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SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

INTRODUCTION

The purpose of this report is to provide planning level estimates of land acquisition costs for
the reservoir and pump station sites required for the Santa Rosa Subregional Long-Term
Wastewater Project. Land acquisition cost estimates are based on the methodol ogy described
below and do not represent appraisal level estimates.
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SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

SUMMARY OF FINDINGS

There are a variety of methods that can be used to obtain the use rights required for the
reservoir sites and pump stations. The methods are discussed in the Land Acquisition Option
section of the EIR/EIS. Methods include, but are not limited to, fee simple purchase,
leasehold, or utility easement. Although easements may be purchased in some cases, this
analysis assumes fee ssmple purchases for all land acquisitions. This methodology provides
a conservative land cost estimate. Acquisition cost estimates for the reservoir sites, pump
station sites and other land are shown in Table 1.
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SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

DESCRIPTION OF STUDY AREA

RESERVOIR SITES

Table 2 shows summary information on the land required for the reservoir sites. There are
ten different reservoirs (counting Tolay A and Tolay C separately) which are included in the
aternatives. Five of the reservoir sites are located in South Sonoma County: Adobe Road,
Lakeville Hillside, Sears Point, Tolay A and Tolay C. The other five reservoirs are located
in West Sonoma County: Bloomfield, Carroll, Huntley, Two Rock, and Valley Ford East.

The reservoirs located in South Sonoma County are all in unincorporated areas of the
County. These reservoir sites, with the exception of the Adobe Road reservoir which is
located to the northeast of the City of Petaluma, lie to the southeast of the City of Petaluma.

The reservoirs located in West Sonoma County are all in the unincorporated area of the
County to the south of the City of Sebastopol and to the west of the City of Rohnert Park.
Information on the reservoir sites, shown in Table 2, is summarized below:

The areas proposed for the reservoirs are rura land, unsuitable for intensive residential
development. The land planned for the reservoir sitesis primarily zoned Land Extensive
Agricultural. This zoning permits a variety of agricultural uses and alows for the
construction of a detached dwelling unit at a maximum density of one unit per 60 acres.
Other densities under this zoning classification include one unit per 100 acres, and one
unit per 160 acres. This zoning also permits the construction of one dwelling unit for
full-time agricultural employees. Portions of sites aso have a Diverse Agriculture
zoning with residential densities ranging from 20 to 30 acres.

The current use of the parcels, according to data from the County Assessor, is primarily
as pasture land, with and without residences. Other uses include some dairy farming in
the West County and some cultivated crop land in the South County. A few parcels in
the South County are used as vineyards.

Most of the parcels are over 100 acresin size.

Several of the parcels have building structures on them. There isatotal of 46,090 square
feet of building structures on all the parcels. Across the alternative sites, the amount of
building space ranges between 0 square feet and 11,862 square feet.

The reservoir aternatives range in size between 263 acres and 1,200 acres. The
reservoirs each have a minimum size which corresponds to the footprint of the reservoir.
Additional land around the footprint will be required to act as a buffer zone. It is
assumed that the buffer zone will have an acreage equal to 50 percent of the acreage of
the footprint.
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Table 1

Summary of Land Value Estimates
Santa Rosa Subregional Long-Term Wastewater Project

Land Costs
Geysers Tank Site Direct Discharge Site Pipeline Tunnet
Alternative Reservoir Pump Station & Pipeline Land at Russian River ASR Well Sites Land & Portal Total
Number Project Site Site Purchase & Land Purchase Purchase Sites Purchase Land Costs
(1) (2) (3) (3) (3) (3)

1 No Project $0 $0 $0 $0 $0 $0 $0
2A Tolay A $8,461,137 $7,490 $0 $0 $0 $0 $8,468,626
28 Adobe Road and $4,726,745 $8,264 $0 $0 $0 $0 $4,735,009

Lakeville Hillside
2C Tolay C $4,215,381 $8,678 $0 $0 $0 $19,198 $4,243,256
2D Sears Point and $3,853,185 $11,467 $0 $0 $0 $0 $3,864,652
Lakeville Hillside
3A Two Rock $1,945,138 $9,452 $0 $0 $0 $19,198 $1,973,788
38 Bloomfield $1,854,932 $3,781 $0 $0 $0 $0 $1,858,713
3c Carroll Road $1,902,669 $4,091 $0 $0 $0 $0 $1,906,760
3D Valley Ford $2,052,910 $4,091 $0 $0 $0 $0 $2,057,001
3E Huntley $2,350,795 $3,616 $0 $0 $0 $0 $2,354,411

4 Geysers Recharge $0 $67,500 $141,191 $0 $0 $0 $208,691

5A Direct Discharge $0 $0 $0 $33,402 $0 $0 $33,402
to Russian River
58 Direct Discharge to $0 $0 $0 $0 $0 $o $0
the Laguna

(1) The cost of acquiring land for the reservoirs includes the cost of the land for the reservoir footprint, a contingency reservoir land cost and the cost of the building structures on this land. The contingency

cost is assumed to be 50% of the estimated land cost, and includes the cost of any land required around the reservoir footprint, severance costs, relocation costs and other contingencies.
(2) The cost of acquiring utility easements on the land required for the pump stations is assumed to equal the cost of acquiring the land plus a 50% contingency cost, which includes the cost of any land required

around the reservoir footprint, severance costs, relocation costs and other contingencies.
(3) Average land costs for these sites are estimated to be $10,000 per acre based on their geographic location and size.

Sources: Metroscan Database of Sonoma County Assessor's Data; Interviews with Selected Appriasers;
Selected Appraisals; Economic & Planning Systems, Inc.

