SANDAG
Regional Planning Committee Agenda

Friday, March 1, 2024
1p.m.

Welcome to SANDAG. The Regional Planning Committee meeting scheduled for Friday, March 1, 2024, will be held in person in the
SANDAG Board Room. While Committee members will attend in person, members of the public will have the option of participating
either in person or virtually.

For public participation via Zoom webinar, click the link to join the meeting: https://us02web.zoom.us/j/85814262796
Webinar ID: 858 1426 2796

To participate via phone, dial a number based on your current location in the US:

+1 (669) 900-6833 +1(929) 205-6099 International numbers available: https://us02web.zoom.us/u/ksxpUkoKL

All in-person attendees at SANDAG public meetings other than Board and PAC Members and SANDAG staff wearing proper
identification are subject to screening by walk-through and handheld metal detectors to identify potential hazards and prevent
restricted weapons or prohibited contraband from being brought into the meeting area consistent with section 171(b) of the
California Penal Code. The SANDAG Security Policy is posted on the Meetings & Events page of the SANDAG website.

Public Comments: Members of the public may speak to the Regional Planning Committee on any item at the time the Committee is
considering the item. Public speakers are generally limited to three minutes or less per person.

Persons who wish to address the members on an item to be considered at this meeting, or on non-agendized issues, may email
comments to the Clerk at clerkoftheboard@sandag.org (please reference RPC meeting in your subject line and identify the item
number(s) to which your comments pertain). Comments received by 4 p.m. the business day before the meeting will be provided to
members prior to the meeting. All comments received prior to the close of the meeting will be made part of the meeting record.

If you desire to provide in-person verbal comment during the meeting, please fill out a speaker slip, which can be found in the lobby.
If you have joined the Zoom meeting by computer or phone, please use the “Raise Hand” function to request to provide public
comment. On a computer, the “Raise Hand” feature is on the Zoom toolbar. By phone, enter *9 to “Raise Hand” and *6 to unmute.
Requests to provide live public comment must be made at the beginning of the relevant item, and no later than the end of any staff
presentation on the item. The Clerk will call on members of the public who have timely requested to provide comment by name for
those in person and joining via a computer, and by the last three digits of the phone number of those joining via telephone. Should
you wish to display media in conjunction with your comments, please inform the Clerk when called upon. The Clerk will be prepared
to have you promoted to a position where you will be able to share your media yourself during your allotted comment time. In-person
media sharing must be conducted by joining the Zoom meeting on the personal device where the content resides. Please note that
any available chat feature on the Zoom meeting platform should be used by panelists and attendees solely for procedural or other
“housekeeping” matters as comments provided via the chat feature will not be retained as part of the meeting record. All comments
to be provided for the record must be made in writing via email or speaker slip, or verbally per the instructions above.

In order to keep the public informed in an efficient manner and facilitate public participation, SANDAG provides access to all agenda
and meeting materials online at sandag.org/meetings. Additionally, interested persons can sign up for email notifications at
sandag.org/subscribe. A physical copy of this agenda may be viewed at the SANDAG Toll Operations Office, 1129 La Media Road,
San Diego, CA 92154, at any time prior to the meeting.

To hear the verbatim discussion on any agenda item following the meeting, the audio/video recording of the meeting is accessible on
the SANDAG website.

SANDAG agenda materials can be made available in alternative languages. To make a request, call (619) 699-1900 at least

72 hours in advance of the meeting.

Los materiales de la agenda de SANDAG estan disponibles en otros idiomas. Para hacer una solicitud, llame al (619) 699-1900 al
menos 72 horas antes de la reunion.

San Diego Association of Governments
401 B Street, Suite 800, San Diego, CA 92101-4231 x (619) 699-1900 x Fax (619) 699-1905 x sandag.org
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This meeting will be conducted in English, and simultaneous interpretation will be provided in Spanish. Interpretation in additional
languages will be provided upon request to ClerkoftheBoard@sandag.org at least 72 business hours before the meeting.
Esta reunion se llevara a cabo en inglés, y se ofrecera interpretacion simultanea en espafol. Se ofrecera interpretacion en otros
idiomas previa solicitud a ClerkoftheBoard@sandag.org al menos 72 horas antes de la reunion.
Free Language Assistance | Ayuda gratuita con el idioma | Libreng Tulong sa Wika | H6 tré ngén ng{ mién phi |

FESHE | REFESHE | saclue d9%) dilzxe | FE A X | SaS oLy o&uly | MHOEEXIE |
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BeskowToBHa MoBHa gonomora | sandag.org/LanguageAssistance | (619) 699-1900

Closed Captioning is available

SANDAG uses readily available speech recognition technology to automatically caption our meetings in Zoom. The accuracy of
captions may vary based on pronunciations, accents, dialects, or background noise. To access Closed Captions, click the “CC” icon in
the toolbar in Zoom. To request live closed caption services, please contact the Clerk of the Board at clerkoftheboard@sandag.org or at
(619) 699-1900, at least 72 hours in advance of the meeting.

In compliance with the Americans with Disabilities Act (ADA), SANDAG will accommodate persons who require assistance in order to
participate in SANDAG meetings. If such assistance is required, please contact the Clerk of the Board at clerkoftheboard@sandag.org
or at (619) 699-1985, at least 72 hours in advance of the meeting. To request this document or related reports in an alternative format,
please call (619) 699-1900 or (619) 699-1904 (TTY), or

fax (619) 699-1905 at least 72 hours in advance of the meeting.

Vision Statement: Pursuing a brighter future for all

Mission Statement: We are the regional agency that connects people, places, and innovative ideas by implementing solutions with our
unique and diverse communities.

Our Commitment to Equity: We hold ourselves accountable to the communities we serve. We acknowledge we have much to learn
and much to change; and we firmly uphold equity and inclusion for every person in the San Diego region. This includes historically
underserved, systemically marginalized groups impacted by actions and inactions at all levels of our government and society.

We have an obligation to eliminate disparities and ensure that safe, healthy, accessible, and inclusive opportunities are available to
everyone. The SANDAG equity action plan will inform how we plan, prioritize, fund, and build projects and programs; frame how we
work with our communities; define how we recruit and develop our employees; guide our efforts to conduct unbiased research and
interpret data; and set expectations for companies and stakeholders that work with us.

We are committed to creating a San Diego region where every person who visits, works, and lives can thrive.
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Regional Planning Committee
Friday, March 1, 2024

Comments and Communications

Non-Agenda Public Comments/Member Comments

Members of the public shall have the opportunity to address the Regional Planning
Committee on any issue within the jurisdiction of the Regional Planning Committee
that is not on this agenda. Public speakers are limited to three minutes or less per
person. Public comments under this agenda item will be limited to five public
speakers. If the number of public comments under this agenda item exceeds five,
additional public comments will be taken at the end of the agenda. Regional
Planning Committee members and SANDAG staff also may present brief updates
and announcements under this agenda item.

Consent

Approval of Minutes
Tessa Lero, Francesca Webb; SANDAG

The RPC is asked to review and approve the minutes from its December 1, 2023,
meeting.

Meeting Minutes

SANDAG Grant Programs: Quarterly Status Update
Susan Huntington, Jenny Russo, Lauren Lee, SANDAG

This report provides a quarterly update on the progress and performance of
projects funded through SANDAG's grant programs from September 1,
through December 31, 2023.

Quarterly Grants Status Report
Att. 1 - Glossary of Terms
Att. 2 - Discussion Memo
Att. 3 - Project Showcase

2025 Regional Plan Tribal and Binational Outreach Summary
Antoinette Meier, Hector Vanegas, SANDAG

This report provides a summary of tribal and binational outreach SANDAG
conducted in support of 2025 Regional Plan development.

2025 Regional Plan Tribal and Binational Outreach
Att. 1 - 11.15.23 SANDAG Tribal Program Update
Att. 2 - 10.04.23 Border Transportation Workshop Agenda

Reports

2025 Regional Plan: Draft Series 15 Regional Growth Forecast Regional and
Subregional Results
Cindy Burke, Gregor Schroeder, Sarah Hudson, SANDAG

Staff will present an overview of the Series 15 Subregional Forecast of population,
jobs, and housing that will be used for the 2025 Regional Plan.

Draft Series 15 Regional Growth Forecast

Approve

Information

Information

Information


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456871/Item_2_-_Dec_1__2023__RPC_Meeting_Minutes.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457318/Item_3_-_Quarterly_Grants_Status_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456717/Att_1_-_Glossary_of_Terms.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456718/Att_2_-_Discussion_Memo.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456719/Att_3_-_Project_Showcase.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456853/Item_4_-_2025_Regional_Plan_Tribal_and_Binational_Outreach.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456855/Att.1_-_11.15.23_SANDAG_Tribal_Program_Update.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456856/Att._2_-_10.04.23__Border_Transportation_Workshop_Agenda.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457104/Report_for_Item_5_-_Draft_Series_15_Regional_Growth_Forecast_-_RPC_March_1__2024.pdf

Att. 1 - Draft Series 15 Regional Growth Forecast Handout
Supporting Materials.pdf

+6. Value Capture in the San Diego Region Information
Antoinette Meier, Danielle Kochman, SANDAG

Staff will present an overview of the Regional Value Capture Study.
Value Capture in the San Diego Region
Att. 1 - Regional Value Capture Study
Att. 2 - Value Capture Screening Tool
Supporting Materials.pdf

+7. SANDAG's Approach to 2024 World Design Capital Information
Robyn Wapner, Hector Vanegas, Zach Hernandez, SANDAG

Staff will present an update on the designation of San Diego-Tijuana binational
region as the 2024 World Design Capital and how SANDAG aims to participate.
SANDAG Approach to 2024 World Design Capital
Att. 1 - Resolution No. 2024-13
Supporting Materials.pdf

8. Adjournment
The next RPC meeting is scheduled for Friday, May 3, 2024, at 1 p.m.

+ next to an agenda item indicates an attachment


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2456995/Draft_Series_15_Regional_Growth_Forecast_One-Page_Handout.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2473601/Item_5_-_Supporting_Materials.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457154/Item_6_-_Value_Capture_in_the_San_Diego_Region.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457156/Att_1_Regional_Value_Capture_Study.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457157/Att_2_Value_Capture_Screening_Tool.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2473609/Item_6_-_Supporting_Materials.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457221/Item_7_-_SANDAG_Approach_to_2024_World_Design_Capital.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2457222/Resolution_No._2024-13.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2473620/Item_7_-_Supporting_Materials.pdf
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Regional Planning Committee Item: 2
January 5, 2024

December 1, 2023, Regional Planning Committee
Meeting Minutes

View Meeting Video

Vice Chair Ditas Yamane (South County) called the Regional Planning Committee (RPC) meeting to
order at 12:30 p.m.
1. Public Comments/Communications/ Member Comments
The Original Dra, member of the public, spoke regarding international relations as related to
transportation planning and climate change.
Consent
2. Approval of Meeting Minutes
The RPC was asked to review and approve the minutes from its June 2, 2023, meeting.
The Original Dra spoke regarding sea level rise.

Action: Upon a motion by Mayor Rebecca Jones (North County Inland), and a second by Deputy Mayor
Joy Lyndes (North County Coastal), the RPC voted to approve the minutes.

The motion passed.

Yes: Vice Chair Yamane, Councilmember Patricia Dillard (East County), Deputy Mayor Lyndes, and
Mayor Jones.

No: None.
Abstain: None.

Absent: City of San Diego and County of San Diego.

Reports

3. TransNet Environmental Mitigation Program FY 2024-2026 Work Plan and Funding
Recommendations

Senior Regional Planner Kim Smith presented the item.

The RPC was asked to recommend that the Board of Directors approve the proposed FY 2024-2026
Work Plan and budget allocation for regional management and biological monitoring.

The Original Dra spoke regarding SANDAG environmental mitigation efforts.

Action: Information only.


https://www.youtube.com/watch?v=Rpnm01x-jXY&list=PLhc6gN-hbZNT036150BjGJ2ulSY1Hf4-Z&index=49&t=1s

4. SANDAG Grant Programs: Evaluation Process

Grants Program Manager Jenny Russo presented an overview of the current competitive selection
process for SANDAG's various grant programs along with best practices to inform members.

The Original Dra spoke regarding use of grant funding.

Action: Information only.

5. Telework in the San Diego Region in 2023

Senior Director of Data Science Dr. Cindy Burke presented details of the recently completed Telework
Study that is being used as one of modeling inputs for the 2025 Regional Plan.

The Original Dra spoke regarding the results of the telework survey.

Action: Information only.

6. Regional Resilience Framework

Senior Regional Planner Jeff Hoyos presented an overview of the Regional Resilience Framework project
and accompanying tools to support climate adaptation planning.

The Original Dra spoke regarding climate impact mitigation efforts.

Action: Information only.

7. SANDAG Tribal Program Update

Senior Regional Planner Paula Zamudio presented an overview of the SANDAG tribal program and
consultation efforts.

The Original Dra spoke regarding the SANDAG tribal program.

Action: Information only.
8. Upcoming Meetings
The next RPC meeting is scheduled for Friday, January 5, 2024, at 1 p.m.

9. Adjournment

Vice Chair Yamane adjourned the meeting at 2:35 p.m.
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Regional Planning Committee Item: 3
March 1, 2024

SANDAG Grant Programs: Quarterly Status Update

Overview

Action: Information
The TransNet Extension Ordinance and Expenditure This report provides a quarterly update on
Plan provides funding for a variety of regional the progress and performance of projects
competitive grant programs available to local through SANDAG's grant programs from
jurisdictions, transit agencies, and nonprofit September 1, through December 31, 2023.

organizations that help implement the 2021 Regional
Plan. Grant programs include the Environmental
Mitigation Program Land Management Grant Program  Fiscal Impact:
(EMP LMG) and Smart Growth Incentive Program None.

(SGIP). Additionally, SANDAG receives Regional Early

Action Program (REAP) funding through the California SEEE e 20 (T ae:

Department of Housing and Community Development During the reporting period.(September 1to

that it distributes through the Housing Acceleration December 31, 2023), 1 project was

Program (HAP). completed and 4 projects were on the watch
list.

SANDAG Board Policy No. 035 applies to all

competitive grant programs administered through

SANDAG and outlines competitive grant program procedures. SANDAG awards grant funds on a
competitive basis that considers the grantees' ability to perform their proposed projects on time. SANDAG
intends to hold grantees accountable for completing the project to ensure fairness in the competitive
process and to encourage grantees toward implementation for public benefit on project deliverables as
soon as possible. Projects are placed on a watch list if a grantee has not made timely progress toward its
milestones or key project deliverables or has not implemented any SANDAG-issued corrective actions.

Status reporting on the grant projects is provided biannually to the ITOC and quarterly to one or more
policy advisory committees based on which bodies provide oversight for each grant program. For a listing
of policy advisory committees and grant project oversight, see "Policy Committee Oversight" in
Attachment 1. This status update provides an overview of the progress and performance of projects
funded through these grant programs.

TransNet Environmental Mitigation Program Land Management Grants

Through the EMP LMG, SANDAG provides land managers with funding to help maintain and enhance the
integrity and size of regional habitat preserves and protect endangered species. Eligible applicants
include land managers from private nonprofit organizations, local jurisdictions, and other government
agencies. Examples of land management projects include habitat restoration, habitat preservation, and
non-native plant species eradication. As of the end of the reporting period, SANDAG has awarded more
than $18 million to 136 projects throughout the San Diego region, and 115 grant-funded projects have
been completed and closed out.

TransNet Smart Growth Incentive Program

The SGIP provides funding to local jurisdictions for transportation-related infrastructure improvements
and planning efforts that support smart growth and transit-oriented development in Smart Growth
Opportunity Areas. As of the end of the reporting period, SANDAG has awarded approximately

$59 million to 73 projects throughout the San Diego region, with 44 projects completed.


https://www.sandag.org/funding/transnet
https://www.sandag.org/funding/transnet
https://www.sandag.org/about/bylaws-and-policies
https://www.sandag.org/funding/grant-programs/environmental-mitigation/transnet-land-management-grant-program
https://www.sandag.org/funding/grant-programs/smart-growth-and-housing/transnet-smart-growth-incentive-program

Housing Acceleration Grant Program

To address the housing crisis, SANDAG launched the Housing Acceleration Program (HAP) funded
through the Regional Early Action Planning (REAP) program funds. The HAP program will address San
Diego’s regional challenges and goals to support the acceleration of housing production and promote fair
and equitable housing for all. HAP funds can be used for promoting activities that accelerate the
production of housing, supporting development in and around Mobility Hubs, and creating a climate
resilient region while reducing greenhouse gas emissions and vehicle miles traveled. As of the end of the
reporting period, SANDAG has awarded $14.2 million to 22 projects throughout the San Diego region with
one project completed.

