9 10 12 13 14 15
Employee Services 278 0 0 0 1 1 2 3 4 4 5 6 7 7 8 9
City Auditor (0] 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Information Technology 695 0 0 [} 2 4 6 7 9 11 13 15 17 19 20 22
Economic Development 232 0 0 0 1 1 2 2 3 4 4 5 6 6 7 7
Public Safety
Police 11,644 0 0 0 31 62 93 124 155 186 217 248 279 310 341 372
Fire Department 6,175 0 0 [} 16 33 49 66 82 99 115 132 148 164 181 197
Capital Maintenance
General Services 996 0 3 8 11 13 16 19 21 24 27 29 32
Public Works 331 0 0 0 1 2 3 4 4 5 6 7 8 9 10 11
Transportation 1,467 0 0 0 4 8 12 16 20 23 27 31 35 39 43 47
Community Services
Environmental Services 73 o] 0 o] 0 o] 1 1 1 1 1 2 2 2 2 2
Library (0] 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Parks & Recreation 0 (o] 0 o] 0 (o] 0 o] 0 o] 0 0 0 0 0 0
Code Enforcement 434 0 0 0 1 2 3 5 6 7 8 9 10 12 13 14
Total $23,920 $0 $0 $0 $64 $127 $191 $255 $319 $382 $446 $510 $574 $637 $701 $765
Net Revenue
Annual $24,924 $97 $97 $97 $244 $296 $348 $401 $453 $505 $558 $610 $662 $714 $767 $819
Cumulative 97 194 292 535 831 1,180 1,580 2,033 2,539 3,096 3,706 4,368 5,083 5,850 6,669

Source: CBRE Consulting
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Exhibit 29
Annual Industrial Fiscal Impact ($000)
Evergreen Industrial Campus Site

2006 Dollars
Year Total 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
Revenues
Property Tax
Secured $15,405 $533 $575 $616 $657 $698 $739 $780 $821 $862 $903 $944 $985 $1,026 $1,034 $1,034
Unsecured 770 27 29 31 33 35 37 39 41 43 45 47 49 51 52 52
Undeveloped Land 1,458 47 43 39 35 31 28 24 20 16 12 8 5 1 0 0
Real Property Transfer Tax 5,007 185 192 199 207 214 221 228 235 242 249 256 263 270 195 178
Sales Tax
Households 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Industrial Tenants 3,472 120 130 139 148 157 167 176 185 194 204 213 222 231 233 233
Employees 4,340 150 162 173 185 197 208 220 231 243 254 266 278 289 291 291
Franchise Tax 1,603 56 60 64 68 73 77 81 85 90 94 98 102 107 108 108
Library Parcel Tax 120 4 4 5 5 5 6 6 6 7 7 7 8 8 8 8
Utility User Tax 13,021 451 486 520 555 590 624 659 694 728 763 798 833 867 874 874
Business License Tax 2,778 96 104 111 118 126 133 141 148 155 163 170 178 185 186 186
Fines, Forfeitures & Penalties 559 19 21 22 24 25 27 28 30 31 33 34 36 37 37 37
Motor Vehicle In-Lieu 0 o] 0 0 0 (o] 0 (o] 0 0 0 0 0 0 0 0
Gasoline Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Revenue from Money 313 11 12 12 13 14 15 15 16 17 18 18 19 20 19 19
Total $48,844 $1,700 $1,816 $1,932 $2,048 $2,164 $2,280 $2,396 $2,512 $2,628 $2,744 $2,860 $2,976 $3,092 $3,038 $3,020
Expenses
General Government
Mayor & City Council $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
City Manager 425 15 16 17 18 19 20 22 23 24 25 26 27 28 29 29
City Attorney 575 20 21 23 25 26 28 29 31 32 34 35 37 38 39 39
City Clerk 116 4 4 5 5 5 6 6 6 6 7 7 7 8 8 8
Finance 480 17 18 19 20 22 23 24 26 27 28 29 31 32 32 32
Employee Services 278 10 10 11 12 13 13 14 15 16 16 17 18 19 19 19
City Auditor (0] 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Information Technology 695 24 26 28 30 31 33 35 37 39 41 43 44 46 47 47
Economic Development 232 8 9 9 10 11 11 12 12 13 14 14 15 15 16 16
Public Safety
Police 11,644 403 434 465 496 527 558 589 620 651 682 713 744 775 781 781
Fire Department 6,175 214 230 247 263 280 296 313 329 345 362 378 395 411 414 414
Capital Maintenance
General Services 996 35 37 40 42 45 48 50 53 56 58 61 64 66 67 67
Public Works 331 11 12 13 14 15 16 17 18 19 19 20 21 22 22 22
Transportation 1,467 51 55 59 63 66 70 74 78 82 86 90 94 98 98 98
Community Services
Environmental Services 73 3 3 3 3 3 3 4 4 4 4 4 5 5 5 5
Library (0] 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Parks & Recreation 0 o] 0 o] 0 o] 0 0 0 0 0 (o] 0 0 0 0
Code Enforcement 434 15 16 17 18 20 21 22 23 24 25 27 28 29 29 29
Total $23,920 $828 $892 $956 $1,020 $1,083 $1,147 $1,211 $1,274 $1,338 $1,402 $1,466 $1,529 $1,593 $1,605 $1,605
Net Revenue
Annual $24,924 $871 $924 $976 $1,028 $1,081 $1,133 $1,185 $1,238 $1,290 $1,342 $1,394 $1,447 $1,499 $1,432 $1,415
Cumulative 7,540 8,464 9,440 10,468 11,549 12,682 13,867 15,105 16,394 17,737 19,131 20,578 22,077 23,509 24,924