Economic & Planning Systems, inc. 52996



Table 2
Reservoir Site Information

Santa Rosa Wastewater Long-Term Project

Required Reservoir Site
Alternative Reservoir Parcel Parcel Reservoir Site as % of Bidg. Sq. Ft. on
No. / Parcel No. Zoning Land Use Acres Bldg. Sq. Ft. Acres Parcels Acres Reservoir Site
m @) (3 ()
2A Tolay A
68 020 013 000 LEA60 Pasture 73.3 o]
068 020 017 000 LEA60 Pasture, w/ R 226.6 1,236
068 060 031 000 DA20 Pasture 193.4 0
068 050 020 000 LEA100 Pasture 615.0 0
068 050 023 000 LEA100 Pasture, w/ R 295.2 1,381
068 060 055 000 LEAGQ Field Crops 118.1 0
068 060 058 000 LEA60 Field Crops 100.0 0
068 060 044 000 LEA60 Pasture, w/ R 125.8 800
068 060 056 000 LEA60 Pasture 131.9 0
068 060 057 000 LIAG0 Field Crops 2176 0
068 080 002 000 LEA100 Pasture 324.7 0
068 070 005 000 LEA60 Field Crops 573.9 1]
068 070 004 000 LEA60 Field Crops 355.8 0
068 080 001 000 LEA60 Pasture 490.0 0
068 080 003 000 LEA100 Pasture 606.8 0
Total 4448.1 3,417 800 18% 3,417
2B Adobe Road & Lakeville Hillside
Adobe Boad
136 130 008 000 DA30 Field Crops 744 0
136 130 006 000 DA30 Pasture 60.0 0
136 130 007 000 DA30 Pasture 17.0 0
136 060 056 000 DAFRZN  Pasture, w/R 105.9 2,813
136 140 009 000 LEA60 Dairy, w/ R 400.0 1,856
136 140 003 000 LEA60 Pasture, w/ R 160.0 1,578
136 140 006 000 LEA60 Rural, Single Residence 151 1,914
136 130 010 000 DA30 Pasture, w/ R 159.4 0
Subtotal 991.8 8,161 170
Lakeville Hillsid
068 110 029 000 LEA60 Unkown 199.6 [+]
068 110 033 000 LEAG0 Irigated Vineyard 90.7 0
068 110 034 000 LEAGO Imigated Vineyard 122.3 o]
068 080 001 000 LEA60 Pasture 490.0 0
068 110 017 000 LEA60 Pasture 180.9 0
068 110 016 000 LEA60 Pasture 23.0 0
068 110018 000 DA25 Dairy w/ R 56.9 0
Subtotal 1163.4 o] 1585
Total 2155.2 8,161 325 15% 8,161
2C Tolay C
068 080 002 000 LEA100 Pasture 324.7 0
068 070 005 000 LEA60 Fieid Crops 573.9 0
068 070 004 000 LEAGO Field Crops 355.8 0
068 080 001 000 LEA60 Pasture 490.0 0
068 080 003 000 LEA100 Pasture 606.8 0
068 060 057 000 LIA60 Field Crops 217.6 0
068 060 058 000 LEA60 Field Crops 100.0 o]
Total 2668.8 1] 390 15% 0
2D Sears Point & Lakeville Hiliside
Sears Point
068 080 003 000 LEA100 Pasture 606.8 0
068 030 001 000 LEA100 Pasture 594.0 0
068 090 004 000 LEA100 Pasture 550.7 [
068 090 010 000 LEA100 Pasture w/R 365.0 1,433
068 090 012 000 LEA100 Pasture 21.6 0
Subtotal 2138.0 1.433 270
I N "
068 110 029 000 LEA60 Unkown 199.6 0
068 110 033 000 LEAGO Imigated Vineyard 90.7 0
068 110 034 000 LEABO Imrigated Vineyard 122.3 0
068 080 001 000 LEA60 Pasture 490.0 0
068 110 017 000 LEA60 Pasture 180.9 0
068 110 016 000 LEA6O Pasture 23.0 0
068 110 018 000 DA25 Dairy w/ R 56.9 [}
Subtotal 1163.4 4] 155
Total 3301.4 1,433 425 13% 1,433
3A Two Rock
022 010 004 000 LEA160 Dairy, w/ R 558.9 1,440
022 020 001 000 LEA160 Dairy, w/ R 381.8 [
024 080 003 000 LEA160 Dairy, w/ R 306.0 0
024 090 026 000 LEA160 Pasture 348.7 0
024 080 019 000 PFFRZN  County Prop., Misc. 389.1 0
024 080 001 000 LEABO Pasture 111.0 0
024 090 016 000 LEA60 Pasture, w/ R 202.0 1,500
Total 2297.4 2,940 230 10% 2,940

Economic & Planning Systems, Inc. 5/29/96




Table 2
Reservoir Site Information

Santa Rosa Wastewater Long-Term Project

Required Reservoir Slte
Alternative Reservoir Parcel Parcel Reservoir Site as % of Bidg. Sq. Ft. on
No. / Parcel No. Zoning Land Use Acres Bidg. Sq. Ft. Acres Parcels Acres Reservolr Site
L) 2 @) {4)
3B Bloomfield
027 010 012 000 LEA160 Chicken Ranch, w/ R 106.3 1,196
027 040 011 000 LEA160 Dairy, w/ R 326.2 0
027 030 002 000 LEA160 Pasture 277.8 0
027 030 003 000 LEA160 Pasture 162.4 0
027 020 002 000 LEA160 Pasture, w/ R 200.0 2,016
027 020 006 000 LEA160 Pasture, w/ R 319.7 0
073 020 004 000 LEA160 Pasture, w/ R 458.8 3,676
027 040 011 000 LEA160 Dairy w/ R 326.2 0
Total 2177.3 6,888 195 9% 6,888
3C Carrolt
073 020 007 000 LEA160 Dairy, w/ R 487.1 [
073 020 004 000 LEA160 Pasture, w/ R 458.8 3,676
Total 945.9 3,676 235 25% 3,676
3D Valley Ford
026 070 008 000 LEA160 Dairy, w/ R 549.3 0
026 080 005 000 LEA160 Pasture, w/ R 600.0 1,356
026 070 012 000 czZ Dairy, w/ R 186.1 0
Total 1335.5 1,356 260 18% 1,356
3E Huntley
027 230 010 000 LEA100 Pasture 195.6 0
027 230 004 000 LEA100 Pasture, w/ R 145.7 1,530
027 230 006 000 LEA100 Pasture, w/ R 90.0 2,784
027 230 007 000 LEA100 Pasture, w/ R 101.2 1,980
027 230 008 000 LEA100 Pasture, w/ R 93.3 1,384
027 260 011 000 LEA100 Pasture, w/ R 126.3 [
027 240 002 000 LEA100 Vacant, RR 1-20 Acres 13.0 0
022 310 009 000 LEA100 Pasture, w/ R 237.1 2,800
027 230 008 000 LEA100 Pasture, w/ R 93.3 1,384
100 060 007 000 Marin County (12) 320 o]
100 060 008 000 Marin County (12) 137.6 0
100 060 009 000 Mavrin County (12) 26.0 0
Total 1290.9 11,862 175 14% 11,862
GRAND TOTAL 20,621 39,733 3,035 15% 39,733

(1) Zoning abbreviations:

DA20 Diverse Agriculture, 20 Acre Density

DA25 Diverse Agriculture, 25 Acre Density

DA30 Diverss Agricuiturs, 30 Acre Density
DAFRZN Diverse Agriculture, Frozen Lot Size

LEABO Land Extensive Agriculture, 60 Acre Density
LEA100 Land Extensive Agriculture, 100 Acre Density
LEA160 Land Extensive Agriculture, 160 Acre Density
LIASO Land iIntensive Agricuiture, 60 Acre Density
PFFRZN Public Facilitiss, Frozen Lot Size

cz Coastal Zone

(2) Land Use abbreviations:

w/ R with Residence

{3) Required land is reservoir footprint. The reservoir footprint was provided by Parsons Engineering Science, Inc.

(4) It is assumed that all the building square feet on the parceis fall on the reservoir sites; this teads to a conservative estimate of land costs, as some structures will not fall on
the reservoir site. ’

(5) Based on an average building value of $85 per sq. ft.

(6) Cost of buying reservoir footprint is assumed to be a proportion of the costs of buying all the parcel acreage; the proportion is assumed to be equal to the ratio

between the the reservoir site acreage and the total parcel acreage.

(7) An additional 50% contingency cost is added to the reservoir land acquisiiton cost. This contingency cost includes costs of acquiring any additional land required to form a
buffer zone around the reservoir site, severance costs, relocation costs and and other contingency costs.

(8) The estimated land value per acre for land with this zoning and land use is estimated to be $12,000, based on the land uses permitted by the zoning, the current land use, and
the land values attributed to other parcels with different agricultural zonings.

{9) When zoning density gives frozen lot size, the land value was, on average, assumed to be lower than parceis with the same zoning and a defined density.

(10) When land use was unknown, the mid-point of the land vaiue range for the relevant zoning was used.

(11) This zoning and land use combination are assumed to have a value of $12,000 per acre.

{12) These parcels are located in Marin County; zonings, land uses and costs per acre acre are assumed to be similar to the other parcels in the reservoir area.

q A : Qal o4 A

Sources: Metroscan Database of Sonoma County Assessor's Data; Interviews with Sel App 3 pprai

ic & Planning Systems, Inc.