Due to recent state-proposed budget changes released in January 2024, SANDAG is working with HCD
to identify impacts to the HAP Cycle 2 grant awards and will provide more information as soon as it is
available.

Key Considerations

During the reporting period, 1 project was completed, and 4 projects were on the Watch List. A glossary
of key terms for the grant programs is included in Attachment 1. Attachment 2 is a discussion memo
highlighting project status changes within the reporting period for each grant program. Attachment 3
showcases completed projects or projects that met major milestones during the reporting period.

Next Steps

This report will be provided to the Transportation Committee at its March 15, 2024 meeting. The next
quarterly status update on these grant programs is scheduled to be provided to the TC and RPC in June
2024, and the next biannual report to the ITOC will be in July 2024.

Susan Huntington, Director of Financial Planning, Budgets, and Grants

Attachments: 1. Glossary of Key Terms
2. Discussion Memo
3. Project Showcase


https://www.sandag.org/funding/grant-programs/smart-growth-and-housing/housing-acceleration-grant-program

Attachment 1
Glossary of Terms

Applicable Grant Definition

Program(s)

Active Project
Actual
Performance

AFA

Amendment
(AM)

Americans with
Disabilities Act
(ADA)
ARPA

ATGP

Capital Project

Completed
Project

All

All

AFA
All

All

STGP

ATGP

All

All

An ongoing project that is neither complete nor pending
and will continue being funded and reported on during the
next quarter.

Refers to the grantee's performance of the project during
the project term, which contrasts with the proposed
performance (see definition below).

Acronym for the Access for All Program.

Refers to no-cost, schedule-only extensions and scope

modifications brought about by extenuating circumstances

such as COVID-19. The Chief Executive Officer can

approve time extension requests of up to twelve months

aggregate or that do not miss Project Milestones (see

definition). All such amendments are subsequently

reported as a delegated action to the SANDAG Board of

Directors. Amendments exceeding twelve months

aggregate or that miss Project Milestones are considered

by the following Policy Advisory Committees:

e SGIP, HAP, and EMP - Regional Planning Committee
(RPC)

e ATGP, SGIP, STGP, EMP, AFA - Transportation
Committee (TC)

A federal law that prohibits discrimination and ensures

equal opportunity for persons with disabilities in

employment, state and local government services, public

accommodations, commercial facilities, and

transportation.

Acronym for the American Rescue Plan Act, which

allocated additional funding to Section 5310.

Acronym for the TransNet Active Transportation Grant

Program.

A project to purchase or construct real or personal

property such as vehicles, computers, software,

sidewalks, bulb-outs, and bike lanes that provide or

enhance transportation services.

A grantee has completed its project after providing all

required deliverables in the grant agreement. Board Policy

No. 035 further defines completion as:

e Capital Project: the prime construction contractor has
been relieved from its maintenance responsibilities

e Planning Project: the grantee has approved the final
project deliverable

A project that is shaded blue in the quarterly status report

connotes a project that was completed in the reporting

quarter.

10


https://www.sandag.org/about/bylaws-and-policies
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Consolidated
Transportation
Services
Agency (CTSA)

Cost per Trip

Cost per Unit

CRRSAA

Education
Encouragement
and Awareness

(EEA)
EMP

HAP

Individuals with
Disabilities
Minimum Match
Requirement

Mobility
Management
Project

Net Project
Cost

Older Adult

On-Demand
Transportation

STGP

STGP

STGP

STGP

ATGP

EMP

HAP

All

STGP

STGP

STGP

STGP

AFA

CTSAs were created under the Social Service
Transportation Improvement Act of 1979 to promote the
consolidation of state social service transportation. In
2006, SANDAG selected Facilitating Access to
Coordinated Transportation (FACT) as the CTSA for the
San Diego region after a competitive selection process. In
2020, the SANDAG Board of Directors approved the
dedication of 25% of STGP Cycle 11 funding to the CTSA
for mobility management activities.

Used as a performance measure for Operating and some
Capital STGP Projects. Cost Per Trip refers to the Net
Project Cost (grant plus required matching funds) divided
by the number of One-Way Passenger Trips provided in
the reporting period.

Used as a performance measure for Mobility Management
projects. Cost per Unit is the Net Project Cost (grant plus
required matching funds) divided by the number of Units
provided in the reporting period, such as the number of
ride referrals.

Acronym for Coronavirus Response and Relief
Supplemental Appropriations Act of 2021, which allocated
additional funding to Section 5310.

Refers to a Non-Capital ATGP Project Category. These
are projects or programs that raise awareness about
biking and walking as viable transportation alternatives for
trips to work, school, shopping, and other daily activities.
Acronym for the TransNet Environmental Mitigation
Program.

Acronym for the Housing Acceleration Program.

Individuals with disabilities as defined by the Americans
with Disabilities Act.

The minimum matching funds required of a grantee is
represented as a percentage of the total project cost. The
Minimum Match requirement varies by funding source
(e.g., Section 5310 or SMG) and by project type (e.g.,
Capital, Operating, or Mobility Management).

A project that improves coordination among public
transportation and other transportation service providers.
Mobility Management does not include operating a public
transportation service and is measured in Units of Service.
The Total Project Cost less any revenue generated
through the project. The Net Project Cost is paid through
grant and matching funds.

For SMG-funded projects, refers to individuals 60 years or
older. For Section 5310-funded projects, refers to
individuals 65 years or older.

A transportation service that does not follow a fixed route
or schedule, and the provider can fulfill trip requests within
twelve hours.
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One-Way
Passenger Trip
(OWPT)
Operating
Project

Performance
Threshold
Policy
Committee
Oversight

Pre-Scheduled
Transportation
Project
Milestone and
Completion
Deadlines

Proposed
Performance

REAP

Recovery Plan

STGP

STGP

STGP

All

AFA

All

STGP

HAP

STGP

Refers to one rider making a one-way trip from origin to
destination, calculated each time a passenger boards a
vehicle.

Refers to an STGP Project Category. The project operates

a transportation service that provides trips to seniors and

individuals with disabilities.

Refers to 130% of the proposed Cost per Trip or Cost per

Unit.

e Independent Taxpayer Oversight Committee (ITOC):
TransNet-funded grant programs.

e Regional Planning Committee (RPC): EMP, SGIP, and
HAP grant programs.

e Transportation Committee (TC): ATGP, SGIP, EMP,
AFA, and STGP grant programs.

A transportation service where the provider can only fulfill

trip requests over 12 hours.

Refers to milestone and completion deadlines following

the issuance of the Notice to Proceed on the project that

are required per Board Policy No. 035 and vary based on
project type:

e Capital Projects: completed within three and a half
years if a construction contract is necessary; or open
to the public within eighteen months if no construction
contract is necessary.

e Planning Projects: completed within three years if a
consultant contract is necessary; or completed within
two years if no consultant contract is necessary.

e Operations Projects: operations commence within
eighteen months if a service contract is necessary; or
operations commence within one year if no service
contract is necessary.

e Equipment or Vehicle Projects: purchase contract
awarded within six months and use of the equipment
or vehicles for public benefit within three months of
acceptance of the equipment or vehicles from the
supplier.

Refers to the level of performance a grantee proposed in

its application and is required to maintain through its grant

agreement.

Acronym for the Regional Early Action Program, the

funding source for the HAP program.

A detailed plan and implementation schedule submitted by

a grantee whose project is on a Watch List or is otherwise

not in compliance with its grant agreement. The Recovery

Plan includes how the grantee intends to achieve the

Performance Threshold or comply with the grant

agreement. If performance does not improve, SANDAG

staff notifies the relevant Policy Advisory Committee,
which may decide to discontinue project funding.
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Section 5310

SGIP

SMG

Specialized
Transportation
Grant Program

Total Project

Cost

TransNet-
Funded Grant
Programs

Transportation
Brokerage

Units of Service

Vehicle Trip

Watch List

WAV

STGP

SGIP

STGP
STGP

All

All

STGP

STGP

STGP

All

STGP/AFA

Refers to the Federal Transit Administration Section 5310
Program: Enhanced Mobility of Seniors & Individuals with
Disabilities.

Acronym for the TransNet Smart Growth Incentive
Program.

Acronym for the TransNet Senior Mini-Grant Program.

Refers to the SMG and Section 5310 grant programs
collectively.

The sum of the funds provided by the grantee (matching
funds plus revenue) and the amount of grant funding
awarded.

Competitive grant programs funded through the TransNet

Extension Ordinance and Expenditure Plan. The status of

these grant programs is reported to the Independent

Taxpayer Oversight Committee on a biannual basis. Grant

programs funded through TransNet include ATGP, EMP,

SGIP, and SMG.

A member organization that provides negotiated

competitive rates to facilitate trips based on the lowest

price.

Used as a performance measure for Mobility Management

projects. Examples of units of Service include web hits,

referrals, and training provided to inform riders of their
transportation options or facilitate coordination among
specialized transportation providers.

One vehicle makes one or more one-way trips from origin

to destination with one or multiple riders.

SANDAG places a project on the Watch List for the

following reasons:

e Cost Efficiency (STGP): If the actual, cumulative Cost
per Trip or Cost per Unit exceeds the Performance
Threshold. If this occurs, SANDAG requires the
grantee to complete a Recovery Plan.

e Schedule (ALL): If the grantee will be unable to fully
draw down funds or complete the project scope of
work without the approval of an extension request by
a Policy Advisory Committee.

e Compliance (ALL): If the grantee is failing to comply
with the terms of their grant agreement.

Acronym for Wheelchair Accessible Vehicle, which

provides a lift or lamp to help transport individuals with

disabilities with mobility devices such as a non-foldable
wheelchair or mobility scooter.
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Attachment 2

Discussion Memo

This Discussion Memo highlights grant project status changes during the reporting period. The detailed
status of each program’s projects is located here.

Environmental Mitigation Program — Land Management Grant Program

Completed Projects
e San Diego Zoo Global - Stinknet Removal

Projects on the Watch List & Reasoning
e San Diego Audubon Society - Silverwood-Anstine
o The project is on the Watch List due to the Grantee’s contractor not meeting prevailing wage
requirements. SANDAG filed a complaint with the Department of Industrial Relations (DIR) in March
2022 and then refiled it in May 2023 upon request of the DIR. A case manager was assigned in
August 2023 and the DIR is currently investigating.
o The Project is complete and will be closed out once the DIR resolves the labor compliance issues.
SANDAG’s labor compliance consultant has indicated that this process could take two years to
complete due to a backlog of cases with the DIR.

Smart Growth Incentive Program

Completed Projects
e None

Projects on the Watch List & Reasoning
e City of San Diego - Downtown Mobility Cycle Way Improvement Phase | & Il
o This project is on the Watch List due to the Grantee’s contractor not meeting prevailing wage
requirements. The City filed a complaint with the Department of Industrial Relations (DIR) in August
2022 and received a case assignment by the DIR in November 2022.
o This project is complete and will be closed once the DIR resolves the labor compliance issues.
¢ City of Escondido - Escondido General Plan Amendments and Environmental Review
o This projectis on the Watch List due to the Grantee’s loss of critical staff in the Planning Department
and the Grantee placing the project on hold until the vacancy can be filled. Once that occurs, the
City will reassess the timing for the project and request a time extension.

Housing Acceleration Grant Program (HAP)

At its meeting on October 13, 2023, the SANDAG Board of Directors approved the proposed funding
recommendations for the HAP Cycle 2 Call for Projects. $12.3 million in funding was awarded to 15 projects
from eight local jurisdictions and the County of San Diego. The grant agreements are being prepared for
SANDAG and grantee signatures. Once signed, the Notice to Proceed will be issued and the work will
begin.

Completed Projects
e None
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Projects on the Watch List & Reasoning

County of San Diego — Objective Design Standards

o Portions of the project are scheduled for completion in fall 2024, which is after the grant agreement
expiration date. SANDAG is working with the Grantee to determine how the City can fully utilize its
grant funding and complete the project within the grant agreement deadline.
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SANDAG

Regional Planning Committee Item: 4

March 1, 2024

2025 Regional Plan Tribal and Binational Outreach Summary

Overview Action: Information

As part of the process to develop the This report provides a summary of tribal and
2025 Regional Plan staff convened workshops to binational outreach SANDAG conducted in
share ideas around regional planning, mobility, and support of 2025 Regional Plan development.

discuss opportunities for collaboration with our partner
agencies and stakeholders. Recent workshops
focused on generating a dialogue to highlight the
unique aspects and potential solutions from the

Fiscal Impact:

None.

perspective of the region’s borders with tribal nations

and Mexico. Schedule/Scope Impact:
None.

Key Considerations

Under this lens and building from the existing framework for institutional collaboration, SANDAG staff
provided presentations and led discussion with tribal partners as part of recurring meetings of the
Interagency Technical Working Group on Tribal Transportation Issues (Tribal TWG) on March 8, June 7,
and August 30, 2023. SANDAG staff and Working Group members discussed the

2025 Regional Planning goals and strategies as well as how to align transportation solutions developed
as part of the Interregional Tribal Transportation Strategy (ITTS).

Some of the common themes and outcomes heard during Tribal TWG meetings include:

e Discussion and updates to the existing Tribal Consultation Plan in support of the
2025 Regional Plan and further efforts to identify funding opportunities for ITTS projects.

e Emphasis on climate change adaptation and ensuring electric vehicle conversions have an
energy grid to support it.

e The continued importance of safety, roadway improvements, economic vitality, and regional
connectivity for tribal nations.

On November 15, 2023, the Borders Committee, together with the Tribal TWG, hosted a

Tribal Symposium. The symposium highlighted preliminary insights into SANDAG's employment centers
within tribal nations in San Diego County and related economic development opportunities, as well as a
presentation on preserving tribal cultural resources through cultural monitoring. Additionally, staff and
tribal representatives engaged in an open dialogue about funding opportunities.

On October 4, 2023, SANDAG, in partnership with the City of Tijuana, held the Border Transportation
Planning Workshop at Centro Cultural Tijuana (CECUT) in Tijuana. The program included presentations
from SANDAG, IMPLAN Tijuana, and Tijuana Innovadora, each of which discussed current approaches
to mobility planning and key projects relevant to crossborder mobility through the region’s land ports of
entry and throughout the border region. The presentations were followed by a moderated discussion
among attendees which included representatives from U.S. and Mexican government, chambers of
commerce, universities, non-governmental organizations, and community members.

Some of the common themes and outcomes heard during the border workshop include:

o Existing mechanisms for collaboration are effective and should continue through subsequent
discussions with SANDAG, the crossborder community, and stakeholder agencies.
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https://www.sandag.org/-/media/SANDAG/Documents/PDF/projects-and-programs/borders-and-interregional-collaboration/tribal-governments/intraregional-tribal-transportation-strategy-fact-sheet-2019-02-01.pdf

e Integrating mobility systems on both sides of the border will improve quality of life, economic

competitiveness, the environment, public health, etc.
e Both U.S. and Mexican partners are eager to find opportunities to align planning efforts and
apply complementary and coordinated solutions to make border travel more efficient

Next Steps

Follow-up discussions with our partners will be scheduled to build on the momentum from the workshops
while generating productive engagement during the development of the 2025 Regional Plan.