Source: CBRE Consulting
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Exhibit 30

Present Value of Scenarios ($000)
Evergreen Industrial Campus Site

2006 Dollars

Discount Rate

Cost of Capital 6.50%
Long Term Inflation 3.00%
Discount Rate without Inflation 3.50%
Year Total 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year Number 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Residential
Annual Casf Flow $23,506 $1,467 $1,403 $1,332 $1,439 $1,195 $911 $657 $657 $657 $657 $657 $657 $657 $657 $657
Present Value
Years 1 - 10 8,891
Years 1 - 20 12,763
Years 1 - 30 15,507
Industrial
Annual Cash Flow $24,924 $97 $97 $97 $244 $296 $348 $401 $453 $505 $558 $610 $662 $714 $767 $819
Present Value
Years 1 - 10 2,442
Years 1 - 20 7,338
Years 1 - 30 12,884
Differential
Annual Cash Flow ($1,418) $1,370 $1,306 $1,234 $1,195 $899 $563 $256 $204 $151 $99 $47 ($6) ($58) ($110) ($162)
Present Value
Years 1 - 10 6,449
Years 1 - 20 5,424
Years 1 - 30 2,623

Source: CBRE Consulting
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Exhibit 30

Present Value of Scenarios ($000)
Evergreen Industrial Campus Site

2006 Dollars

Discount Rate

Cost of Capital 6.50%
Long Term Inflation 3.00%
Discount Rate without Inflation 3.50%
Year Total 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
Residential
Annual Casf Flow $23,506 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657 $657
Present Value
Years 1 - 10 8,891
Years 1 - 20 12,763
Years 1 - 30 15,507
Industrial
Annual Cash Flow $24,924 $871 $924 $976 $1,028 $1,081 $1,133 $1,185 $1,238 $1,290 $1,342 $1,394 $1,447 $1,499 $1,432 $1,415
Present Value
Years 1 - 10 2,442
Years 1 - 20 7,338
Years 1 - 30 12,884
Differential
Annual Cash Flow ($1,418) ($215) ($267) ($319) ($372) ($424) ($476) ($529) ($581) ($633) ($685) ($738) ($790) ($842) ($776) ($758)
Present Value
Years 1 - 10 6,449
Years 1 - 20 5,424
Years 1 - 30 2,623

Source: CBRE Consulting
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