Economic & Planning Systems, inc. 5/29/98




SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

The reservoir sites only take up a portion of the parcels they are located on. This portion
varies between 13 percent and 29 percent of the total parcel acreage.

PumMP STATION SITES

Table 3 shows summary information on the pump station sites. Acquisition of as many as
eighteen pump stations are required and they are located in several areas of the County.

The characteristics of the pump stations and the land where the pump stations are located are
summarized below:

The lots required by the pump stations vary in size from 800 square feet to 1 acre.
The land required to accommodate each pump station is the lot area.
The building size of the pump stations varies from 100 square feet to 1,800 square feet

The majority of the parcels are zoned either Diverse Agriculture, with 10, 20 and 30 acre
densities and with afrozen lot size, or Land Extensive Agriculture, with 60, 100, 160 and
240 acre densities. Other zoning classifications include Resources, Rural Residential,
and Coastal Zone.

JULY 20, 1996 7



Table 3

Economic & Planning Systems, Inc. 529/96

'Pump Station Sites
Santa Rosa Wastewater
Pumpstations
Alternative Number of Typical Sum of "Sum of Total
Number Reservolr Pump Stations Zoning Bl_cjg Sizes L_gt Slfgs Lanq Begqired
(1) 2 (Sq. Ft.) (Sq. Ft) (Sq. F1)
(3) 3 3)
1 No Project 0 n/a 0 0 0
2A Tolay A 9 Divarse Agriculture, 4,600 14,500 14,500
20 Acre Density
2B Adobe Road and 10 Diverse Agriculture, 5,000 16,000 16,000
Lakeville Hillside 20 Acre Density
2¢  TolayC 1 Diverse Agriculture, 5,100 16,800 16,800
20 Acre Density
20 Sears Pointand 13 Diverse Agriculture, 7,500 22,200 22,200
Lakeville Hillside 206 Acre Density
3A Two Rock 12 Diverse Agricuiture, 5,500 18,300 18,300
20 Acra Density
aR Rloomfield 12 Land BExtensive Agriculture, 5,500 18,300 18,300
100 Acre Density
3ac Carroll Road 13 Land Extensive Agriculture, 5,900 19,800 19,800
100 Acre Density
3D  Valley Ford 13 Land Extensive Agricufture, 5,900 19,800 19,800
100 Acre Density
3E Huntley 11 Land Extensive Agricilture, 5,400 17,500 17,500
100 Acre Density



Table 3 _ {
Pump Station Sites ;
Santa Rosa Wastewater -

-‘ Pumpstations

Altemnative Numberof - Typical Sum of Sum of Total
Number Reservoir Pump Stations Zoning Bidg Sizes LotSizes Land Required
) o vd (8q. F1) (Sq. Ft) (8q. Ft)
| i ©) (3) (3)
4 Geysers Recharge 3 Diverse Agriculture, 5,400 130,680 130,680
20 Acre Density
S5A Direct Discharge 0 Diverse Agriculture, 0 0 0
to Russian River 20 Acre Density
5B Direct Discharge to 0 i Diverse Agticulture, L H 0 0
the Laguna 20 Acre Dengsity
(1) Several altematives require some of the same pump stations. g

{2) Typeial zoning refers to the most common zoning of the land where the pump stations are located.

{3) A pump station building will be constructed on each pump station lot. The size of the land that will require a utility easement

equals the size of the ot

{4) Estimated land costs are based on per acre value ranges by zoning given in Table 6. A land value of $15,000 per acre was applied to
iand primarily zoned Diverse Agricuiture, 20 Acre Densily, and a iand vaiue of $8,000 per acre was appiied fo iand primarily zoned i_and
Extensive Agriculture, 100 Acre Density.

{5) An additional 50% contingency cost is added to the pumpstation land acquisition cost. This contingency cost includes costs of
acquiring any additional land required to form a buffer zone around the pumpstation site, severance costs, relocation costs and other
contingency costs.

{6) Total cost is the stim of the estimated land cost and the contingency cost.

Sources: Parsons Engineering Science,Inc_; Harland Bartholomew & Associates, Inc.; Economic & Planning Systems, Inc.

Economi: & Planning Systems, Inc. 529%/96



SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

DATA SOURCES AND ANALYSIS

Land values were estimated based on the zoning of the parcel, the existing land use of the
parcel, and the size of the parcel. Parcel zoning was obtained from the Sonoma County
Assessor's Office and was assumed to give a good general representation of the possible,
legally permitted future use of the land. Most parcels were located far from any city limits
and so a change in zoning through annexation was considered unlikely. The current land use
was also obtained from the Sonoma County Assessor's office and was taken as a good
indication of the most profitable use of the land given the zoning and the nature of the land.
The size of the parcel was factored into land value estimates, as larger parcels of land, al
things being equal, generally sell for alower price per acre than smaller parcels.

EPS has prepared planning level estimates of per acre land values for the parcels in the
reservoir site and pump station site areas with the primary zoning classifications. The
acquisition of land for the reservoirs will also require the purchasing of the building
structures that fall on the land. The value of building structures has been estimated using
Sonoma County Assessor's Office data on the assessed value of structures on land throughout
the county with the same zoning as parcels in the site areas. The following sections describe
the methods used to estimate land values and structure values.

To the extent possible, the appraisal information on comparables that were closest in nature
to the parcels in the Study Area, in terms of size and location, have been given the most
weight in estimating values.

LAND VALUES
The data sources and the methodology used to estimate the land values are described below.
Interviews with Appraisers and Brokers in Sonoma County

Appraisers and brokers knowledgeable about Sonoma County land market conditions and the
reservoir site and pump station site areas were interviewed.

Considerable weight was given to this information as it is the most up-to-date market
information available. The information provided by the appraisers and brokers, active in
Sonoma County, in interviews during September and October, 1995 is the most reliable
information on land values. Although the information is only in the form of ranges and is
often genera in nature, it is the most up-to-date information available.

The information provided by the appraisers and brokers included the following:

Land prices for rural residential / agricultural land with lot sizes over 40 acres in
Sonoma County with alow development potential will, in general, be in the range of
$4,000 to $15,000 per acre. The nature of the land in the areas where the reservoirs
are planned to be located allows agricultural uses of low to medium value and
provides little opportunity for annexation to a City and intensive development. Land

JULY 20, 1996 10



SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

in this area is, therefore, unlikely to sell above the upper level of this range. The
actual purchase price will ultimately be determined by the factors listed above.

It is unusual for land in Sonoma County to sell for less than $4,000 per acre except under
certain circumstances. Such cases include land that falls in the 100 Year Flood Plain, or
land that is too rough to be used for grazing.

In general, land that is zoned agricultural / rural residential and has a lot size of over 40
acres will not sell for more than $15,000 per acre. Exceptions will include cases where
land can be used for viticulture or where residential development potential exists and has
a high probability of being realized. In the geographic areas of the County where the
reservoirs are proposed to be located, a large number of these casesis unlikely.

The market for land in Sonoma County is, at present, a "buyer's market." There currently
exists a considerable supply of land in the County. These market conditions tend to
deflate the prices owners can expect to get for land when they want to sell. However, in
cases, where the owner of the land is reluctant to sell and it is the buyer who is actively
pursuing the transaction this price dynamic may be reversed and prices tend to be
inflated.

Purchasers of land in the reservoir areas are usually for agricultural uses or with smaller
parcels, for the construction of a home, combined with some agricultural uses.
Speculative purchases, based on the expectation of future increases in the value of land,
arerare. There have, however, been some speculative purchases of large parcels of land
in the area southeast of Petaluma by overseas investors.