Antoinette Meier, Senior Director of Regional Planning

Attachments: 1. November 15, 2023, SANDAG Tribal Program Update
2. October 4, 2023, Border Transportation Workshop Agenda
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Attachment 1

SANDAG

Borders Committee ltem: 3

November 15, 2023

SANDAG Tribal Program Update

Overview Action: Information
The San Diego region is home to 18 Native American This report provides a summary of the
reservations represented by 17 Tribal Governments, SANDAG Tribal Program.

the most in any county in the United States. Native
American reservations are comprised of more than

127,000 acres in the San Diego region, making up Fiscal Impact:
approximately four percent of the region’s land base. $60,000 allocation from FY 2024 Overall
All the reservations are located within the Work Program Project No. 3100404 for tribal

unincorporated eastern portion of the county. cons_.ultat|9n with Spgthern California
Chairman’s Association.

Executive Order 13175 requires consultation and

coordination with Indian tribal governments. SANDAG

has a significant history working with tribal None.

governments in the region. The first San Diego

Regional Tribal Summit was hosted by SANDAG in 2002 and brought together elected leaders from the

19 local governments who make up the Board of Directors and the 18 federally recognized tribal

governments in the San Diego region. In 2007, the Board and the

Southern California Tribal Chairmen’s Association (SCTCA) signed an agreement that gave tribes an

advisory role on the Board and committees, solidifying a unique local government-to-government

framework.

Schedule/Scope Impact:

Key Considerations

Going back more than two decades, SANDAG, tribes, and the SCTCA have continued to partner on
policy areas of mutual interest. The SANDAG tribal program consists of the following primary efforts:

Tribal Consultation Plan

The government-to-government framework established between tribal governments and SANDAG
assures meaningful engagement in complex regional planning and policy decisions. This type of
arrangement is uncommon at the local or regional level as it has been most commonly applied at the
state and federal levels. As part of the Regional Plan update, SANDAG and the SCTCA establish a
Memo Of Understanding and work plan that details priorities and how we will collaborate. The tribal
consultation process for the 2025 Regional Plan kicked off early this year and will be ongoing throughout
the plan development process.

Ongoing Collaboration

Tribal leaders as well as representatives from the Bureau of Indian Affairs (BIA), County of San Diego,
Caltrans, Metropolitan Transit System (MTS), and North County Transit District (NCTD) meet with
SANDAG quarterly through the Interagency Technical Working Group on Tribal Transportation Issues.
This working group has been meeting regularly since 2006. A Tribal Taskforce was more recently
established and is comprised of tribal members and staff who work in planning, as well as representatives
from the BIA, County of San Diego, Caltrans, MTS, and NCTD. The technical group meets monthly to
establish priorities and projects for regional collaboration with tribal leaders, agenda settings for the
working group, and coordinate other opportunities and efforts of mutual interest.
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https://www.sandag.org/projects-and-programs/borders-and-interregional-collaboration/tribal-consultation

Since 2023, a joint Regional Tribal Summit has traditionally been convened by SANDAG and tribal
leaders every four years to bring leaders together to discuss policy issues of mutual interest related to
transportation and regional planning. First held in 2019, Tribal Symposiums have taken place between
tribal leaders and the SANDAG Borders Committee, also to discuss policy areas of mutual interest.

Regional Planning Projects and Programs

In 2018, the Intraregional Tribal Transportation Strategy (ITTS) was completed to address the tribal
transportation needs in the San Diego region. The ITTS identifies tribal transportation needs and
improvements that support mobility, emergency evacuation, and safety to advance the transportation
goals of tribal reservations now and into the future. An update was published in March 2022, and is being
used to inform ongoing planning efforts, including the Regional Plan and Comprehensive Multimodal
Corridor Plans.

Work is ongoing on two ITTS projects identified as early action tribal capital projects - improvements to
State Route 76 from Rice Canyon Road to Pala Reservation and interchange improvements at
Interstate 8 and West Willows Road. SANDAG allocated $5 million to advance the two ITTS projects to
complete advanced planning and engineering work needed to take the projects from planning to
implementation.

Staff partnered with the La Jolla Band of Luisefio Indians on their Safe Streets and Roads for All Action
Plan in tandem with the agency’s Vision Zero Action Plan to create a tribal safety action plan on the same
timeline as SANDAG’s Regional Plan. The regional Vision Zero Action Plan will allow tribes to be eligible
to apply for implementation funds.

SANDAG will distribute $1.5 million of the funding received through the state's Regional Early Action
Planning Grants of 2021 to the SCTCA. The funds will accelerate plans for housing development on or
near tribal reservations.

The SCTCA and SANDAG also applied jointly and were awarded nearly $500,000 for a Local Agency
Technical Assistance grant to improve internet connectivity for Tribal Digital Village, a tribal-led internet
network that serves 105 tribal buildings and up to 500 households. The project will include an internet
connectivity plan and implementation strategy for high-quality internet service to tribal lands.

Next Steps

Staff will bring an update on priority projects as they are advanced. As the tribal program evolves, staff
will bring additional updates to the Transportation Committee. Plans are underway to convene a Tribal
Summit in the spring of 2024.

Antoinette Meier, Senior Director of Regional Planning
Attachment: 1. Tribal Lands in the San Diego Region
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Attachment 2

Border Transportation Planning Workshop Agenda

October 4,2023 |10 a.m.-12 p.m.

Centro Cultural Tijuana (CECUT) - Sala Federico Campbell
Paseo de los Héroes No. 9350 Zona Urbana Rio, Tijuana, Baja California, México

~ English and Spanish interpretation will be available. ~

Introductions and Welcoming Remarks 10 min
Amb. Carlos Gonzalez-Gutiérrez, Consul General of México in San Diego

SANDAG: Preparing Our 2025 Regional Plan 20 min

Learn how our agency plans transportation improvements and about
upcoming projects that will benefit the border region.

IMPLAN Tijuana: Metropolitan Program 20 min

Hear about our diverse efforts to address transportation needs in our
jurisdiction while exploring opportunities to bring about a shared vision of the
Metropolitan Zone of Tijuana, Tecate, and Playas de Rosarito.

Tijuana Innovadora: Reimagining Tijuana 20 min

Reflect on how government policy can transform through ongoing public
engagement, including diverse socioeconomic groups, age ranges, and
cultural backgrounds.

Discussion: Working Together to Get People Across Our Border 30 min

Moderator: Flavio Olivieri, CETYS University, Center for Competitiveness and
Entrepreneurship. Group discusses the following questions:

1. How can our governments work together to support the projects and
priorities discussed today?

2. In general, how can we be more effective working together on
crossborder transportation improvements?

3. What are some mobility challenges along the border that you want to
see addressed that you haven't heard plans about yet?

Closing Remarks and Small Group Activity 15 min

Brigida Fernandez, State of Baja California Development Planning Committee
(COPLADE in Spanish)

Note: To participate in this meeting, you must attend in person.
To listen to the meeting only, join online via Zoom webinar:
https://us06web.zoom.us/j/87367075006?pwd=q4EAmraceQhmbPMyOybzDgQGyXOtAk.1

SANDAG MEXICO

IMPLAN Tuuana
Instituto Metropolitano Innovadora

de Planeacion de Tijuana
¢ Binational

XXIV AYUNTAMIENTO

TIJUANA

2021 -2 0 2 4

IMPAC

Instituto Municipal de
Participacién Ciudadana
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Taller de Planificacion en la Frontera

4 de octubre de 2023 |10 a.m. - 12 p.m.

Centro Cultural Tijuana (CECUT) - Sala Federico Campbell
Paseo de los Héroes No. 9350 Zona Urbana Rio
Tijuana, Baja California, México

~ Habra interpretacion simultanea inglés-espariol. ~

Presentaciéon y Comentarios de Bienvenida 10 min
Emb. Carlos Gonzalez-Gutiérrez, Cénsul General de México en San Diego

SANDAG: Preparando Nuestro Plan Regional 2025 20 min

Conozca cémo nuestra agenda planea las mejoras al transporte y acerca de
proyectos futuros que beneficiaran a la regidn fronteriza.

IMPLAN Tijuana: Programa Metropolitano 20 min

IMPLAN realiza esfuerzos diversos que identifican asuntos con alcance
metropolitano, que representan una oportunidad para construir una vision
compartida de la Zona Metropolitana de Tijuana, Tecate y Playas de Rosarito.

Tijuana Innovadora: Reimaginando Tijuana 20 min

Una reflexion sobre coémo la politica gubernamental puede transformarse a
través de la publica continua, incluyendo diversos grupos socioecondmicos,
rangos de edad y origenes culturales.

Discusién: Trabajando juntos para que la gente cruce nuestra
frontera 30 min

Moderador: Flavio Olivieri, CETYS Universidad, Centro para la Competitividad y
Emprendimiento. Participantes discutiran en grupo las siguientes preguntas:

1. ¢Como podriamos trabajar juntos con nuestros gobiernos para apoyar los
proyectos y prioridades discutidos hoy?

2. Engeneral, ;como podemos ser mas exitosos trabajando juntos mientras
llevamos a cabo las mejoras del transporte transfronterizo?

3. ¢Cudles son algunos de los retos de movilidad en la frontera que usted
guiere ver abordados en que todavia no ha oido de planes para resolverlos?

Comentarios Finales 15 min

Brigida Fernandez, Comité de Planeacion para el Desarrollo del Estado
(COPLADE), Gobierno de Baja California.

Nota: Para participar en esta reunion se requiere estar en persona.
Para escuchar por internet, ingrese al enlace de Zoom: https://usO6web.zoom.us/j/87367075006

= XXIV AYUNTAMIENTO
IMPAC
SANDAG MEXICO TIJ UANA Instituto Municipal de
202 1 -2 0 2 4 Participacién Ciudadana
IMPLAN Tuuana
el § Innovadora
¥ Binational
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SANDAG

Regional Planning Committee Item: 5
March 1, 2024

2025 Regional Plan: Draft Series 15 Regional Growth
Forecast Regional and Subregional Results

Overview . ) i Action: Information

The 202§ Regional Plan is being dfavelopeq based on Staff will present an overview of the Series
a data-driven process that starts with updating the 15 Subregional Forecast of population, jobs,
regional growth forecast. Draft Series 15 Regional and housing that will be used for the 2025
Growth Forecast results for the San Diego Region Regional Plan.

were presented to the SANDAG Board of Directors in
July 2023. Since then, SANDAG staff have been
working with local jurisdictions on the subregional

forecast of residents, housing, and jobs (Attachment Development of the 2025 Regional Plan is
1). funded under Overall Work Program Project

Nos. 3103000 and 3100405.

Fiscal Impact:

Key Considerations Schedule/Scope Impact:

The 2025 Regional Plan is expected to be
brought to the Board of Directors for approval
in late 2025.

To develop the long-range regional plan, we first need
to understand what the region will look like in the
future. To do so, SANDAG prepares a Regional
Growth Forecast that considers historical data in
combination with expert opinion and jurisdiction input to forecast how the population of the San Diego
Region will change, how many households and housing units there will be, and how many jobs will exist
in the region.

Key points of the region forecast results that influence subregional results presented here are the following:

e Population in the region will grow from base year 2022 through 2040 and then begin to decrease
approaching horizon year 2050.

e The population will get older, as median age is projected to increase from 36 in 2022 to 42 in 2050.

e Demand for housing will continue to be strong as the forecast expects households and housing
units to continually be added through 2050, reflecting pent up demand, as well as smaller
household sizes with an older population.

SANDAG staff have worked collaboratively with the 19 member jurisdictions to prepare a subregional
forecast that allocates population, housing, and jobs to the region’s jurisdictions by distributing the regional
forecast using current planning inputs from jurisdictions.

Next Steps

The Draft Series 15 Regional Growth forecast will inform development of the 2025 Regional Plan and its
Sustainable Communities Planning. The 2025 Regional Plan is expected to be brought to the Board of
Directors for approval in late 2025.

Cindy Burke, Ph.D., Senior Director of Data Science

Attachment: Draft Series 15 Subregional Growth Forecast Handout
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Attachment 1

March 1st, 2024
Draft Series 15 Subregional Growth Forecast

Disclaimer: This forecast represents one possibility for future growth in the San Diego region. It is intended to represent a likely prediction of future
growth, but it is not intended to be a prescription for growth. The Series 15 Regional Growth Forecast represents a combination of economic and
demographic projections and existing plans and policies.

POPULATION
Actual Projections Numeric Change by Increment Change 2022-2050
2022 2029 2040 2050 2022-2029 2029-2040 2040-2050 Total Percent Avg Ann
Carlsbad 115,585 119,072 119,278 116,817 3,487 206 (2,461) 1,232 1.1% 0.0%
Chula Vista 276,785 286,236 321,692 325,501 9,451 35,456 3,809 48,716 17.6% 0.6%
Coronado 22,277 21,561 21,298 20,741 (716) (263) (557) (1,536) -6.9% -0.2%
Del Mar 3,929 3,786 3,786 3,709 (143) - (77) (220) -5.6% -0.2%
El Cajon 105,638 103,044 101,069 99,225 (2,594) (1,975) (1,844) (6,413) -6.1% -0.2%
Encinitas 61,515 61,791 60,459 59,826 276 (1,332) (633) (1,689) -2.7% -0.1%
Escondido 150,679 150,677 155,312 151,116 () 4,635 (4,196) 437 0.3% 0.0%
Imperial Beach 26,243 25,402 25,634 25,422 (841) 232 (212) (821) -3.1% -0.1%
La Mesa 60,472 59,490 59,599 59,213 (982) 109 (386) (1,259) -2.1% -0.1%
Lemon Grove 27,242 26,966 26,484 26,263 (276) (482) (221) (979) -3.6% -0.1%
National City 61,471 62,430 62,272 61,637 959 (158) (635) 166 0.3% 0.0%
Oceanside 173,048 177,360 187,183 183,508 4,312 9,823 (3,675) 10,460 6.0% 0.2%
Poway 48,759 50,754 50,048 48,531 1,995 (706) (1,517) (228) -0.5% 0.0%
San Diego 1,374,790 1,413,162 1,447,896 1,440,143 38,372 34,734 (7,753) 65,353 4.8% 0.2%
San Marcos 93,585 97,420 112,387 110,018 3,835 14,967 (2,369) 16,433 17.6% 0.6%
Santee 59,015 59,485 62,912 62,898 470 3,427 (14) 3,883 6.6% 0.2%
Solana Beach 12,812 12,478 12,184 11,933 (334) (294) (251) (879) -6.9% -0.2%
Vista 100,291 100,692 101,125 99,102 401 433 (2,023) (1,189) -1.2% 0.0%
Unincorporated 513,170 502,869 501,593 494,647 (10,301) (1,276) (6,946) (18,523) -3.6% -0.1%
Region Total 3,287,306 3,334,675 3,432,211 3,400,250 47,369 97,536 (31,961) 112,944 3.4% 0.1%
HOUSING
Actual Projections Numeric Change by Increment Change 2022-2050
2022 2029 2040 2050 2022-2029 2029-2040 2040-2050 Total Percent Avg Ann
Carlsbad 48,104 51,867 53,933 54,254 3,763 2,066 321 6,150 12.8% 0.5%
Chula Vista 88,143 94,704 109,922 114,699 6,561 15,218 4,777 26,556 30.1% 1.1%
Coronado 9,665 9,759 9,787 9,799 94 28 12 134 1.4% 0.0%
Del Mar 2,629 2,677 2,739 2,740 48 62 1 111 4.2% 0.2%
El Cajon 36,590 37,176 37,849 38,295 586 673 446 1,705 4.7% 0.2%
Encinitas 26,665 27,990 28,324 28,783 1,325 334 459 2,118 7.9% 0.3%
Escondido 49,500 51,835 55,460 55,711 2,335 3,625 251 6,211 12.5% 0.4%
Imperial Beach 10,034 10,170 10,675 10,910 136 505 235 876 8.7% 0.3%
La Mesa 26,265 26,781 27,661 28,203 516 880 542 1,938 74% 0.3%
Lemon Grove 9,186 9,503 9,708 9,943 317 205 235 757 8.2% 0.3%
National City 17,776 19,022 19,790 20,267 1,246 768 477 2,491 14.0% 0.5%
Oceanside 67,676 72,882 80,728 81,623 5,206 7,846 895 13,947 20.6% 0.7%
Poway 16,782 18,235 18,710 18,710 1,453 475 - 1,928 11.5% 0.4%
San Diego 553,921 605,098 645,442 661,165 51,177 40,344 15,723 107,244 19.4% 0.7%
San Marcos 32,314 35,270 42,409 42,760 2,956 7,139 351 10,446 32.3% 1.2%
Santee 21,427 22,457 24,428 25,089 1,030 1,971 661 3,662 17.1% 0.6%
Solana Beach 6,528 6,702 6,741 6,767 174 39 26 239 3.7% 0.1%
Vista 33,663 35,250 36,711 37,101 1,587 1,461 390 3,438 10.2% 0.4%
Unincorporated 178,774 182,632 189,598 191,642 3,858 6,966 2,044 12,868 7.2% 0.3%
Region Total 1,235,642 1,320,010 1,410,615 1,438,461 84,368 90,605 27,846 202,819 16.4% 0.6%
JOBS (WAGE & SALARY)
Actual Projections Numeric Change by Increment Change 2022-2050
2022 2029 2040 2050 2022-2029 2029-2040 2040-2050 Total Percent Avg Ann
Carlsbad 79,382 82,381 84,176 85,374 2,999 1,795 1,198 5,992 7.5% 0.3%
Chula Vista 74,728 78,474 89,927 103,253 3,746 11,453 13,326 28,525 38.2% 1.4%
Coronado 31,257 31,276 31,375 31,497 19 99 122 240 0.8% 0.0%
Del Mar 3,799 3,799 3,849 3,849 - 50 - 50 13% 0.0%
El Cajon 43,824 44,043 46,621 48,292 219 2,578 1,671 4,468 10.2% 0.4%
Encinitas 26,140 26,165 26,447 26,990 25 282 543 850 3.3% 0.1%
Escondido 53,869 54,930 55,589 55,976 1,061 659 387 2,107 3.9% 0.1%
Imperial Beach 5074 5337 6,671 7,591 263 1,334 920 2,517 49.6% 1.8%
La Mesa 25,250 25,325 26,144 27,472 75 819 1,328 2,222 8.8% 0.3%
Lemon Grove 7,972 8,048 9,022 9,403 76 974 381 1,431 18.0% 0.6%
National City 38,802 39,155 40,275 41,991 353 1,120 1,716 3,189 8.2% 0.3%
Oceanside 48,112 49,296 62,297 65,330 1,184 13,001 3,033 17,218 35.8% 13%
Poway 33,786 33,878 34,012 34,067 92 134 55 281 0.8% 0.0%
San Diego 876,977 893,362 921,041 944,278 16,385 27,679 23,237 67,301 77% 0.3%
San Marcos 40,133 42,702 49,494 52,340 2,569 6,792 2,846 12,207 30.4% 1.1%
Santee 17,838 17,947 18,716 19,299 109 769 583 1,461 8.2% 0.3%
Solana Beach 9,255 9,274 9,321 9,386 19 47 65 131 1.4% 0.1%
Vista 39,015 39,118 40,676 41,651 103 1,558 975 2,636 6.8% 0.2%
Unincorporated 156,419 157,088 165,671 174,350 669 8,583 8,679 17,931 11.5% 0.4%
Region Total 1,611,632 1,641,598 1,721,324 1,782,389 29,966 79,726 61,065 170,757 10.6% 0.4%
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Draft Series 15 Regional Growth Forecast