Agricultural land that can be used as vineyards will generate the most income, followed
by use as fruit orchards, and then followed by other field crops. Use of land for hay
production will generate a lower income, and uses as dairy or grazing (pasture) will
generate the lowest income, with the exception of land that is unusable.

Sonoma County Land Appraisals

Several appraisals of land in Sonoma County were reviewed, and selected information on
parcel sales were used as an indicator of value in the Study Area. Appraisal data for selected
parcels are shown in Table 4. The list includes a variety of parcels, though all parcels
selected are over 15 acres in size and have the same zoning classifications as the parcels in
the reservoir site and pump station site areas.

Considerable weight was given to the appraisals and the sales comparables used to determine
appraised value. A controlled sample of sales comparables was selected, where land was
similar in nature to the parcels in the Study Area, in terms of zoning, size and location.
These comparables were used as an estimate of land value.

JULY 20, 1996 11



Tahis 4
Tawee

Sales Comparables from Sonoma County Appraisals

Santa Rosa Wastewater
Property Mame / Transter Date / SalesPricej  Size  Priow Velue
Parcet Location Appraisal Date Appraisal Valve  (Acres) por Acre Zonhgm Comments
Janusry, 1969 $2,445.000 163.0 $15000  Land Extonsive Buyors sxpeciations were thal propery would
Contiguous Agriculture, 60 Acres annexed 10 Cly of Cotati within twa years fror
July, 1989 $1,848,000 154.0 $12,000 sale dato. The 1930 General Plan Update put
peojact on hokd,
April, 1993 $450,000 600 $7,500  Land Extensive Purchased a3 a large agriculturel homesite fo
Agricultura, 80 Acre with hotses. The propesty has three approved
Dorsity : perks for a {olat of sixtean bedrooms and a 20
excellent views towards the north towand the ¢
of Petalara.
$alas Comparables for Southwest of Cotali; close to June, 1994 $425,.000 0.0 $7.083  Land Extensive Zoning allows for one site.
Maffia Propeity - 2 Petaluma Agricultuwe, 60 Acre
Densily
Sales Comparables for Coladl Stage Guich Road, Potaluma Apiit, 1980 $965,000 2358 $4,092 Land Extensive Two irregeiar shaped parcels uiilized for feld
Highlands Property - 2; comparables Agticutture; 60 Acte ard pastre. The parcels are in an agriculor
of tanwf used as lafje acreage home Density prosomve.
sites
Salea Compearables for Cotat Chiteno Valtey Road, June, 1991 $875,000 240.0 $3648 Land Extensive A mctangular shaped parcel spiit by Chileno
Highlands Property - 3; comparables Petalumna Agriculture; 60 Acra Valloy Road. ln an agriculiural preserve and
of land used as lamge acreage homs Density purchased as a singie home site.
sites
Sales Comparsbles for NWC Hali Hoad, Guonmwille Decamber, 1969 $106,140 a5.4 $3,000  Land Extensive Agrculiwre,  Level, low lylng site with vemal pools in flood
Witfrod/ Whistier Avenie - 1 60 Acre Density
160 Acre Danclty
Comparable for Southwest of Cotati; close to July, 1992 190,000 80 2375  Land Extensive Agriculiure,  Zoning allows for one she. Properly poor i k&
Maffia Property - 3 Pelaluma 160 Acre Donsity of location, access, and agriculiural potential.
Comparzbles for NWC Wilrad/ Gravensisin Highwway, S8 of Juhe, 1992 120,000 18 6,787 Land Extonsive Agiicultwe;  Adiacent io Sabastopol City limits;
Whistler Avenue - 2 Hwy 12 Sebastopol 160 Acres conists of wetiands and vemal pools,
Ghwese Agricultwe Zoning
20 Acre Denaity
Sales Comparables lor Cotatl FPetaluma Hill Road, Santa June, 1991 $400,000 16.4 $24,346  Diverse Agiiculiwe, 20 Purchased as 5-6 year investmert with the
Hightande Properly - 4; comparable Rosa Acre Dansity anticipation of future annexation by Rohnert P
with developimoent potential
Sales Comparables for Cotalt Petalums Hill Foad, Santa June, 1993 $420,000 304 $13,953  Diverse Agricultie, 20 Purchased as a long term investment with the
Highlands Propery - 5; comparable flosa anlicipation of future annexation by Rohnort P

Economic & Planning Systemm, Inc. 5206

Acra Density
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Table 4
Sales Comparables from Sonoma County Appraisals

Santa Rosa Wastawater
Property Name f Transior Dats / Sales Price / Shra Prico/ Valus
Parcel Looation Appraisal Date Appraisal Value . {Acres) por Acre Zoning Comments
: - {1 —
Sales Comparablos for Haroutunian End of Butler Avenue, April, 1993 $500,000 501 $9,976 Diverse Agriculiure, 20 Unimproved, slecirical and talephons secvice:
Propedy - 1 Santa Rasa Acre Denslly; 20 Acre available.
{Two Pamcets - one. 16.19 acres in Minimom.
5ize, and othor 33.93 acres),

*

{1) Some sales comparables listed only the zonlayg and others only the Genedat Flan designation; ¥ only one was listed, this information was taken ag an indication of value.
{2) This appraical values thiteen oarilicatos of complance on approximately 162 acres and an adjoining 154.4 acre parcel in the Cotali Highlands area.

Sounces: Selected Appralsals \n Sonoma County; Economic & Planning Systems, inc.

Econamic & Planning Sywiems, inc.  B2006



SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

Values Based on Recent Land Transactions

Data from the Sonoma County Assessor's Office on assessed land value of recently sold
parcels in the County, with the same zoning classifications as parcels in the reservoir site and
pump station site areas, were used to generate additiona information on land value. The
Transamerica Information Management Services Corporation compiles Assessor Data into
database format. Assessor information for Sonoma County was accessed using the
Metroscan Software.

Less reliance was placed on the land value estimates generated using sales prices/ assessed
values of parcels as this sample of parcels was less controlled, and sample sizes for some
zoning classifications were small. Estimates derived using this method give an indication of
value for each zoning category in the County as awhole. Agricultural land in the County as
a whole have a wider potential set of agricultural uses than land in the site areas, and, on
average, dlow for higher income generating uses. A vauation technique using data from
throughout the County may, therefore, overestimate the value of the land in the site areas.
This was judged to be the case for the Diverse Agriculture, 20 acre density zoning
classification.

Assessed valuations of a parcel, the land, the structure and other factors are based on current
market value when a parcel is sold.

Land value information was derived from the Assessor's data by selecting parcels with the
following characteristics:

the same zoning classifications as parcels in the reservoir site and pump station site
areas.

over 9 acresin size.

sold in the last five years.

An average land value per acre (excluding any improved value) was then calculated for each
zoning classification by dividing the total assessed land value by the total acreage of the
parcels in each zoning classification. The average assessed land value per acre by zoning
classification, the average acreage of the parcels in the data set by zoning classification, and
the number of parcels in the data set by zoning classification (the sample size) are shown in
Table5.

STRUCTURE VALUES

Building structure values were estimated using Sonoma County Assessor's data.  Assessor's
data on the assessed value of structures on recently sold parcels in the County, with the same
zoning classification as parcels in the reservoir site and pump station site areas, were used to
estimate the total building structure value. This structure value was divided by the total
square footage of the structures on these parcels to estimate an average structure value per
sgquare foot of building space. The estimated structure value was $85 per square foot.