Regional and Subregional Results

Regional Planning Committee | Item 5

Gregor Schroeder, Manager of Regional Models
March 1, 2024

Welcome & Introductions

Timeline and Collaborative Efforts

Terminology

California Population

Series 15 Regional Growth Forecast

Next Steps

SANDAG | 2
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Series 15 Regional Growth Forecast Timeline

Begin
subregional
framework
development

2022

June

Begin Series 15
Regional Growth
Forecast
development

Collaborative
Effort

September

2023

March-
November

Jurisdictions
reviewed land
use input
assumptions

OO0 0

42 one-on-one meetings to review land use inputs

July February- Fall
Presented March Anticipated
region level Presented results to adoption of
rse:;j'és/;g SCWG and RPC Final 2025 RP
and certification
BOD of Final EIR
2024

December Spring 2025

Shared draft Draft Series 15

subregional Regional Growth

results with Forecast to

taskforce SANDAG BOD

SANDAG | 3

Web maps, jurisdictional visual and tabular data reviews

Permitted projects included (using Annual Progress Reports)

Approximately 2.5 million records used as input

25 one-on-one reviews of draft forecast output

SANDAG | 4
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Terminology

Series 15 Regional Growth Forecast (RGF)

— Demographic and economic forecast used to inform the 2025 Regional Plan

— Series 15 is the latest series, replaces Series 14 used in the 2021 Regional Plan. Regional Growth Forecasts are
refreshed on four-year cycles incorporating latest inputs from jurisdictions, recent trends, and datasets.

— Pursuant to California Government Code 65584.01, Regional population growth is within +/-1.5% of most recent
California Department of Finance population projection (Vintage 2023; 2023.7.19)

— Base year = 2022; Horizon year = 2050*
Sustainable Communities Strategy (SCS)

— Requires planning scenario that shows alignment of transportation, housing, and land use that supports meeting
SANDAG’s greenhouse gas emission reduction targets set by California Air Resources Board (CARB) per SB375

— Separate process informed by Series 15 population, housing, and jobs

Regional Housing Needs Assessment (RHNA)

— Plan for addressing 8-year cycle of housing growth. Housing and Community Development (HCD) considers
Department of Finance data on future population and housing growth to determine regional housing need

— 6th Cycle Determination & Allocation: 2021-2029, 171,685 units
— 7th Cycle Determination & Allocation: Not started
SANDAG | 5

* Countywide projection available through 2060

SANDAG Forecasts are tied to California Department

of Finance County-level Population Projections

DOF Projection for .

Pursuant to California Government
4,000,000 6th Cycle RHNA

Code 65584.01, SANDAG’s Regional
Growth Forecast for population growth
is within +/-1.5% of the most

recent California Department of
Finance (DOF) population projection
for San Diego County at the time
SANDAG’s Forecast is prepared

3,900,000

DOF Projection for

3,800,000 '
Series 14 Forecast

3,700,000

3,600,000
® Series 14 Forecast was paired to an

earlier DOF projection (2020.1.10)
which was substantially higher than
3,400,000 the current DOF projection (2023.7.29)

that Series 15 is paired with
3,300,000

® 6! Cycle RHNA was paired to an
3,200,000 earlier DOF projection (2019.3.27),
which was even higher than the
projections that are paired with Series
14 or Series 15

DOF Projection

3,500,000 -
for Series 15 Forecast

3,100,000

3,000,000

N DN N DN DN D DD DDNDDDNDNDDDNDDNDDDNDDDNDDNDDNDDNDDDNDDNDDNDNDNDDNDNDNDND
©O O O O O © O O O O © 0O O O O © O 0O 0O O © © © © © © © © © © o
N NN N NMNDNDDNDDNDDNDOWOWOWWWWW WWWLSsE B2 B SAB_ABB BBPOG
© B N W A O O N © O © B N W & 00 O N © OO B N W & 00O N © © O
Source: California DOF, Demographic Research Unit. P-1A Total Population Projections, California (Releases: 2023.7.29; 2020.1.10; 2019.3.27) SANDAG | 6
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Recent Department of Finance
Population Estimates and Projections
for the State of California

Population Estimates for the State of California
as of July 1, 2023

* 39.1 million people statewide
* -0.1% decline from July 1, 2022 (-37,203)

* 409,150 births + 301,881 deaths =
natural change of 107,269

* 115,900 foreign in migration —
260,408 domestic net out migration =
net migration loss of -144,472

« Natural change — net out migration =
total loss of -37,203

SANDAG | 8
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Population Projections for the State of California

w A1
c
K]
= 405 2040 2045
= 2035 40.1 40.2
39.9 ——————
40 2020 2030 N - y
[ ]
39.5 394 -7 240058
39.5 PO :
2015 /,/
2022 2023 2025
39.0 39.0
385 39.0
38 °
37.5 2010
37.4
37 L 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 J
) x) ) x) E) %) E) 2 E)
% %s % %5 %o s % %s %

Sources:
2020-2050: California DOF, Demographic Research Unit. P-1A Total Population Projections, California, 2020-2060 (Baseline 2019 Population Projections; Vintage 2023 Release). July 2023.

2010-2019: State of California, Department of Finance, E-2. California County Population Estimates and Components of Change by Year — July 1, 2010-2021, December 2021

* Population has declined by
approximately 500k people

between 2020 and 2022

Over the next twenty
years, population is
projected to increase by
approximately 1.2 million
to a peak of 40.2 million in
2044

From 2044 to 2050,
population will decline by
approximately 200k to 40
million

SANDAG | 9

Components of Change for the State of California

400,000
27231,%5 Natural Change Estimate
300,000 ! ====_Natural Change Projection
o 2029 Net Migration Estimate
200,000 \_\ 5020 ===="Net Migration Projection
’ 69,548
2030 2040 2050
100,000 \.’,__‘\\\ 59,004 62,199 56,958
- e ——————,— @
2010 S~ ¢ e
0 —-49,573 pid ~
’ S 2030 ~—~<__
. - —_
-100,000 / 2040 “T==e
/ -39,259 2050
200,000 ‘ SaT
-200, ;
\/\ ]
]
-300,000 i
2020 X’
-350,066
-400,000
<2 <2. <2 ) <2 <2 <2, <2 <.
0 ’s <2 <> Yo s % Zs 7

Sources: 2020-2050: California DOF, Demographic Research Unit. Report P-CC: Projected Total Population and Components of Change, 2020-2060 (Baseline 2019 Population Projections; Vintage 2023 Release). July 2023
2010-2019: State of California, Department of Finance, E-2. California County Population Estimates and Components of Change by Year — July 1, 20102021, December 2021.

* Natural change and net
migration both reached low
points in 2020

Net migration is projected
to become positive in 2027

In 2029, net migration (55,495)
is projected to exceed natural
change (52,184) and become
the driver of population for the
state into 2050

Natural change is projected to
become negative (deaths
exceeding births) by 2035 and
continue decreasing out to 2050

SANDAG | 10



Draft Series 15 Regional Growth
Forecast for the San Diego Region:
Regional and Subregional Results

What Will the Region Look Like in the Future?

Population peaks around
2042 and then decreases

More jobs and people

Population will be older More houses needed ;
working longer

SANDAG | 12
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Draft Series 15 Regional Growth Forecast

3,500,000 .
° e mmm— =@ m =T ® === cc—~--=-=¢ Population
_ 202 2029 2035 2040
3,000,000 3.29 million 3.33 million 3.40 million  3.43 million 3.40 million
2050
2,500,000 2022 2029 2035 2040 2.37 million

2.14 million 2.18 million 2.23 million _2:29million __ ____—~—--e JoObs (tota)

1.61 million 1.64 million 1'68.mi"i°n 1_',73.'?11“.9'.1._-----_--——. Jobs (Wage & Salary)
- e o o o o o o o o o = = - an an an o
1,500,000 ec@e———==®-——======--=--- Housing Stock
g ---zIIIIZPIITSIISSSoooome oo oes oss Households
1,000,000 2029 2035 2040 1.44 million
’ ’ 2022 - 1.37 million 1-41 million
1.24 million 1.32 million ’ 2050
2029 2035 2040 1.33 milli
500,000 ; 162&?5“0" 123 million 1.28 million 1.3 million .33 million
0
2 2 2 2 2 2 2 2 2
%o %s %o %5 % %5 %o %s %%

Sources: Series 15 Draft Regional Growth Forecast and SANDAG's 2010 Annual Estimates

SANDAG | 13

San Diego Region:

Components of Population Change

30,000 2010

25.040 Natural Change Estimate Br?th net ml%ratlonfand natural
25,000 ===="Natural Change Projection ¢ angehgre own from

20,000 2020 — Net Migration Estimate recent history

15000 12,450 ====' Net Migration Projection - Net migration, currently

’ 5%13% - 233(‘)% negative, is projected to
10,000 S~ 7. 2040 become positive in 2025, then
\\N‘—--~-__ 3,200 2050 .
5,000 T8 oL S 100 return to negative by 2050
. SN~ “@~-a .
4 ~ Seeeo . .
0 -7 52,%:12 \\\\‘ ------- ° « By 2030, net migration
~~—_ (7,400) is projected to exceed
-5,000 2040 S~
v K 1748 ——e natural change (5,841) and
-10,000 [ 2050 become the primary driver of
] - .
15,000 Vo 7,000 population growth
[
-20,000 v » Natural change is projected to
] .
25.000 ' H become negative (deaths
49, ] . A
v exceeding births) by 2040
-30,000
< < < < < < < < <
% Zs % %@ % %y % %s %

Sources: 2020-2050: Series 15 Draft Regional Growth Forecast.
2010-2019: State of California, Department of Finance, E-2. California County Population Estimates and Components of Change by Year — July 1, 2010-2021, December 2021.

SANDAG | 14
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San Diego Region: Aging Population

Males  Females 2022
=1 2050 . . .

er | | » Median age is projected to
80 to 84
251079 l | increase from 36 to 42 by 2050
70to 74 I I ) .
65 t0 69 | | » Decreasing population below age
600 64 | I 30 for both males and females
55to 59 I
i tols | * Increasing population age 65 and
45 to 49
40;“ | I ll above for both males and females
35to 39 .

° I | - 18k fewer children aged under 5
30 to 34 ]
25to 29

° | « 180k more people aged 65-69
20to 24 I I
15to 19 I
Loto1a » 77k more people aged 85 and up

5to9 I
Under 5 I I

100,000 50,000 0 50,000 100,000

SANDAG | 15

Source: Series 15 Draft Regional Growth Forecast

San Diego Region:

Population by Key Age Groups in 2022 and 2050

Ages By 2050, the Region’s
65+ S :
population is projected to
include:
Ages » 94k fewer children aged 0-17
25-64

» 34k fewer young adults aged

18-24
Ages

18-24 » Stable prime working age

population aged 25-64 (3k

fewer)
Ages 22.4%
0-17 18.9% » 244k more older adults 65+
0 250,000 500,000 750,000 1,000,000 1,250,000 1,500,000 1,750,000
I 2022 Bl 2050
Peroentages represent that ago gru's shar o the ttal populatin neach year. SANDAG | 16

Source: Series 15 Draft Regional Growth Forecast
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Subregional:
Population

T Population Population
Change # Change %

Carlsbad 1,232 1.1%

Change, 2022- Chula Vista 48,716 17.6%
Coronado -1,536 -6.9%

2050 Del Mar 220 -5.6%
El Cajon -6,413 -6.1%

Encinitas -1,689 -2.7%

Escondido 437 0.3%

Imperial Beach -821 -3.1%

11 of 19 jurisdictions o fo e
are projected to _ e e e
decrease population atonar =y 3%
Oceanside 10,460 6.0%

Poway -228 -0.5%

Growth of 1% or less San Diego 65,353 4.8%
is projec_ted for three San Marcos 16,433 17.6%
jurisdictions . . Santee 3,883 6.6%
S o eglona] Solana Beach -879 6.9%

POpUISHoN2050 Unincorporated -18,523 -3.6%

_GI'OWt_h of 5% or_more e T Vista 1,189 -1.2%
1'3 r?gg{gfiger?sfor five , 5 Region 112,944 3.4%
BANBAG ! SANDAG | 17

San Diego Region: Persons and Housing Units

Added Since 2010

350,000
N * The region added approximately 191k
4 . .
300,000 S \ persons and 81k housing units from
/ , 2010 to 2022
/
250,000 Population Growth /’ /' ) ]
' J / » Series 15 Regional Growth Forecast
/ / expects the region to add an additional
4 4
200,000 ‘ v 112k persons and 202k housing units
/ from 2022 to 2050
150,000 ,l
4 . .
/! » Future trends are reflective of housing
/ . . . . . .
100,000 Housing Growth /" policies included in Series 15 Regional
ousin row . .
g Growth Forecast leading to lessening
50,000 housing pressure in the region
0
N N N N N N N N N N N N N N N N N N N
o o o o o o o o o o o (=] o o o o o (=] (=]
= =3 = = = = = = = = N N N N N w w B [
o = N w E-) v (-] ~N -] o o = N [+ o N v o o