JULY 20, 1996 14



Table 5
Summary of Recent Countywide Sales Data by Zoning Category
Santa Rosa Wastewater

Sonoma County Assesaors Data (1)

Sample Average Average Assessed Land
Zoning _ Size Acreage Value per Acre
Diverse Agricufture District, 20 Acre 4 19 $17,000
Land Extensive Agriculture, 60 Acre Density, 60 Acre Min. 30 32 $7,000
Agriculture, Land Extensive, 160 Acre Density, 160 Acre Min. | 46 $4,200

(1) To estimate land values per acre a sample of all the parcels in Sonoma County with the same zonings as parcels in the reservoir and pumpstation
areas were analyzed; only parcels that ware transferred/ sold in the fast five years were included (in these cases, the assessed parcel value is similar
to the racent sales price); all parcels were over 9 actes in size. All obvicus outliers were removed from the sample. The sample size gives the number

P Y T ey o - ey e swa s s, . e ] it
of parcels that fit the citeria in each zoning category; the average acreage gives the average acreage of the parcels In each zoning calegory, and, the

average assessed land value per acre gives the average assessed value of fand per acre for the parcels in each zoning category.

Sources: Transamerica Information Management Services - Metroscan Software: Assessor Parcel Information for Sonoma County;

Econornic & Planning Systems, inc.

Econornic & Planning Systems, Inc. 52996



SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

SYNTHESIS OF LAND VALUATION ESTIMATE

The initial per acre land value estimates for parcels in the Study Area were derived from a
combination of three sets of information: the review of appraisals conducted in the area, an
analysis of recent sales data, and interviews with brokers and appraisers in Sonoma County.
All three sources were considered in estimating the value range and adjusted midpoint value
for each zoning category.

The results generated by the three methods were similar. Both the information from the
appraisals and the land values estimated using Assessor information were approximately
consistent with the range indicated by the brokers and appraisers. The land value estimates
shown in Table 6 represent the range of values, by zoning classification, based on the
analysis discussed above. These value estimates have been refined further in developing
land cost estimates for the reservoir sites. The refinement is based on zoning and current
land use. These estimates are shown in Table 7. The following section describes the
application of these results to the reservoir and pump station sites to generate estimated land
costs by alternative.

JULY 20, 1996 16



Table 6
Estimated Per Acre Land Value Ranges (1)

Santa Rosa Wastewater

Per Acre Land Values
Zoning Low High
Diverse Agriculture District, 20 Acre $10,000 $20,000
Land Extensive Agriculture, 60 Acre Density, 60 Acre Min. $3,000 $12,000
Agriculture, Land Extensive, 160 Acre Density, 160 Acre Min. $2,500 $7.,000

(1) Estimates are based on intereviews with appraisers and brokers, land value information
from appraisals {see Table 5), and land valus information from Assessor Data (see Table 6).
The ranges have been adjusted to corraspond with the type of land in the reservoir and pump
station areas. Land values exclude any improvements on the property.

Sources: Metroscan Database of Sonoma County Assessor's Data; Interviews with Selected Appriasers; Selected
Appraisals; Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc. 529/96



Tabla 7

Schema for Parcel Level Land Valuation Estimates

Santa Rosa Wastewater
Lot Per Acre
Zoning / Land Use {1} Acreage (2) Land Value (3)
over 90 acres 5,500
over 80 acres §,500
over §0 acres 9,600
over 90 acres 15,000
Agrictiture Pasture over 80 acres 5,000
Agricuiture, Dairy over 90 acres 8,000
Agriculture, Field Crops ovar 90 gcres 9,000
Agriculture, Irrigated Vineyard, Pramium (4) over 90 acres 15,000
Agricuiture Pasture over 90 acres 4,000
Agricuiture, Dairy . over 80 acres 5,000
Agriculture, Field Crops ovar 90 acras 7.000
Agriculture, lrrigatad Vineyard, Premium (4) over 80 acras 15,000
Agricutture Pasture over 15 acras 12,000
Agriculture, Field Crops over 15 acres 15,000
Coeatal Zans (5)
Agriculture, Dairy with Residence ovar 180 acras 8,000
Gov, County Property. Misc. over 350 acres 5,000

{1) The zoning of a parcel halng astimata land value aa it definas tha nermittead uses of

JUURUWE (Taipne W airEiumat Fums tww ¥ reinawr wwe 1w wens e o oo o

& parcel; the current land uge of a parcel also gives a good indication of velue as it

indicates the potential use of the parcel.

{2) Lot acreage is an important determinant of land valus; larger parcels wilt In genersl,

heve @ lower pirce per asre than smaller parcels.

(3) Per acre land values represent estimatas of valus based on the estimated value

ranges by zoning, shown in Table 4, and interviows with brokars and appraisers on the
relative valus of different land use potentials. Additionsl adjustments to values were

made based on pemitted density and parcel acreage.

{4) Per ucre land values for land used for vineyards is outside the general range ostimated in
Table 8. Vineyards ganasate a highar income stream then other agricuftural uses, and the land

P PR T S T YRR JRRRERETRIgIRE I B B

valus of parceis in the reaervoly pump siation aieas With ihese uses Is essumed to be

approXimately $15,000 per acre.

(5} Valuas for theea zoning and land use based on appriser interviews and other market

information.

Sources: Matroacan Datahase of Sohoma Courly Assessor's Data; interviews with Selectad

Brokers and Appraisers; Selected Appraisals; Economic & Planning Systems, Inc.

i a e s mden A
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SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
LAND VALUE ESTIMATES

LAND COST ESTIMATE FOR THE PROJECT

Table 8 and Table 9 show the application of the estimated per acre land values and the
estimated per square foot building structure value to the reservoir and pump station sites.
They adso show the addition of a 50% contingency cost to the land cost, which is an
approximation of additional land costs required as a construction and/or buffer zone around
the sites, relocation costs, severance costs and other contingency costs. Table 10 shows the
land value estimates for the other land required.

Table 8 shows estimates of the land and associated building structure costs required for the
reservoir site area.  The following steps were taken in estimating the total cost of land
acquisition for the reservoir sites by alternative:

Per acre land values were applied to each parcel based on its zoning classification and
land use to generate atotal land cost.

An additional 50% contingency factor was added to the land cost, which is an
approximation of the cost of land required as a construction and/or buffer zone around
the reservoirs, relocation costs, severance costs and other contingency costs.

It is assumed that al the building structures on the parcels which comprise the reservoir
site fall in the reservoir area, and that all these buildings will have to be acquired. This
assumption is conservative as some building structures will not be in the reservoir area.

The estimated average building structure value of $85 per square foot was applied to the
building structures on each parcel to estimate the building structure costs associated with
each alternative.

The total cost of acquiring the land and associated building structures for each alternative
was estimated by summing the estimated land cost, the contingency cost and estimated
building cost.

Table 9 shows cost estimates of purchasing the land required for the pump stations by
aternative. Due to the small size of the land to be acquired, a general land value assumption
of $15,000 per acre was made. This is a conservative estimate based on the zoning, land
uses and sizes of the parcels in the pump station areas. An additional 50% contingency
factor was added to the land cost, which is an approximation of the cost of land required as a
buffer zone around the pump station sites, relocation costs, severance costs and other
contingency costs. It is also assumed that the pump station sites will not have existing
building structures as the pump stations will each require the construction of a new building
structure.

Table 10 shows acquisition cost estimates for the other land required, which excludes the
reservoir and pump station sites. Cost estimates are based on an assumed $10,000 per acre
for land. This represents a conservative estimate given the nature of the land.

JULY 20, 1996 19



Table &
Resarvole Site information

Santa Rosa Wastewater Long-Term Project

Rocuired Reservoir Site Cost of Buying Al Percel Acrasge
Atmrnative  Resorvolr Parcel Parcel Ressrvols Site % of Bidg. 8q. FL. on Land Prics Buliding Total
No.  /PwcelNo. Land Use Acres Bidg. 8q. Ft. Acres Pacvels Acros FAeservolr Site par Acre Land Cost Cost Cost
U] i3 L I (L] {5
A Towy A
68 020013 000 LEASD Pastuts 733 Q 5,500 $403,260 50
068620 Q17 000 LEASG Paslurs, W R ne6 1,296 5,500 $1.246410 $104,560 $1,350.870
068 0BO 31 000 DA20 Pashurs a4 ] 12,000 $2,320,560 0 $2,320,560
068 050 020 006 LEAIOD Paslure 6150 0 5,000 $3.075,000 0 $3,075,000
06 050 023 000 LEAIO0  Pasture, w/ A 2952 1,381 5,000 $1,475,850 $116,636 §1,502,688
068 060 055 000 LEASG Fiold Crops 118.t ¢ 9,500 $1,122.33%0 $0 $1,122,330
058 060 058 000 LEASO Fieid Crops 100.0 [+] 8,000 $000,000 ® $900,000
063 060 044 000 LEASD Paskure, W R 1258 800 5,500 $691,735 $G7,682 $759.417
068 060 056 000 LEASD Pasturs 139 a 5500 $126,230 0 $725.230
068 080 05T D00 LIAS0 Finkd Ceops 2178 o 12,000 {8) $2,611,440 $0 $2,611,440
O62 080002 D00 LEAIDD  Posiure a7y ] 5,000 $1,623,650 0 $1.623.660
048 Q70 005 000 LEASO Flald Crops 5139 Q 5,000 $5,165,280 E $5,186,200
068 070 004 000 LEAGO Field Crops 365.8 & 8,000 $3.200 470 0 53,202 470
OGE (B0 001 00X LEASO Paztare 4900 ] 5,500 $2.504.700 $0 $2,604,780
06BOBO00A000  LEAIOD  Paslue 6068 o 5000 $3,033 850 $0
Totel A4 347 800 1% ALY nis $284,000 330,581,000
.3 Adoba Road & Lakeville Hilteide .
Adoba Foid
136 150 008 000 DA Figld Crops T44 0 15,000 $1,116,000 $0 $1,316,000
136 130006 DO DA Pastung 600 [+] 12,000 0 $720,000
136 130 007 000 DA30 Pasture 17.0 o 12,000 $204,600 0 $204,000
136 000 056 000 DAFRIN  Paature, wH 1055 2813 10,000 {9) $1,058.600 $237.066 $1,200,506
136 140 005000 LEASO Dalty, W R 4000 1,856 8,500 42,600,000 $isr e $2.787T,002
196 140 003 000 LEABG Pasiure, w' R 1600 1,578 5,500 $860,000 $133,603 $4,013503
136 140 006 000 LEASG Puwsf, Single Residence 5.4 1914 8500 $08410 $161,920
136 130010 000 DA3D Pastura, w R 150.4 12,0600 $1,612,600 $0 $1,912,800
Suobiotal 9918 8,161 170 nfa $8,5090,000 $690,000 39,260,000
Lakevite Hilslde
265 110029 000 LEASD Unkown 1906 a 7.000 (103 $1,307 410 0 $1,307 410
062110033000  LEASS  Imigated Vineyart 90.7 0 15,000 $1,356,900 $0 $1,259,900
068 110 &34 000 LEASD iwigalod Vinayand 1223 0 15,000 $1,804.350 5 $1,834,350
068 080 D01 D00 LEASD = Pasture 480.0 ] 5500 $2,604,700 $0 $2,604,780
083 110017 000 LEASO Pashwe 19098 Q 5,500 $005,170 ] $905,170
068 110016 000 LEAGO Pastine 230 ] 5,500 $126,500 $0 $126.500
088 110018 000 DAS Daly w' / 56.9 [+ 13,000 $738,060 $0 $739.960
Subtotal 11634 [ 155 na $9,148,000 $0 $0, 148,000
Totsd 21552 9,161 325 1% 181 wa $17.723,000 $690,000 $18,423,000
¢ Tolwyé
D68 GB0 602 000 LEA100 Pasiura 3247 il 5,000 $1,623,650 %0 $1.623,6850
068 070 D05 000 LEABO Field Crops 5738 4] 9,000 $5,168,200 30 $5,165,280
068 070 004 000 LEABO Flokd Crops 3558 4] ' 6,006 $3,202.470 $0 $3,202,470
068 060 001 00O LEAGD Pasture 490.0 1} 5,500 T $2.604,700 o $2.604,780
068 060 003 000 LEALO0  Pasture 606.8 ] 5000 $3,033,850 0 $3,033,850
068 060 067 000 LIAGD Flald Crops 2176 1] 12,000 {8) $2,611,440 ] $2.611,440°
068 060 053 000 LEASO Flekd Crops 100.0 1] $.000 $900,000 L) $900,00¢
Totel 2668.8 ] o 1% L] nia $19,231,000 $0 $19,231.000
20 Sears Paint & Lakevilie Hillside
Seara Point
068 080 003 000 LEA100 Pasture 606.8 i+ 5,000 $3,033,850 0 $3,023,850
068 000 001 000 LEA1OG Pashwe 584.0 0 5,000 $2,970,000 $0 $2,870,000
068 050 004 000 LEAI00  Pastwe 550.7 [:] 5,000 $2,753,460 $0 2,753,450
068 080 010 000 LEA1Q0 Pasiura wit 365.0 1,433 6,000 $1,624,800 $124,235 $1,048,035
068 080 012 000 LEAIO0  fastwe 216 o 5,000 $17,900 ] $107,900
Sublolal 21380 1433 270 nla $10,880,000 30 $10,811,000
Lakewile Hilside
068 116 029 000 LEAGO Unkown 196.6 0 7,000 {10} $1,397410 $0 $1,307.410
068 110033000 LEAGO frigated Vineyard 90.7 1] 15,000 $1,359,900 $0 $1,355,900
D68 110034 000 LEASD lirigated Vineyart 122.3 EH] 15,000 $1,834,350 80 $1,834.350