SANDAG | 18

Sources: Series 15 Draft Regional Growth Forecast and SANDAG's 2021 and 2022 Annual Estimates
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San Diego Region:

Housing Units by Structure Type

Existing Housing Units, Historical and Projected, 2010-2050
1,400,000 » Between 2010 and 2022,

oo 47k Multi Family units and
800,000 34k Single Family units
w0000 I I I I I I I were added to the region
B - Between 2022 and 2050,

2010 2012 2014 2018 2020 2022 2026 2029 2032 2035 2040 2050 the I‘egion iS projected tO
m Multi Family m Single Family . .
add 171k Multi Family and
32k Single Family units

Single Family and Multi Family Units as Percentage of Total Units
100%

80% . . . .

o 62.9% 61.5% sagw  * Multi Family units will

40% dominate future housing
37.1% 38.5% 45.2%

20% growth

0%
2010 2012 2014 2016 2018 2020 2022 2026 2029 2032 2035 2040 2050
—e—Multi Family —e—=Single Family

SANDAG | 19

Sources: Series 15 Draft Regional Growth Forecast and SANDAG's 2021 and 2022 Annual Estimates

San Diego Region: Historical and Projected

Household Size and Vacancy Rate, 2000-2050

Average Household Size

3.00 2.83

2.73 2.75
2.80 —_ 273
260 T e 2.46
2.40 ——
2.20
2.00
N N N N N N N N N N N N N N N N N N N N N
o o o o o o o o o o o o o o o o o o o o o
[=] o = = = = = = = = = = N N N N N w w B ul
o v o = N w s v (-] ~N 0o o o = N (-] o N v o o
Gross Vacancy Rate
10.0% 8.9%
0, 0,
8.0% 6.8 /0 6.1% ------------------ 7 .-.2/0
6_0%) 4.4% _____
4.0%
2.0%
0.0%
N N N N N N N N N N N N N N N N N N N N
[=} o o o o o o o o o o o o o o o o o o o
[=3 [=3 - - - - - - - - - - N N N N w w H a
o (3] o - N w » (3] [=2] ~ © © - N (-2 © N (3, o o
SANDAG | 20

Source: Series 15 Draft Regional Growth Forecast, American Community Surveys, and Department of Finance E-5 and E-8 Reports
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Subregional:
Housing
Change, 2022-
2050

All jurisdictions add
housing over the life of
the forecast

Most jurisdictions’
projected growth is 5%
to 15%

Housing growth of 15%
or more is projected for
five jurisdictions

Subregional:
Jobs (Wage &
SEIETRY)
Change, 2022-
2050

All jurisdictions add

jobs over the life of
the forecast

Job growth of 30%
or more is projected
for four jurisdictions

Feifpss

County of San Diego

Series 15 Regional
Growth Forecast:
Housing 2050

1dot represents 20
housing units

hdeg
el UNITED STATES
SANDAG GRS

Tijuana, BC.

@D

/ 2
A : )
a ,/' ‘e
L T » alleyenter
&3 Gcean BB -

5
BN
N

County of San Diego

DRAFT

Series 15 Regional
Growth Forecast:
Employment 2050

® ldotrepresents 20 jobs

Dark

LoMETE;

SANDAG

i Ii‘.. 7

mperia

Bgach E UNITED STATES.
]

MEXICO

Tijuana, BC.

Jurisdiction

Carlsbad
Chula Vista
Coronado

Del Mar

El Cajon
Encinitas
Escondido
Imperial Beach
La Mesa
Lemon Grove
National City
Oceanside
Poway

San Diego
San Marcos
Santee
Solana Beach
Unincorporated
Vista

Region

___ Housing Housing

Carlsbad 6,150 12.8%
Chula Vista 26,556 30.1%
Coronado 134 1.4%

Del Mar 111 4.2%

El Cajon 1,705 4.7%
Encinitas 2,118 7.9%
Escondido 6,211 12.5%
Imperial Beach 876 8.7%
La Mesa 1,938 7.4%
Lemon Grove 757 8.2%
National City 2,491 14.0%
Oceanside 13,947 20.6%
Poway 1,928 11.5%

San Diego 107,244 19.4%
San Marcos 10,446 32.3%
Santee 3,662 17.1%
Solana Beach 239 3.7%
Unincorporated 12,868 7.2%
Vista 3,438 10.2%

Region 202,819 16.4%
SANDAG | 21

Jobs Jobs
(Wage & (Wage &
Salary) Salary)
Change # | Change %
5,992 7.5%
28,525 38.2%
240 0.8%
50 1.3%
4,468 10.2%
850 3.3%
2,107 3.9%
2,517 49.6%
2,222 8.8%
1,431 18.0%
3,189 8.2%
17,218 35.8%
281 0.8%
67,301 7.7%
12,207 30.4%
1,461 8.2%
131 1.4%
17,931 11.5%
2,636 6.8%
170,757 10.6%
SANDAG | 22
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Jobs Jobs

Su bregional . Populatio? Housirzg (wage & (wage &
. Change # Change % Change # Change % salary) salary)

. Change # Change %

Change N Carlsbad 1,232 1.1% 6,150 12.8% 5,992 7.5%
Population Chula Vista 48,716 17.6% 26,556 30.1% 28,525 38.2%
. I Coronado -1,536 6.9% 134 1.4% 240 0.8%
HOUSlng, and Del Mar -220 -5.6% 111 4.2% 50 1.3%
El Cajon -6,413 -6.1% 1,705 4.7% 4,468 10.2%

JObs 2022' Encinitas -1,689 2.7% 2,118 7.9% 850 3.3%
20 50 Escondido 437 0.3% 6,211 12.5% 2,107 3.9%
Imperial Beach -821 -3.1% 876 8.7% 2,517 49.6%

La Mesa -1,259 -2.1% 1,938 7.4% 2,222 8.8%

Lemon Grove -979 -3.6% 757 8.2% 1,431 18.0%

National City 166 0.3% 2,491 14% 3,189 8.2%

Oceanside 10,460 6.0% 13,947 20.6% 17,218 35.8%

Poway -228 -0.5% 1,928 11.5% 281 0.8%

San Diego 65,353 4.8% 107,244 19.4% 67,301 7.7%

San Marcos 16,433 17.6% 10,446 32.3% 12,207 30.4%

Santee 3,883 6.6% 3,662 17.1% 1,461 8.2%

Solana Beach -879 -6.9% 239 3.7% 131 1.4%

Unincorporated -18,523 -3.6% 12,868 7.2% 17,931 11.5%

Vista -1,189 -1.2% 3,438 10.2% 2,636 6.8%

Region 112,944 3.4% 202,819 16.4% 170,757 10.6%

Source: Series 15 Draft Regional Growth Forecast SANDAG | 23

Summary

» The Draft Series 15 Regional Growth Forecast has been a
collaborative effort between SANDAG and our member agencies
» Key takeaways include:

— Series 15 presents a slow growth scenario for the San Diego region
which mirrors state trends and the California Department of Finance
projection

— An aging population is projected, with more older adults and fewer
children

— Housing pressure is projected to ease as units are continually added

— Constant job growth is projected, due to stable prime working age
population and increased labor force participation

SANDAG | 24

36



Series 15 Regional Growth Forecast Next Steps

2022

e e e e o o

June

Begin Series 15
Regional Growth
Forecast development

Questions

July

Presented region
level results to
SANDAG BOD

2023

December

Shared draft
subregional results
with taskforce

February-March

Presented results to
SCWG and RPC

2024

Fall

Anticipated
adoption of
Final 2025 RP
and certification
of Final EIR

Spring 2025

Draft Series 15 Regional

Growth Forecast to
SANDAG BOD

SANDAG | 25




Stay connected with SANDAG

Explore our website
SANDAG.org

Follow us on social media:
@SANDAGregion @SANDAG

Email: cindy.burke@sandag.org
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SANDAG

Regional Planning Committee Item:6

March 1, 2024
Value Capture in the San Diego Region

Overview Action: Information
Value capture and joint development are powerful Staff will present an overview of the Regional
tools that can provide local agencies with revenue to Value Capture Study.

accelerate infrastructure development, provide
housing, and create opportunities for economic
development. SANDAG conducted a Regional Value
Capture Study to identify and evaluate specific

Fiscal Impact:

This study is part of SANDAG’s Housing
Acceleration Program and was funded in the

opportunities where value capture and joint FY 2023 Program Budget through Overall
development can be used. The study includes Work Program Project No. 3321900
research of best practices, analysis of regional

opportunities, policy recommendations, and a long- Schedule/Scope Impact:

term strategy for implementation. None.

Key Considerations

Consistent with SANDAG’s Housing Acceleration Program (HAP) strategy, value capture and joint
development are financing mechanisms that support housing development in coordination with
infrastructure investments. Value capture is not one thing but rather a bundle of tools that empower public
agencies to recover increases in the value of privately owned land that result from substantial public
investment. Value capture revenues can be reinvested in communities as they are collected, or a Public
Financing Authority can bond against future revenues to fund the improvement that will generate an
increase in land values. Joint development similarly captures part of the economic value created by public
infrastructure. With joint development, a public agency—often a transit operator—sells or leases its
publicly owned land to private developers for residential and other uses.

This study documents best practices where value capture and joint development have been implemented,
identifying opportunities, gaps, and challenges with respect to the context of the San Diego region.

The project team then developed criteria to screen and evaluate value capture and joint development
opportunities in the San Diego region. These criteria, including the project’s location, regulatory context,
and real estate history, were packaged into a dynamic, excel-based screening tool. This can be used to
assess various projects in which public investment triggers a substantial increase in land values, ranging
from a new housing development at an existing transit parking lot to a new commuter rail line or an active
transportation project. The tool helps to assess the suitability of various instruments and the magnitude of
potential revenue generation.

The project team applied the tool to analyze two opportunities in the San Diego Region. The value
capture component was tested for a Kearny Mesa Station on the proposed Purple Line commuter rail line.
Preliminary analysis suggests that the simultaneous implementation of an Enhanced Infrastructure
Financing District and a Community Facilities District could generate revenue to partially offset
construction costs. The joint development component was used to evaluate the Tecolote Road Station on
the Blue Line, where preliminary analysis suggests that joint development of residential units at the
Tecolote Road Station is feasible.

The study culminated with a Value Capture Implementation Strategy, an actionable work plan for
implementing value capture and joint development in the region. It includes recommendations for regional
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priorities, phasing, legislative needs, and policy templates. The Value Capture Implementation Strategy is
intended to provide a roadmap and tools for both SANDAG and member agencies to leverage these
powerful tools successfully to further investments in housing and infrastructure.

Next Steps

The final study and screening tool are posted on the SANDAG website. SANDAG staff plan to offer a
training session with partner agency staff in 2024 and are available to explore potential applications of
value capture and joint development in the region. SANDAG staff also plan to use the study findings to
support ongoing and future work, including the Blue Line Transit-Oriented Development Study, San Diego
Regional Rail Infrastructure Accelerator Project, and Purple Line Alternatives Analysis.

Antoinette Meier, Senior Director of Regional Planning

Attachments: 1. Regional Value Capture Study
2. Value Capture Screening Tool
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INTRODUCTION



Overview of Study

The HR&A-Sperry-KPMG Team (Consultant Team) is conducting the Regional Value Capture Assessment Study (the
Study) for the San Diego Association of Governments (SANDAG)

The purpose of this study is to:
|. Identify and evaluate value capture instruments and joint development opportunities for SANDAG’s Regional Plan

projects and the challenges in their implementation;

lI. Develop a long-term strategy that can aid SANDAG and partner agencies in advancing regional housing goals and
raising sustainable revenue to implement Regional Plan projects; and

lll. Produce policy recommendations for SANDAG on how to overcome these challenges, particularly in light of the
multi-jurisdictional nature of addressing regional housing needs and critical infrastructure projects in the San Diego
region.

SANDAG Regional Value Capture Assessment Study | 4
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Purpose of this Document

This document summarizes tasks completed to date under the study. This report also includes, as Task 5 of this study, an
Implementation Strategy for implementing and pursuing value capture and joint development mechanisms for a
pipeline of regional projects. Task 5 builds on prior study work and includes.

* Near and long-term recommendations, that encompass regional priorities, for value capture and joint development,
including:
* Leveraging existing SANDAG housing efforts;
« Strategies to facilitate implementation of value capture/joint development;
« Challenges associated with implementation;
 Member agency and stakeholder outreach; and
« Evaluation of technical assistance for local jurisdictions to support implementation.
« Sample value capture policies for local agencies
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Prior Study Work: Key Take Aways from Tasks 2-4



Task 2: Summary of Case Study & Statutory Authority
Review of Value Capture and Joint Development
Implementation



Task 2 Purpose

In Task 2, the Consultant Team conducted a Case Study & Statutory Authority Review of Value Capture and Joint Development
Implementation in the San Diego region. This document, located in Appendix |, contains three sections, including:

l. An Overview of Regional Context for Value Capture and Joint Development Implementation. This sections covers:

l.  Asummary of key government stakeholders, statutes and legislation needed to implement VC instruments and pursue JD
opportunities in the region that would allow to increase housing supply;

Il.  The existing gaps and challenges for implementation; and

lll. A review of existing local taxing mechanisms in the region and whether they conflict or support SANDAG’s goals of
promoting VC instrument and JD opportunities.

lI. Case studies of VC instruments and JD implementation in the United States and abroad hat help address regional housing and
infrastructure goals, as well as the existing gaps and challenges for implementation in the San Diego region.

lll. Key lessons with regards to policies that SANDAG could consider promoting to address existing gaps.

SANDAG Regional Value Capture Assessment Study | 8
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Task 2 Takeaways

Community Facilities Districts (CFDs), Special Assessment Districts (SADs), Tax Increment Financing (TIF), Impact Fees,
Joint Development (JD), and Air Rights are the most relevant value capture instruments to the San Diego Region to generate
revenue and support housing goals based on potential applications.

The Team identified the challenges and gaps in the existing legal and regulatory; institutional and governance; market and financial;
and operational context to effectively implement these instruments and provided recommendations informed by case studies and best
practices.

To address legal and regulatory challenges, it is important to have regional agencies with land use and tax sharing authority and
regulation enforcing county participation in instruments like EIFDs.

Institutional and governance challenges can be alleviated by creating special purpose entities that unify land use, infrastructure,
and tax authority to streamline project planning and delivery. Well-developed initial plans can also aid in getting stakeholder
support for value capture instruments.

For market and financial gaps, multiple value capture tools can be combined, and financing can be structured to smooth out deficits
in timing or magnitude of expected revenues. Cities or counties can also offer backstops, although not without risk.

Operational challenges like staffing needs, ringfencing funds, and obtaining necessary authority may require adaptation to internal
statues or the creation of special purpose entities.

SANDAG Regional Value Capture Assessment Study | 9
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Task 3: Summary of Screening and Evaluation Criteria for
Value Capture Instruments and Joint Development
Opportunities



Task 3 Purpose

In Task 3, the Consultant Team produced a Screening and Evaluation Criteria for Value Capture Instruments and Joint Development
Opportunities in the San Diego region, included in full in Appendix Il. This criteria evaluates the potential to use value capture and joint
development as a funding and financing source to support initiatives included in SANDAG’s 2021 Regional Plan, including but not limited
to transportation and mobility investments, climate adaptation and resilience strategies, digital infrastructure, and housing incentives. The
criteria that the Consultant Team developed includes:

* Criteria A — Value Capture Instruments, including how to screen sites or projects in which these instruments could be used
and the viability of specific instruments (i.e., tax increment financing, assessment districts, impact fees), including their potential
for revenue generation and ease of implementation; and

« Criteria B — Joint Development, including how to screen sites suitable for real estate development, the viability of developing

these sites, and its potential revenue generation.

Task 3 deliverable is a guide on how to use Criteria A and B, which are laid out in full detail in the following dynamic Excel model.