{oonamic & Flanning Sysiems, . K898



Table 8§
Reservolr Site information
Sania Rosa Wastewstor Long-Term Project

Pucuieed Raservolr Site Cost of Al Parcsl Acresge
Alwitialive Beservolr - Farcet Parcel Rassrvole Bite an % of Bidg. 8q. Fr. on Land Price Eﬂq Total
No.  {Paccel No. Zonkng Land Use Acres Bldg. Sq. FL Acres Parcuts Acres Reservole Site per Acre Land Cost Cout Cost
{1} 2) . B “) _ 5}
066080001 00  LEASO Pasture 4900 [] 5,500 $2.504,760 $0 X
088 110017000  LEASO Pastire 1908 ] 5,500 $995,170 ] $505,170
068 110016000  LEASO Pastre 20 ] 5,800 $126,500 ] $126,500
068 110018 000 DA2S5 Daky W R 569 0 13,000 $799.960 $0 $7.30.960
Subeotat 11634 ] 156 oa 49,148,000 3o 48,148,000
Total 39014 1433 428 9% 1443 we $$9,838,000 [ $19,959,000
3A Two Hoek
022 010004 000 LEANSO Dy, wR 558.8 1,440 5,000 2,794,700 $121,027 $2.M6.527
022020001000  LEAIGO  Daly, wR asta o 5,000 1,809,000 30 $1,809,000
4080003000  LEAIGO  Daky,wR A6.0 1] 5,000 $1,520,000 30 $1,530,000
024000026000  LEAIGO  Pastwe 487 [} 4,000 $1.384,660 $0 $1,204,680
024 080 D19-000 PFFRIN  Counly Pmp., Misc. 380.1 [+] 5,000 $1.045,250 0 1,045,250
024080061 600 LEAGH Pasts M0 [} 5,600 $610,300 $0 $610,390
024 090 016 000 LEAGO Pashus, WA 2020 1,500 56,500 $1,111,000 §126,904 $1,237,004
Totsl 2074 2,040 230 w% 2940 [ $11,295,000 $244.000 $11,544,000
8 [
027 010612 000 LEATE0  Chicken Ranch, Wi 106.3 1,196 5,000 $531,600 $101,184 $632,784
£27 040011 000 LEAIS0 Dy whR 262 ] 5,000 $1,620,750 % $1,630,750
027030002000  LEAIG0  Pasiure 2718 ] 4,000 $1,191,200 $0 1,111,200
027 G30 003006  LEAI60  Pasum 1624 ] 4,000 $640,600 0 3649680
027020002000  LEAI60  Pasum, wR 2008 2,016 4,000 $600,000 $170,558 $070,558
027 020 006 060 LEAISO  Pasiwo, WHR 3107 ] 4,000 $1.276.840 0 $1,278,840
073020004000  LEAISG  Pastore, wifl 4588 3676 4,006 $1,835,040 5310958 $2,146,038
027040011000  LEAIS0  Daiy w'R 2e2 0 5,000 $4,630,750 $0 $1.630.750
Totat 21773 6808 195 % s882 na $5,468,000 $589,000 $10,651,000
E Carroll . .
073020007000  LEAIS0  Daky, whR 4871 ] - £,000 42,435,600 $0 $2,435,600
073 020 004 000 LEAIG0  Pasturs, w R 458.8 3,676 4,000 $1,835,040 $310,068 $2,146,038
Total 59 31478 235 25% - 3478 ofn $4,271,000 $311,000 $4,562,000
D Yelley Ford
026 070008 (00 LEA180  Daby, WR 5493 1] ) 5,000 $2.746,700 $0 $2,746,700
24 080 005 000 LEAIS0  Pastue, wR 000 1,356 4,000 $2,400,000 $114.721 2,514,721
026070012000 GZ Dairy, w R 186.1 0 8,000 $1,480,120 30 $1,480,120
Total 13355 1,366 200 19% 1,356 na $6,636,000 $115,000 $65,751,000
IE Hutley
027 220 010 000 LEAING  Pashwe 195.8 0 ) 5,000 $977.000 % §977,800
027 230 004 000 LEAIO0  Pasture, wR 145.7 1,598 . 5,000 $728.300 $120,442 $857,742
027230006000  LEAI0D  Pasre, WH 20.0 2,784 5,000 $450,000 $235,533 $685,533
02T 230007000  LEAIO0  Paskwe,wR 1012 1,980 5,000 $505,850 $167,513 $673463
027230008000  LEAI00  Pasture, wR 833 1,384 5,000 $468,350 $117.090 $583,440
027280041 000  LEAID0  Pastue, whR 126.3 ] ,000 $631.400 $0 $631,400
2T 240002 000 LEA100  Vaca, AR 1-20 Acres 13.0 ] 12,000 (11} $156,000 30 $156,000
022 310008 000 LEAIG  Paswre, wWR 237.1 2,800 5,000 $1,185,400 $296,897 $1.422,287
027230008000  LEAI00  Pasture, w/R 233 1,304 ’ 5,000 $4686,350 $117,000 $5R3,440
100 0G0 007 000 Marin Couly ] 320 ] 5,000 $160,000 $0 * $1680,000
100 060 H08 00D Matin County 12 1976 0 5,000 $687.800 $0 $687,800
100 060 008 GO0 Maiin County (12) 260 0 8,000 $208,000 $0 $206,000
Total 12909 11,862 s 4% 11,862 nis $6,623,000 $1,004,000 $7,627,000
GRAND TOTAL. 20,621 38,733 3,035 % 3,733 [ $335,382,000 $3,241,000 $128,754,000
1) Zoning abbreviations:
DA Diversa Agriculiura, 20 Acrs Danalty
DAZS Diverss Agricullura, 25 Acre Oensity
DA Diverss Agriculture, 30 Acre Deiiky
DAFRZN Diverse Agriculture, Frozen Lot Skre



Bequired Reseryoir Sie Cost of Buying Al Parcel Acresne
Ahornastive Ressrvoir Parcel Parcel Resarvolr Site %ot Bidg, Sq. Fr.on Land Price Buliding Towk
No.  /PwosiNo. Lanc Use Acres Bidg. Sq. Fr Acres Parcels Actes Reservoir Site por Acte Land Cost Cost Cost
{1 § 6]
LEAGO Tand Eensive Agriculune, 50 Acre Danslty 2 - £
LEAI0D Land Exiansive Agriaiite, 100 Acre Denslty
LEAIG0 Land Extotvive Agricufins, 180 Acre Danslty
Lia Laind irdonaive. Agriculum, $0 Aces Decally -
FFFRIN Public Facliies, Frozen Lot Sie
oz Coanlal Zone
Eand e abbtevielions:
wh with Fasddence .
) Fiaquived bwnd ls: apeink. The pecwided by Parsons Engitesdng Schence,
e .
45 i o nmenncrec il il e DolAing Sraane Duat ock v Paromls el on S cararvoir show; B3 ik Jo 5 wiive selials of land costs, 2 Kehe il ot 18l on
thes teisenoic site.
G}Mwmmﬁ-dﬁnnn
iy ki propontion of e costs b t 1o propontion 10 be squa 10 the catio
mmumm‘mmmn
mmmmnﬂawmw This. corilh inclucies costs of iring ey sckilionek lend requiied o form

Wt otpaelon cost.
o mmmﬂﬂﬂnmm

mmmmmummm gy it st nhhm Dcbad 00 e M Ut permitied by The 2oning, the cument land use, s
5 b vl ) 3o ottt el W Riprant akriculbured 20nings.
mmmmmmmmmmmm g “-MMM,_ is with the i and a definad densly
10 Whvas St 1000 Wy hnﬁwﬁl 4 $or The nleviink 2otk
{11} Thin 2oning.and & inath d b -ﬂﬁdmmm
MMM“Whummbﬂm kst P ACIG 1 akmilar 10 the viher parcels in the ressevolr ares.
hplr: Ootabaes of 5 Courly A w's Dala; Ik with Apgorole Appraisals; E: e b Planning Sy e,

Econormic & Plaaricg Systems, kv, S/908



Table 9

Pump Station Sites
Santa Rosa Wastewater
Pumpstations
Aiternativa Numher of Typlcal Sum of Sum of Total Ectimatad Total
Number Reservoir Pump Stations Zonlng Bldg Sizes LotSizes Land Required Land Cost Contingency Cost
1)) 2 {84, F) {Sq. Ft) 8q. Fi.) {Dolars) {Dollars) {Doliars)
L)) 3 @) {4) {5) {6)
1 No Project 0 na o 0 0 $0 $0 $0
2A Tolay A 9. Diverse Agriculture, 4,600 14,500 14,500 $4,993 $2,497 $7.490
20 Acre Density
28 Adobe Road and 10 Diverse Agriculture, 5.000 16,000 16.000 $5,510 $2,755 $8.264
Lakeville Hillside 20 Acre Density
2¢  Tolys 1 Diverss Agriculture, 5,100 16,800 16,800 $5,785 $2.883 $8.678
20 Acre Density
2D Sears Point and 13 Diverse Agriculture, 7,500 22,200 22,200 $7.6845 $3,822 $11,467
Lakeville Hillside 20 Acre Density
3A Two Rock 12 Diverse Agricutiura, 5,500 18,300 18,300 $6,302 $3,151 $9452
20 Acre Density .
3B Bloomfield 12 t.and Extensive Agriculture, 5,500 18,300 18,300 $2.521 $1.260 $3.781
100 Acre Density
3C Carroll Road 13 Land Extensive Agriculture, 5,900 19,800 19,800 $2.727 $1,364 $4.091
4N A oanalive
1V FWAT LITH Iﬂll’
3D Valley Ford 13 Land Extensive Agricultura, 5,800 19,800 19,800 $2,727 $1,364 $4,091
100 Acre Density
3E Huntley 11 Land Extensive Agricutture, 5,400 17,500 17,500 $2,410 $1,205 $3,616
100 Acre Dansity
4 Guoysors Recharge 3 Diverse Agriculture, 5,400 130,680 130,680 $45,000 $22,500 $67,500
20 Acra Density
6A Direct Discharge 0 Diverse Agriculture, 0 0 0 $0 $0 $0
to Russlan River 20 Acre Density :
5B Direct Discharge to 0 Diverse Agricuiture, 0 0 0 $0 $0 $0
the Laguna 20 Acre Danslty

=
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Table 9

"+ Pump Station Sites
Santa Rosa Wastewater
) Pumpstations o B
Alternative Number of Typlcal Sum of Sum of Total Estimated Total
Number Raservoir Pump Stations - Zoning Bidg Slzes LotSizes  Land Required Land Cost Contingency Cost
{1) 2) (5q. Ft.} (8q. Ft.) {Sq. F1.) {Dollars) {Doars) {Dolars)
&) 3 {3) ] 5) {6)

W e S ST e s pue S
{2} Typeial zonlng reters 1o the most common zoning of the tand whers the pump stitions are located.

£3) A pump staion building witi be constructed on each pump station lot. The size of the fand that wilt require a utitity easement
equals the size of the lot.

{4) Estimated kel costs are based on per acre valee ranges by zoning given in Table 8. A fand vaive of $15,000 per acre was applied io
tand primarily zoned Diverse Agdeuliure, 20 Acre Density, and a land value of $8,000 por acre was applied to land primarily zonad Land
Extonsive Agricufture, 100 Acre Densily.

{5)An additional 50% contingenoy cast ks addecd 1o the pumpsiation land acquisition cost. This contingency cost includes costs of

acouifing any akElional land required to formn & buffer Zons around the pumpstation site, sevennca costs, relocation cosis and other

contingency costs.
{6) Tolal cost is the sum of the estimated land cost and the contingency cost.

Sources: Parsons Engineering Scierce,inc.; Hadand Bartholomew 8 Assodates, ine.; Economic & Planning Systems, Inc.

Econontk: & Planning Sysioms, Inc. 52996



Table 10
Other Land Value Estimates
Santa Rosa Subregional Long-Term Wastewater Project

Qeysers Tank Site Direct Discharge Shte Pipeline Tunnel
& Pipefine Land at Russian River ASR Well Sites Land & Portal
Purchase & Land Purchase Purchase $ites Purchase
Alternative Land Estimated Land Egtimated Land Estimated Landd  Estimated
Number Project Required Cost Required Cost Required Cost Required Cost
(1) @ 1l ) {1) 2) {1 {2)

1 No Project 0 $0 g $o Q $0 0 $6
2A  TolayA 0 $0 o %0 0 | $0 e $0
2B Adobe Road and 0 $0 0 $0 L] $0 0 $0

Lakevilte Hillside
2¢  TolayC 0 $0 0 $0 G $0 1.28 $19,108
2D Sears Point and 0 $0 0 $0 0 $0 1] $0
Lakevilie Hillside
3A Two Rock 0o $0 4] $0 o $0 1.28 $19,198-
3B Bloomfisld 0 $0 0 $0 o $0 0
3c Camoll Road o §0 ] $0 ] $0 0 $0
3D Vallay Ford 0 $0 L $0 o $0 0 $0
3E  Huniley ] $0 0 $0 ] $0 0 $0

4 Geysers Racharge 941 $i41,14 0 §0 g $0 (4] $0

5A  Direct Discharge 0 $0 2.23 $33,402 ] $0 0 $0
to Russian River .
5B Direct Digcharge to . 0 $0 0 $0 0 $0 0 $0
the Laguna ’

{1} Land required includas a 50% contingency. Al figures are in acres.
{2) Cost estimates are based on assumed land vahie of $10,000 per acre.

Sources: Parsons Engineering Science, Inc.; Economic & Planning Systems, inc.

Economic & Planning Systems, inc. S2W%6



SANTA ROSA SUBREGIONAL LONG-TERM WASTEWATER PROJECT
PLANNING LEVEL LAND VALUE ESTIMATES

ADDENDUM TO TECHNICAL REPORT PLANNING
LEVEL LAND VALUE ESTIMATES

During the course of preparing the Technical Report and since its original publication several
changes and events have occurred that would have the potential to change analytical
conclusions. The changes and events include a revision to the overall Project Description.
While the mgjority of these changes were incorporated into the land value analysis, some of
the later adjustments were not incorporated. The adjustments that were not incorporated
would not significantly alter the results of the analysis. The other events include land
transactions that would have been considered as a part of the analysis, especialy the sale of
the "Button Ranch" by the University of California, which has been identified as a potential
reservoir site. This transaction, among others, was not included in the land value analysis
because it occurred following completion of the analysisin November 1995.

The differences between the final project description and the description used in the land
value analysis include some changes of the parcels on which the proposed reservoir sites fall,
and some minor differences in the estimated total building square footage that occupy these
parcels. A review of these changes indicates that they would not significantly effect the
estimated cost of acquiring land because the total land area to be acquired has remained
unchanged and the zoning and size of the parcels (the primary determinants of per acre land
value estimates) added and subtracted from the Project Description are similar. Differences
in the buildings presently existing on the proposed reservoir sites may make a small
difference to the total cost of acquiring these buildings but these differences will not
significantly effect the total cost of building acquisition.

Regarding the transactions that have occurred since completion of the Technical Report, it is
concluded that these transactions, and more general recent real estate trends, would not
substantially change the original planning level value estimates. For example, the Button
Ranch transaction apparently occurred at a bid price of $3.2 million. An earlier appraisal
prepared by the University of California estimated a value of $4.25 million. The value of the
property using the average values suggested in the Technical Report would produce a value
estimate of $4.2 million. Although the transaction occurred below the appraisal and the
value implied by the Technical Report, it is within the general range of value for property of
this type. While there is no assurance that the property required for one of the other Project
Alternatives would show a similar pattern (a price below the Technical Report estimates) the
estimates in the Technical Report are conservative on the high side. Thisis intentional and
necessary for this level of analysis. It isalso important to point out that land acquisition is a
small portion of the wastewater project costs, reflecting two or three percent of total
construction costs, thus any deviance would not significantly effect overall Project costs.

At the time a Project Alternative is selected, more detailed land value estimates will be
conducted using standard public agency appraisal standards and practices. These appraisals
will contribute to the cost estimate for the Preferred Alternative.
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