SANDAG Regional Value Capture Assessment Study | 11
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Task 3 Takeaways

An entity can evaluate the potential viability of value capture tools to generate revenue and support projects like infrastructure
or housing development by, first, asking a set of “go” and “no-go” questions to determine if value capture is possible in the area, like
whether there are drivers for land or property value appreciation, if its developable in the near term, and if development is in line
with policy goals. If determined possible, the entity can estimate the suitability of the tool through another set of more qualitative
questions around the real estate market, physical characteristics of the site, and the entity’s ability to implement.

» Once determined suitable, there are specific criteria to assess for different types of instruments that address the regulatory,
governance, market, and operational needs for successful implementation, as identified in Task 2.

« Task 3’s deliverable also lays out additional considerations for each tool around combining multiple tools and the use of proceeds,
specifically for affordable housing.

Task 3 lays out a similar framework for evaluating sites for joint development potential of publicly owned land. First, the site must
be determined to be in excess to the agency’s needs for normal operations and be physically developable. If both are true, the
framework then assesses 1) local real estate market to approximate potential returns for the private developer; 2) potential
constraints or delays to development to approximate timing of the development; and 3) potential roadblocks in implementing the
joint development, factoring in agency goals and procurement rules around joint development, community sentiment and expected
cooperation from local jurisdictions.

SANDAG Regional Value Capture Assessment Study | 12

52



Task 4: Order-of-Magnitude Estimates from Value Capture
Implementation in Kearny Mesa Station Area and Tecolote
Village



Task 4 Purpose

As part of Task 4, in full in Appendix Ill, the Consultant Team produced an Order-Of-Magnitude Value Capture Assessment for one value
capture pilot and one joint development pilot. The high-level planning of value capture initiatives and order-of-magnitude estimates of
revenue generation can be used to understand the potential scale and effectiveness of possible value capture and joint development
funding for priority projects selected by SANDAG.

For value capture, SANDAG selected the Purple Line Commuter Rail project. HR&A then followed the Value Capture Evaluation
Framework developed in Task 3 to illustrate what station areas would be most appropriate to pilot a value capture assessment. Given the
real estate market, development, and implementation conditions, SANDAG and HR&A selected Kearny Mesa station area. Using the
instrument-specific frameworks from Task 3, HR&A selected an Enhanced Infrastructure Financing District (EIFD) and a Community
Facilities District (CFD) given perceived revenue magnitude and ease of implementation. For both pilots, the Team estimated order-of-
magnitude revenue projections and an analysis of potential debt issuance capacity.

For joint development, following the Joint Development Evaluation Framework developed in Task 3, SANDAG selected a housing
development around MTS-owned land at Tecolote Road Station.

SANDAG Regional Value Capture Assessment Study | 14
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Task 4 Takeaways

HR&A assessed the revenue potential of an EIFD and CFD in the Kearny Mesa pilot area by:

1. Defining the study areas and development programs by land use

2. Studying socioeconomic and real estate market trends, to inform assumptions on assessed value appreciation and property
turnover rates

3. Determining the amount and type of market-supportable development in the study area by looking at regional population and
employment trends, capture rates of the study area, and valuations of development comps

4. Projecting incremental property tax revenue and estimating possible EIFD contribution rates and CFD assessment rates based
on best practices and local context

Sperry then conducted a financing capacity assessment of these revenue streams, informed by data on similar transactions in
California, estimating $184-558 million in debt capacity from EIFD revenues and about $70 million from CFD revenues.

HR&A assessed the financial feasibility of joint development at the Tecolote site by conducting a Residual Land Value (RLV) model
based on a hypothetical residential development program in line with policy and housing goals and recent rezoning plans in the area.
The total residual land value was $6 million, meaning a program of 240 units, 15% of which are affordable for households with
incomes 80% below the Area’s Median Income, would be financially feasible.

SANDAG Regional Value Capture Assessment Study | 15
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Task 5: Implementation Strategy



Task 5: Implementation Strategy
Key Challenges Summary



Challenges the Implementation Strategy Must Address

Fragmentation

« The San Diego region has many local governments/agencies (e.g., the County of San Diego, 18 cities, NCTD,
MTS, housing agencies) with potentially different objectives, such as revenue maximization versus
providing/protecting affordable housing

« Land use policy making, taxing authority, and land ownership sits with different entities

* Inconsistent or lack of value capture/joint development policies across jurisdictions

« Varying levels of knowledge and experience with value capture/joint development across jurisdictions
High infrastructure funding/financing needs for projects that can cross jurisdictional boundaries

—= (&
ﬁ;mg ﬁg =
|
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Task 5: Implementation Strategy
Implementation Strategy Foundation



Implementation Strategy Foundation

Value capture/joint development opportunities require careful and early planning, combined with long term partnerships,
to realize value and meet other local/regional project infrastructure goals and other objectives

Key pillars of a value capture/joint development implementation strategy should include:

Encourage long
term partnerships Develop a Implement local Provide resources

and alignment regional strategy policies / to local public
across key | vision guidelines entities

stakeholders

SANDAG Regional Value Capture Assessment Study | 20
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Implementation Strategy Foundation — Establish a Coordinating Agency

Strong leadership for value capture/joint development implementation is critical, particularly for the San Diego region,
which has many local governments/agencies with different objectives. Establishment of a coordinating agency, to provide

knowledge, support and tools and encourage collaboration, is helpful to this process.

Feedback / Input Feedback / Input

Coordinating Agency

Support and Information Support and Information

Community Based Developers/ Major Anchor

Organizations/Local Property and Institutions (e.g., UC
Businesses Landowners San Diego)
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Implementation Strategy Foundation — Establish a Coordinating Agency

Considerations for forming a new agency versus positioning an existing agency are:

Forming a New Easier to start fresh and create tailored

Adds administrative burden (e.g., staffing,

Agency policy solutions governance, formation, other resources)
« Can add accountability and transparency « There may be political resistance
A new agency would have limited political * An agency dedicated solely to value

history capture/joint development may contribute to
overreliance on it

Positioning an « Can leverage existing resources and staffing < Existing protocols may hinder new creation
Existing Agency « Able to use institutional knowledge and of guidelines and policies
relationships * May have political resistance to an existing
« Can decrease time required for agency taking on this role

implementing the role

SANDAG Regional Value Capture Assessment Study | 22
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Implementation Strategy Foundation — Establish a Coordinating Agency

Coordinating agency activities:

» Develop in-house knowledge of and tools for best Los Angeles County Metropolitan Transportation Authority
practices « Plays a lead role in evaluating the potential for value to fund

« Work with stakeholders to achieve agreement on key transportation projects.
objectives (e.g., increased density near transit, meeting * Implemented a value capture strategy in 2019 to help fund

transit infrastructure and support transit-oriented
development.

«  Provided over $350k in consulting services to local

housing objectives, advancing equity, sustainability and
quality of life objectives)

* Coordinate stakeholder advocacy efforts governments to evaluate the potential for and support the
*  With the County for rational countywide policies development of value capture districts.
With the State regarding ease of implementation of tools «  Since 2022, Metro has hosted over 17 meetings with local
(e.g., tax increment, TOD/zoning requirements) municipalities and organizations interested in learning more
« Assist in prioritizing regional projects about value capture mechanisms.
« Provide technical support to the County of San Diego, « Was awarded a $1 million federal grant in 2022 to fund value

its 18 cities, and transit agencies as they evaluate and capture technical advice.

implement value capture/joint development
opportunities

A coordinating agency could prove particularly important, especially for regional, cross jurisdictional projects. The coordinating

agency itself will require dedicated staff, strong knowledge base, and tools to maintain, update, and share best practices.
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Pillar 2

Implementation Strategy Foundation — Encourage Long-Term
Partnerships and Stakeholder Alignment

A successful value capture/joint development strategy requires coordination of land use planning/zoning with decisions
on public infrastructure investment, value capture taxes/fees, and distribution of value/benefits (e.g., affordable housing).
Authority for each of these rests with different entities. Balancing objectives will require long-term partnerships among the
county, cities, transit agencies, housing agencies, other stakeholders.

. County, Cities, Special
Developers/Landowners: e : T :
Districts: tax increment Cities: land use/zoning for
real estate development a o : .S
contribution decisions, TOD, impact fee decisions

formation of VVC districts

Implementation of Value Capture/
Joint Development

decisions

Slab Bl Eh LIS Voters/Landowners: voting

Citieségt?::slez,rtation on CFD, protest rights/vote
: P for TIF and SAD

planning and investment

Cities: decisions on public
infrastructure investment
and timing

Stakeholders will need to be convinced that working together will bring overall best results, locally and regionally, through

business case development.
SANDAG Regional Value Capture Assessment Study | 24
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Pillar 2

Implementation Strategy Foundation — Encourage Long-Term
Partnerships and Stakeholder Alignment

Coordinating agency activities could include assistance and support for:

1. Establishing framework for ongoing coordination
meetings and workshops with cities, transit agencies,
housing agencies

4. Jointly pursuing grants and other funding sources for
priority projects
» Value capture/joint development brings a portion
of the funding required for infrastructure projects
It can also assist in making the case for state and
federal grants through building community
support and providing local match

2. Developing long-term working partnerships to develop,

set and achieve common goals among key stakeholders

3. Land use planning in advance to achieve real estate
development value increases to fund transit and other
public infrastructure

SANDAG Regional Value Capture Assessment Study | 25
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Pillar 2

Case Study: Transbay Program, San Francisco, Multiple Parties,
Long Term Partnerships, Stakeholder Alignment, and Planning

TJPA: created in 2001 by the City and County of San Francisco (CCSF); AC Transit; Caltrain, Caltrans, and later CHSRA joined

2003

Cooperative Agreement,
executed by: the State,
CCSF, and TJPA

State agreed to transfer 10
acres (State-owned parcels)
to the City and TJPA with
lands sales proceeds and net
tax increment committed to
the Transbay Program.

2005

Transbay Redevelopment
Plan adopted, parties
involved: CCSF, former
Redevelopment Agency
(now OCII), TIPA

Plan includes 40 acres
around the Transit Center
with private development to
be governed by the Plan
(included 36% affordable
housing requirement).

Implementation Agreement,
executed by: the former
Redevelopment Agency
and TJPA

Provides framework to
implement, plan and sell
formerly State-owned parcels
to private developers.

2008

Pledge agreement,
executed by: CCSF, former
Redevelopment Agency,
and TJPA

Pledges land sales proceeds
of formerly State-owned
parcels and net tax increment
attributable to formerly State-
owned parcels to TJPA for
the Transbay Program.

2012

Transit Center District Plan
(TCDP), which laid
groundwork for Mello-Roos
CFD adopted, parties
involved: CCSF, OCII, TUIPA

TCDP removed density caps
and increased height limits in
an area around the
Salesforce Transit Center to
promote transit-oriented
development. Properties
taking advantage of up-
zoning must participate in
CFD.

2014

CFD formation approved
for Transbay, CCSF
sponsored formation
process, landowners voted

CFD formation approved in
2014. The levy of special
taxes on development
projects in the district that
received zoning bonuses to
support future issuances of

up to $1.4B in special tax
bonds.

First tax increment financing in 2015, first CFD bond issuance in 2017, Salesforce Transit Center completed
2018, The Portal under development
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Case Study: Aggie Square EIFD and UC Davis, Long-Term Partnerships

and Stakeholder Alignment

«  $1.1 billion proposed multi-phase, mixed-use innovation and
research district adjacent to the UC Davis Medical Center in
Sacramento

« The Aggie Square EIFD was initiated through adoption of a
Resolution of Intention to form the EIFD in October 2020. The
EIFD is a 42-acre area and includes the funding/financing for
roadway, storm water, water and sewer improvements,
affordable housing elements, and other public improvements

« EIFD is expected to generate over $250 million in revenues l h' Wil i
over the life of the EIFD PN II IIIH
«  20% of the EIFD tax increment is slated for affordable Nt

housing 4 I ! !’ N i i
* Additionally, the City is contemplating forming a CFD, with e |I' E_ *fi"“ "":;_t
coterminous boundaries with the Wexford Development area, Y TR

which is part of the EIFD

| if"" ﬁﬂl'lill""r%l# SO 0 """i '|h“’i‘" 4 r 3 [

Rendering of Proposed Aggie Square Development

Sources: ROl to Establish an EIFD , Aggie Square EIFD Draft IFP
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Pillar 3

Implementation Strategy Foundation — Develop a Regional Strategy /
Vision

The coordinating agency can assist with efforts to establish regional guidelines/framework for implementation,
recognizing that cities and other local jurisdictions will be making decisions based on their specific needs
« Update land use policy and zoning around stations to generate value that can be captured and create good

transit-oriented development (TOD) (e.g., appropriate density, increased housing and ridership, balanced with
mixed use development for value creation)
* BART has legislation specifically for development surrounding stations — AB 2923 (link)
« Each station has unique characteristics (e.g., real estate market, stakeholder/community support, stage of
planning; however, a regional approach can provide consistency, efficiencies and alignment of objectives
« Establish housing requirements and other community considerations for TOD
» Leverage public property, where appropriate, for affordable housing and implement policies to preserve
existing housing
« Standardize screening tools to assess where value capture/joint development is appropriate and the best tools
» Promote transparency for value capture/joint development guidelines across jurisdictions

In March 2019, City of San Diego removed minimum parking requirements for multi-family residential uses in downtown

\ 4

San Diego and areas within 72 mile of a major transit stop following a study that determined 89% of the 41 multi-family

apartment sites within 7z mile of a major transit stop had lower demand than the prevailing requirement ratio

Value capture/joint development strategies can be used to shape outcomes
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Pillar 3

Case Study — BART Transit Oriented Development (TOD) Legislation

and Policy, Develop a Regional Strategy / Vision

« AB 2923 (link), 2018, affects zoning requirements on BART owned
properties, requires cities and counties to adopt the zoning
standards in BART’s TOD guidelines, and establishes a
streamlined approval process for certain projects

« BART worked with local jurisdictions and stakeholders to
support AB 2923 implementation

*  BART'’s Board of Directors adopted a TOD policy in 2016, which
was amended in 2020

* Objectives include: to provide greater transparency and
predictability in the development process, offer guidance to
cities and developers, facilitate discussion about BART'’s
expectations, and advance implementation of BART’s
strategic plan

« TOD policy outlines goals and strategies for implementation
(link)

* Projects that best meet policies and performance standards
are prioritized

* BART created a development parcel viewer (link) which identifies
sites that can accommodate future development in its 250 acre, 27
station area

 TOD Program Work Plan was released in 2020 (link)

Source: BART TOD Website

fu oo,

Complete Communities

Partner to ensure BART contributes to
neighborhood/district vitality, creating places
offering a mix of uses and incomes.

* BART's TOD projects implement locally adopted

plans and are developed with extensive
community input.

* Construction of BART's projects accurs under

labor agreements with the local trades, usin
prevailing wages, and incorporates small business
hiring goals.

- Every 100 units of housing built on BART property

generates 450 direct and indirect local jobs.

= Residential and commercial development around

transit generates more services and better livability
for existing neighborhoods than parking lots.

Transportation Choice

Leverage land use and urban design to
encourage non-auto transportation choices
both on and off BART property, through
enhanced walkability and bikeability, and
seamless transit connectivity.

« TOD residents walk, bike and use transit or shared

mobility at least 30% more often than non-TOD
residents.”

* Almost 60% of households living within ¥2 mile of

a BART station own 1 or fewer cars.”

\oﬁ ng-Hr ag..ﬁ H?

Sustainable Communities
Strategy

Lead in the delivery of the region’s land use
and transportation vision to achieve quality of
life, economic, and greenhouse gas reduction
goals.

« Locating housing and jobs near BART stations reduces
per capita driving and its associated pollution and
safety impacts compared with growth in auto-
oriented areas

+ People living near BART drive 13 to 32% fewer
miles each year than the countywide average.

+ TOD produces 50% fewer auto trips than
conventional development.’

+ Household greenhouse gas emissions from
development near BART are at least 12% lower than
the regional average. Coupled with BART's new
transportation demand management requirements,
TOD can offset up to 30% of household
greenhouse gas emissions.

)
% F~ T

Affordability

Serve households of all income levels by
linking housing affordability with access to
opportunity.

+ Typical transportation costs are 24% lower for
households near BART versus the regional average

+ Building housing - especially affordable housing
— is an effective anti-displacement tool.* BART is
committed to ensuring at least 35% of its units.
are affordable, with an overall goal of building at
least 7,000 affordable homes on its land by 2040.

CRARST # & m

O, RO Y  war kT

Value Creation and
Value Capture

Enhance the stability of BART's financial base by
capturing the value of transit, and reinvesting in

the program to maximize TOD goals.

+ Residential property near BART commands a

premium of 15 to 18% over property 5 miles or further
from BART resulting in an estimated $17.3 billion
added property value to residential properties that
can be captured for public services by municipalities,
BART and other agencies.

= BART station areas account for 13% of property

tax base in the 4 counties served by BART but only 2%
of the land area

= BART has reinvested $80 million in land value into

its TOD projects, but leveraged over $200 million in
public amenities including customer parking, station
improvements and public plazas.

© %
] ﬁ@ﬁ lE’ L Mﬁ%ﬁ

Ridership

Increase BART ridership, particularly in
locations and times when the system has
capacity to grow.

+ TOD residents take BART for their daily needs 35
to 85% more often than those living further away.®

+ TOD residents are nearly twice as likely to
<commute to work on BART than non-TOD
residents.® (43% vs 22%)
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Pillar 3

Case Study — BART Transit Oriented Development (TOD) Legislation

and Policy, Develop a Regional Strategy / Vision

BART TOD Policy Performance Measures and Targets

BART Board of Directors: Transit-Oriented Development Policy Performance Measures and Targets

POLICY GO

INTENT

STANDARDS FOR TOD ON BART

Draft Performance Measures

2025 Target

2040 Target

Adopted December 1, 2016
STATION AREA GOALS
Unit of Measurement

2040 Target

Increase in Housing Units within 1/2 mile

Al.  Residential Units to be produced on BART property 2,397 7,000 20,000 BA% of BART stations from 2010 to 2040"
T (155,800 new units)
et Sty and fliouwth Office/ Commercial square Feet 1o be produced on BART
A. Complete AL 208,682 1,000,000 4,500,000 ) ) }
property = Increase in Jobs within 1/2 mile of BART
Communities . - 1
A3, Minimum net density threshold for units on BART Min 75 DU/Acre stations, 2010-2040 (277,500 new jobs)
property
= = .
[ " # Station areas (1/2 mile) more than 1 mile from grocery " 7 o = Average Walkscore® for BART Stations
stare (2016 Average: 75)
% Units on BART Property supporting Station Area goal
Bl. 0.4a% 3% 12%
of 155,800 new units within 1/2 mile of BART
B, Sustsinable Plan Bay Area (PBA) Implementation . % Planned jobs on BART Praperty supparting Station 0% m - All stations have a Station Area Plan supporting
) . & Regional Quality of Life " AreaGoal of 277,500 new jobs within 1/2 mile of BART Plan Bay Area growth targets
Communities
Strategy # Catalytic Development Projects (pushing market, using
B tive 0 ing land, etc) 2 total 1 per year 2 per year
i % Reduction in per capita COZ emissions,
Reduce Greenhouse Gas Emissions B4 Regional GHG reduced by TOD on BART property TED TBD TBD TBD ) Han per capi
(GHEG) (pounds/day) regian-wide
. N Estimated Weekday Riders generated from TOD on Added weekday ridership from growth
[l BART ridershi C1. 3,800 000 20,000 200,000 e N
i Ll BART property (weekend ridership not included) 8 6 0. within 1/2 mile of BART stations
C. Ridership 33 (Ml Regional Centers, City | Growth in morning peak hour exits from 2015-2040 is 25%
Increase off-peak and reverse TDM Programs established by cities, job centers, 16 [All Regional Canters, Gity >3 Pl Regianal Centers, Gity ) Epes y "
N ) c. 7 Centers, Suburban Centers, | greater in Centers outside San Francisco than in Downtown
commute ridership institutions near BART to encourage transit use Centers) _ a3
Mixed-Use Corridors) San Francisco
D. Value Capture value of transit for 12 T;;[:a{m;::f;? TBAD, Density Banus, EIFD, value capture s in wi use to
Creation/Value N D1.  Pilot new finance mechanisms to support transit, TOD ) N ol N VMT Impact Fee all tested Test new tools as needed N N "
infrastructure, TOD ‘Community Benefits (El . finance transit, TOD
Capture N near BART stations
Cerrito)
Share of HH with 0 or 1 Car within 1/2 mile
> - 3 - 0.9 average across all BART of BART stations
) E1. Maximum parking spaces/residential unit 1.47 et lower than 2025 target of 0.9 65% T Sy R T A T T
Reduce overall car ownership N
- - 4-County Total: 32%; 7%)
&u:;“"" on va. . MSKERLIY parking spaces ber 1,000 Squar Icet A TR, Richmand B aver e S BT e
office/retail Pleasant Hill) Non-auta mode to work share for warkers
Reduction in vehicle trips from standard development 1/2 of BART housing projects  3/4 of BART housing projects 65% living within 1/2 mile of BART stations
Reduce vehicle miles traveled E3. via TDM-related measures (e.g. car share, bike share, incorporate TOM to reduce incorporate TDM to reduce (2014: 54%; 4-County Total: 30%]3
transit passes) - equivalent to GreenTrip wvehicle trips vehicle trips
N N F1. # affordable units on BART praperty 764 2,450 7,000
Ensure all incomes can live near
transit No net loss of low income households
F. Affordability & F2.  shi fh it: temwide that ffardabl 32% 35%
ability RIS SIS SR PSS S (91,000 HH earning less than $50,000 living in 1/2 milein
Equity Increase Opportunities for 2014)"
Disadvantaged Businesses (Federal) F3. Disadvantaged Business and Small Business Utilization TBD TBD TBD

and Small

*Saurce: Plan Bay Area 2040 Freferred Scerario. Scenarko may be changed once EIR ks camplete in 2017, Indhudes stations that are cumently under construction, but not planned stations. Goals far 1/2 mie are derived from evakuatian of Plan Say Area grawth alocated to Pricrity Development Areas in Alsmeda, Contra Casta, $an Franchco and San Maten counties, and analyses
of growth disiributian ta TAT's near statians. Regianal GHE goal will be aligned with farthcoming targets established by State of Callfornia

* Consistent with Station Access Performance Targets, bt extended to 2040,

*Source: S, Census: 20082014 Amesican Communicy Sisrvey. Roling average data across 4 year period. Data ks for U5, Census tracts clipped to 1/2 mile af SA4RT, and proparbanately adpusted.

“1bid. *Low Income® s defined as hausehalds earning less than $50,000. in 2016, HUD defines a 2-person “Low Income” Househald as eaming less than $60,150 in the East Bay, and $78,500 in the West Bay. Data rgets are in 2014 |

Source: BART TOD Policy Performance Measures and Targets
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https://www.bart.gov/sites/default/files/docs/B-%20TOD%20Performance%20Targets%202040%20Adopted%2012-1-16_0.pdf

Pillar 4

Implementation Strategy Foundation — Implement Local Policies
| Guidelines

Encourage the County of San Diego, 18 cities, and transit agencies to develop value capture/joint development
policies that are consistent with regional strategy/vision

» Developing sound policies requires specialized knowledge and alignment with
« Other local policies and goals
* Regional strategy/vision
« Several California governments/agencies have policies on value capture/joint development, such as
« County of Los Angeles EIFD and CRIA Policy (/ink)
* County of San Diego CFD Goals and Policies (link)
* Los Angeles County Metropolitan Transportation Authority Joint Development Policy (/ink)
« Other SoCal local governments/agencies use consultants to provide training, develop manuals, and conduct
workshops on
» Value capture/joint development mechanisms
» Specific tools for screening and go-no go decision making
» Process for implementing value capture/joint development tools

Policies can bring clarity and transparency for government practitioners, developers, other key stakeholders to make the process

more efficient
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https://file.lacounty.gov/SDSInter/bos/supdocs/115680.pdf
https://www.sandiegocounty.gov/content/dam/sdc/fg3/docs/cfdgoals.pdf
https://metro.legistar.com/LegislationDetail.aspx?ID=4984923&GUID=A4BEB653-F01A-41A6-BF9E-B02163B3519E&Options=ID%7cText%7c&Search=joint+development+policy

Pillar 5

Implementation Strategy Foundation — Provide Resources to Local
Public Entities

Successful delivery of value capture/joint development requires knowledge, tools, and systems

« The coordinating agency can support in providing knowledge and screening and other tools to assist with evaluating
and implementing opportunities
» Local governments will require dedicated, knowledgeable staff with
» Appropriate expertise
« Ability to work across agencies and for city staff across departments (e.g., planning, housing, community and
economic development, assessor controller)
« Appropriate technology, systems and processes are required to support instrument use
» Tools for collecting, depositing/ringfencing and using moneys should be clear and detailed

2 i
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Task 5: Implementation Strategy
Prioritizing and Implementing Value Capture/Joint
Development for Regional Projects



Prioritizing and Implementing Value Capture/Joint Development
Regional Projects

Successful implementation of value capture/joint development for regional projects requires:

Strengthening key partnerships for selected sites

Detailed screening and business case development for selected sites and tools

Implementation of value capture/joint development
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Prioritizing and Implementing Value Capture/Joint Development for
Regional Projects: High Level Screening

Value capture and joint development can potentially be
used as a funding source to compliment other sources for
SANDAG’s 2021 Regional Plan

» Screening criteria, as developed by the HR&A Team,
can be used

» A: Value Capture Instruments, including how to
screen sites or projects in which these instruments
could be used and the viability of specific
instruments (i.e., tax increment financing,
assessment districts, impact fees), including their
potential for revenue generation and ease of
implementation; and

« B: Joint Development, including how to screen
sites suitable for real estate development, the
viability of developing these sites, and its potential
revenue generation.

SANDAG 2021 Regional Plan Goals Source: SANDAG

SANDAG'’s 2021 Regional Plan Goals

1 Efficient movement of people and goods

Access to affordable, reliable, and safe mobility

options for everyone

Healthier air and reduced GHG emissions

regionwide
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https://www.sandag.org/regional-plan/2021-regional-plan/final-2021-regional-plan

Prioritizing and Implementing Value Capture/Joint Development for

Regional Projects: High Level Screening

Criteria A for Value Capture Opportunities involve a series of sub-criteria and steps laid out below.

A.1. General Value Capture Potential

A.1.1. Eligibility
Threshold

Is the area

eligible for Value
Capture?

A.1.2. Suitability

Score

What is the
suitability of
implementing
Value Capture in
the area?

A.2. Value Capture Instrument Potential

A.2.1. Eligibility
Threshold

What Value
Capture

instruments are
eligible for
implementation?
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A.2.2. Suitability
Score

-

»

-

How suitable or
effective is each
eligible instrument
to generate
infrastructure
funding?
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Prioritizing and Implementing Value Capture/Joint Development for
Regional Projects: High Level Screening

Criteria B for Joint Development Opportunities involve a series of sub-criteria and steps laid out below.

B.1. Eligibility Threshold

Is the site eligible for Joint Development?

* Filters out sites where there is no or limited potential
for joint development of residential and commercial
projects given physical conditions of the site and its
ability to support development.

* If eligible, move to B.1.2 to determine the degree to

which joint development would be effective in
generating revenues.

B.2. Suitability Score

-~

Will Joint Development generate meaningful
revenues?

» Assesses the potential success of the Joint
Development venture by evaluating 1. Real Estate
Market Viability; 2. Development Viability, given the
potential of the site to be developed in the short term,
physical constraints, and land use regulations; 3.
Ease of Implementation, related to how prepared the
agency is to lead the venture, the degree of
coordination between the agency and local
jurisdictions, and regulations that restrict the type of
procurement that can be done for developing the site.

* The resulting score can be used to rank potential joint

\ development opportunities.

~

/
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Prioritizing and Implementing Value Capture/Joint Development for
Regional Projects: Strengthening Key Partnerships

Example: Kearny Mesa Station

« Stakeholders consist of people, groups, and
organizations that can take on different roles in the
planning and project development process, working
with the sponsor of the value capture-related project

« City, County, State

« Legislature

* Neighbors and other community groups
* Developers and other business groups

« Stakeholder outreach and community engagement is
crucial in determining the success of projects that rely
on value capture and/or joint development

« Important to identify relevant stakeholders

« Consider developing public improvement programs to
increase community engagement

SANDAG

City of San Diego

San Diego Trolley

Private developers

For voluntary tax increment contributions, County and
City of San Diego, Special Districts (not schools)

Landowners for new development for CFD special taxes

Public Involvement Program Framework

B oDdp -~

Determine goals and objectives
Identify what members of the public should be involved
Determine approach

Ensure strategies and techniques support decision
making

Source: FHWA
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https://www.fhwa.dot.gov/ipd/value_capture/resources/value_capture_resources/how_to_generate_stakeholder_support.aspx

Prioritizing and Implementing Value Capture/Joint Development for
Regional Projects: Detailed Screening and Business Case Development

« After prioritization of regional projects is completed, more detailed feasibility studies, market analyses, demand, and
revenue projections are required

» Develop a project or district feasibility study, including expected build out, timeline, risks, and a contingency plan to
mitigate risks, as appropriate

Project Screening Process

Study Areas and Project Socioeconomic and Real Market-Supportable Revenue Generation
Program Estate Market Trends Development Potential

Business Case Development

|«|«

Form Districts, Implement Plans
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Prioritizing and Implementing Value Capture/Joint Development for
Regional Projects: Detailed Screening and Business Case Development

Detailed screening should support the development of a business case, for example:
1) compare additional fiscal revenue from new development (e.g., incremental property tax net of EIFD

Tax contribution, sales, transfer, other taxes) to cost of supporting new development under different

Increment : : ) : : :

) ) assumed tax increment scenarios 2) assess debt capacity from tax increment 3) determine other funding
Financing . . : _ e

sources available for projects to be financed, 4) compare timing of revenue/debt with timing of need

Community 1) assess revenue under different tax rate assumptions 2) consider impact of incentives (e.g., zoning

Facilities bonuses in exchange for CFD participation) 3) determine costs of new development 4) assess debt

District capacity 5) compare timing of revenue/debt with timing of need

Business Case Development — Should demonstrate to key stakeholders that implementation:

: " : Integrates land use, transportation,
Provides a positive net fiscal L : : : i ) :
impact Distributes in benefits equitably mobility to achieve local/regional

P objectives

¥

Form Districts, Implement Plans
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Task 5: Implementation Strategy
Sequencing and Key Takeaways



Value Capture/Joint Development Implementation Strategy:
Implementation Strategy Sequencing

CEETTN o [T » EE

Establish coordinating Continue to grow
agency partnerships
Laying the . Develc')pment. partnerships « Understand lessons . Continue to refine
: « Establish regional strategy learned : .
Foundation - : , : strategies and policies
« Develop local guidelines * Review/refine strategies
and policies and policies
* Provide resources * Provide resources
* Implement value * Implement value
capture/joint development capture/joint development
Prioritizing for high scoring sites after challenges are :
) * Implement sites as
and « Work through challenges overcome for sites
: : : : : challenges are overcome
Implementing on medium scoring sites « Continue to work through
 |dentify roadblocks for sites with roadblocks, as
lower scoring sites appropriate

*See Task 3 Screening Tool
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Key Takeaways for Value Capture/Joint Development Implementation
Strategy

« A coordinating agency provides technical assistance and resources for cities, agencies, other
stakeholders

« Early collaboration provides the best outcomes

» Aregional strategy promotes consistency, transparency, and efficiencies

» Transparent, carefully considered policies can facilitate value capture/joint development implementation
» Technical support can promote local/regional success

» One strategy/tool does not fit all circumstances

SANDAG Regional Value Capture Assessment Study | 43 83



yE el

5’ eles .hi.: et ....‘*-".""_ .

Final Regional Value Capture Strategy

SANDAG Regional Value Capture Assessment Study

SANDAG HR&A\ July 2023




Appendix |

Task 2 Deliverable: Case Study & Statutory Authority Review
of Value Capture and Joint Development Implementation



Task 2 Dellverable Case Stud & Statutory Authorlty Rewew of Value
Capture and Joint Development Implementation

SANDAG Regional Value Capture Assessment Study
SANDAG HRA

February 208463



TABLE OF CONTENTS

Introduction 48

Executive Summary and Lessons for SANDAG 50

Overview of Regional Context for Value Capture and Joint Development Implementation 56
Summary of Key Government Stakeholders, Statutes and Legislation 57
Gaps and Challenges for Value Capture and Joint Development Implementation 62
Existing Taxing Mechanisms and Implications for Value Capture Instruments and Joint Development 71
Implementation

Case Studies 75
Far West Side and Hudson Yards Redevelopment 77
Salesforce Transit Center 89
Metro de Medellin Urban Operator 101
Approved Enhanced Infrastructure Financing Districts 111

Appendix 118

SANDAG Regional Value Capture Assessment Study |47 87



Overview

The HR&A-Sperry-KPMG Team (the Consultant Team) is conducting the Regional Value Capture Assessment Study
(the Study) for the San Diego Association of Governments (SANDAG). The purpose of this study is to:

|. Identify and evaluate value capture (VC) instruments and joint development (JD) opportunities for SANDAG’s
Regional Plan projects and the challenges in their implementation;

ll. Develop a long-term strategy that can aid SANDAG and partner agencies in advancing regional housing goals and
raising sustainable revenue to implement Regional Plan projects; and

lll. Produce policy recommendations for SANDAG on how to overcome these challenges, particularly in light of the
multi-jurisdictional nature of addressing regional housing needs and critical infrastructure projects in the San Diego
region.

SANDAG Regional Value Capture Assessment Study | 48

88



Introduction

As part of this study, the Consultant Team is conducting the present Case Study & Statutory Authority Review of Value Capture and
Joint Development Implementation in the San Diego region (Deliverable 2). This document contains three sections, including:

l. An Overview of Regional Context for Value Capture and Joint Development Implementation. This sections covers:

l.  Asummary of key government stakeholders, statutes and legislation needed to implement VC instruments and pursue JD
opportunities in the region that would allow to increase housing supply;

Il.  The existing gaps and challenges for implementation; and

lll. A review of existing local taxing mechanisms in the region and whether they conflict or support SANDAG’s goals of
promoting VC instrument and JD opportunities.

lI. Case studies of VC instruments and JD implementation in the United States and abroad hat help address regional housing and
infrastructure goals, as well as the existing gaps and challenges for implementation in the San Diego region.

lll. Key lessons with regards to policies that SANDAG could consider promoting to address exiting gaps.
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EXECUTIVE SUMMARY AND LESSONS FOR SANDAG



Key Takeaways from Gaps and Challenges Analysis

Instruments Affected Gap/Challenge

Common to all VC Fragmented municipal governments with competing objectives

instruments : :
SANDAG lacks land use control and taxing authority
High infrastructure funding and financing needs for large transformative TOD projects
Underleveraged opportunities to monetize non-real estate assets

Uneven project delivery capacity across jurisdictions

Community Facilities CFD tax levy requires 2/3rds vote of registered voters of district if 12 or more of landowners.

SREI(EAL) The County of San Diego has a tax burden limit of 1.86% from all taxes on a property.

Special Assessment Requires special and direct benefit to properties that are assessed. The benefit must be particular and distinct as compared to
District general benefits received by other properties in the district.

Tax Increment Financing Taxing entities must agree to redirect their property tax increment away from general fund for other purposes to TIF district for its
(TIF) uses. Some entities do not receive a significant enough share to be meaningful participants.

Revenue growth takes time and there is lack of bond financing precedent in California.

Impact Fees Fees require a nexus between the development project and the cost of its impact, and the fee must be proportional to the
cost/impact of the project. The timing and amount of fees are unpredictable.

Joint Development and Lack of robust and consistent joint development/transit-oriented development policies across cities and agencies throughout

Air Rights region.

Land ownership is held by different public bodies/transit entities (NCTD, MTS, city governments, county governments) with
competing timing and objectives.
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Lessons from Case Studies on SANDAG’s Gaps and Challenges Regarding
Value Capture and Joint Development Implementation

Lessons for Legal and Regulatory Challenges

* Regional Agencies assigned with land use and tax sharing authority can be more successful in optimizing implementation of VC tools.
This would address the issue of municipal governments in the SANDAG region having competing objectives and SANDAG’s lack of land use
control and taxing authority. In the case of the Metro de Medellin, acquiring a special “Urban Operator” status through new regulations allowed

Metro to take over functions from different city agencies within areas close to public transit.

+ There is no optimal TIF instrument in California, as taxing entities within a TIF district are not required to redirect property tax increment. This
is partly due to the lack of state-level criteria and regulations on the participation of counties in EIFDs. Regulations such as the one approved in
LA County, which guides county decisions over EIFD participation, could be considered in the San Diego region to help streamline the decision-

making over participation of Counties in EIFD governance and funding contributions.
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Lessons from Case Studies on SANDAG’s Gaps and Challenges Regarding
Value Capture and Joint Development Implementation (cont.)

Lessons for Institutional and Governance Challenges

+ The creation and organization of special purpose entities that can work across public and private stakeholders as well as execute land
use, infrastructure, and tax functions can be an effective way to streamline planning and delivery. A special purpose joint powers entity
can be a valuable vehicle to drive decision-making and group resources and expertise between stakeholders with differing capabilities and
desires, as in the case of the Transbay Joint Powers Authority. Through the Operador Urbano figure, Metro de Medellin exercises multiple
functions that allows it to spearhead capital improvements, lead the revitalization of areas around Medellin’s mass transit corridors, and obtain

funding and financing for large infrastructure projects.

* Initial planning for a development project can include support for future land value capture instruments. For example, the initial
Transbay Redevelopment Plan was approved in 2012, two years before the Transbay CFD was. This publicly-developed plan helped lay the path
for the approval of the CFD.
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Lessons from Case Studies on SANDAG’s Gaps and Challenges Regarding
Value Capture and Joint Development Implementation (cont.)

Lessons for Market and Financial Challenges

Multiple value capture tools can be combined to balance the timing and magnitude of expected revenues. In Hudson Yards, since most
revenues from Payment-in-lieu-of-taxes are not immediate, the one-time payments from density bonus sales provided revenue upfront. In the
case of Transbay, the creation of a TIF district was combined with land sales and a CFD and a lease agreement over facilities that represented

shorter-term sources of funding.

Future lease payments in long-term ground leases of public property can be used to leverage upfront financing. In New York, the MTA
issued $1B in bonds against its Hudson Yards ground leases to private developers, Related and Oxford Properties, which are expected to bring

in cash flows of over $2 billion over a 99-year term.

A backstop from city or county governments can help spearhead the implementation of VC instruments, particularly of those that can
back debt issuances. However, backstops expose local jurisdictions to substantial market risks. For example, the City of New York’s promise to
cover interest payments for the Hudson Yards Investment Corporation (HYIC) became an expensive obligation as it supported HYIC’s bonds

during economic downturns like the Great Recession.

Revenues obtained thus far by approved EIFDs are quite limited in magnitude, which prevents the issuance of EIFD-bonds to finance their
infrastructure goals. Despite the existing limits in obtaining higher revenues, cities with approved EIFD are finding ways to use future revenues to
accelerate the execution of infrastructure projects today in ways that do not necessarily include EIFD-issued bonds. In La Verne, the City is
issuing bonds to pay for infrastructure works and the EIFD commits to reimbursing the City once it had a sustained revenue stream.
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Lessons from Case Studies on SANDAG’s Gaps and Challenges Regarding
Value Capture and Joint Development Implementation (cont.)

Lessons for Operational Challenges

Existing entities may need to adapt their internal statues and organization structure to be able to effectively exercise delegated or
newly-acquired authority to implement and manage VC. As part of its conversion to an Urban Operator, Metro de Medellin changed internal
processes and statutes, and created an Enterprises Management Division with attributions to sponsor and participate in business deals outside

strictly transportation-related operations.

Special purpose entities with VC revenue collection authority may allow to streamline and ringfence funds for priority projects. In the
case of Hudson Yards, revenue is collected in a way that all proceeds go towards the financing of the project by avoiding passing through the
City Finance Department and General Fund. PILOTs in the Hudson Yards Financing District are collected by the Industrial Development Agency,

then transferred directly to HYIC as revenue to repay debt obligations.

The creation of special purpose entities can bring operational challenges to cities, particularly when it requires new dedicated staff. In
the case of EIFDs, their governance is exercised by Public Financing Authorities (PFI), where both county and city representatives are members
(if the county agrees to participate in the EIFD). In all cases, PFls are reliant on staff and technical resources from each city. This could

potentially strain city operations and/or require significant existing capacity in city staff in order to support EIFD operations.
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OVERVIEW OF REGIONAL CONTEXT FOR VALUE CAPTURE
AND JOINT DEVELOPMENT IMPLEMENTATION



Summary of Key Government Stakeholders, Statutes and
Legislation



Value Capture Instruments

Definitions

The following value capture instruments are most relevant for implementation in the San Diego region:

Value Capture Mechanism

Community Facilities
District
(CFD)

Special Assessment
District (SAD)

Tax Increment Financing
(TIF)

CFDs are special tax districts generally created by cities or counties in California to raise revenue to
finance facilities and services through the levy of special taxes on properties in the district. The setting of
district boundaries and the tax levy are flexible. The tax must be reasonable and cannot be ad valorem.
Often used for new developments. CFDs are used frequently in California, and many implemented at the
County and City level in San Diego.

SADs provide for annual assessments on properties within a designated district and can be applied only
if those properties receive a special benefit (over and above any benefit that other properties or the
general public may receive) from the public improvement. The assessment must be based on the
proportional cost of the “special benefit” received by each property owner in the district. The San Diego
region has several assessment districts.

Various types of TIF can be used to fund and finance facilities and improvements of communitywide
significance in California. Participating taxing entities may voluntarily agree to contribute some or all of
their property tax revenues on incremental assessed value increases of properties in the district for this
purpose. Due in part to Proposition 13 — which, in broad terms, limits the annual growth of assessed
values to 3%, unless the property is transacted — it takes time for incremental assessed value, and as a
result TIF revenue, to grow. However, growth can take place faster when properties are transferred from
one party to another (e.g., from public to private ownership) and in areas of significant new private
development activity. School districts are unable to participate in TIF.

CFDs are flexible in the type of
improvements or services that can be paid
for. They are used most commonly for
streets, water, sewer/drainage, electricity
infrastructure, schools, parks & police.

The most common districts are for
improvement and maintenance of roads,
annexations to the Countywide Street
Lighting District; and County Services Areas
(CSAs) for landscape maintenance, park
maintenance, fire protection services, and
paramedic services.

TIF requirements vary by program and state
to state and are most often used in areas
suffering from blight or declining property
values for improvements like affordable
housing, utility upgrades, or infrastructure
investments.
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Value Capture Instruments
Definitions

The following value capture instruments are most relevant for implementation in the San Diego region:

Impact Fees Also called mitigation fees, they refer to payments (not a tax or assessment) imposed by local New development requiring use of public
governments on developers of proposed real estate projects to cover all or a portion of the cost of impact  infrastructure like roadways, utilities, and
(i.e., the cost of provision of new public facilities/services) stemming from the development project. The schools.

impact fee must correlate to the cost of impact created by the development project. Impact fees can be
included as part of development agreements or through a broader impact fee program associated with all
new development to support certain area-wide improvements. Cities throughout San Diego County have
development impact fees programs that provide revenue to the cities for covering costs associated with
new development.

Joint Development JD consists in a partnership between a public agency, private developer, and other entities such as a In addition to public facilities, projects can

(JD) local government to develop land owned or controlled by the public sector. The public agency typically include mixed-use complexes, housing, or
maintains some control over development type and project requirements, among others. JD agreements workforce developments, and can be used
can be structured as public-private partnerships or with other cost and profit-sharing arrangements to address housing equity and other issues.
Rights sold or leased under a competitive process to a private entity to develop the air space above a Any type of development, often with certain
new or existing public facility or infrastructure. specifications from the public entity selling

or leasing the rights, like affordable housing.
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Value Capture Instruments
Key Stakeholders, Relevant Statutes, and Legislation

The table below provides an overview of the relevant statutes, stakeholders and enabling legislation for the value capture
mechanisms in California and the San Diego region.

Value Capture Instruments Key Stakeholders Relevant Statutes and Legislation

CFD

Impact Fees

Public Sponsor Entity,
Landowners /
Registered Voters

Property Owners,
Public Sponsoring
Agency

City, County, Other
Taxing Entities,
Landowners /
Registered Voters,
when vote is applicable

City and Developers

Authorized by the Mello-Roos Act of 1982. Requires 2/3rds of the vote by registered voters (if 12 or more) or, if less
than 12, then landowners within proposed district.
The County of San Diego has produced a sample policy for the implementation of CFDs.

Authorized under the Improvement Act of 1911 (Streets & Highways Code sect. 5000 et seq.), the Municipal
Improvement Act of 1913 (Streets & Highways Code sect. 10000 et seq.), and the Improvement Bond Act of 1915
(Streets & Highways Code § 8500 et seq.). Requires voter approval—the SAD can proceed with no majority protest
of property owners within proposed district.

Each TIF type has its own nuanced requirements. The governing body is either the sponsor’s legislative body or a
separate governing body and document (e.g., for an EIFD the governing body is a Public Financing Authority and
governing document is an Infrastructure Financing Plan).

Enabling legislation*:

* Infrastructure Financing District (IFD): SB 308 (1990)

 Infrastructure and Revitalization Financing Districts (IRFD): AB 229 (2013)

* Enhanced Infrastructure Financing District (EIFD): SB 628 (2014)

+  Community Revitalization & Investment Authorities (CRIA): AB 2 (2015)

Voter approval depends on form of district. For EIFD and CRIA, no vote required for district formation or bond
issuances, but there is a public hearing process that must not have majority protest against formation

The City of San Diego has released a set of sample policies for the implementation TIF tools within its jurisdiction.

Primarily governed by AB 1600 California Mitigation Fee Act passed in 1987. AB 1600 allows impact fees to be
imposed by the local jurisdiction without a popular vote. However, a nexus study is required.

The City of San Diego has released a set of sample policies for the implementation of impact fees within its
jurisdiction.
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https://law.justia.com/codes/california/2014/code-gov/title-5/division-2/part-1/chapter-2.5
https://www.sandiegocounty.gov/content/dam/sdc/fg3/docs/cfdgoals.pdf
https://library.qcode.us/lib/glendora_ca/pub/municipal_code/item/title_21-chapter_21_13-article_iv-21_13_220
https://library.qcode.us/lib/glendora_ca/pub/municipal_code/item/title_21-chapter_21_13-article_iv-21_13_220
https://library.qcode.us/lib/glendora_ca/pub/municipal_code/item/title_21-chapter_21_13-article_iv-21_13_220
https://library.qcode.us/lib/glendora_ca/pub/municipal_code/item/title_21-chapter_21_13-article_iv-21_13_220
https://sgf.senate.ca.gov/sites/sgf.senate.ca.gov/files/InfrastructureFinanceDistricts.pdf
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201320140AB229
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201320140SB628
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201520160AB2
https://www.sandiego.gov/sites/default/files/debt_policy_2021_final.pdf
https://www.calcities.org/docs/default-source/city-attorneys/the-mitigation-fee-act%27s-five-year-findings---paper.pdf?sfvrsn=9b82634e_3
https://www.sandiego.gov/planning/work/public-spaces/fees

Value Capture Instruments
Key Stakeholders, Relevant Statutes, and Legislation (cont.)

Key Stakeholders Relevant Statutes and Legislation

Value Capture Instruments

Joint Development

Agency, City,
Developers

Agency and
Developers (within
zoning constraints)

A public sector entity that owns or controls land in California can enter into a joint development agreement with
developers (within the context of local procedures and regulations). No voter approval is required.
In the San Diego region, both MTS and the North County Transit District have JD programs in place.

Air rights are considered real property by Property Tax Rule 124 in California. Air rights are legal in California,
but are restricted by height in local zoning codes, technologies used, and program types. No voter approval is
required.
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Gaps and Challenges for Value Capture and Joint
Development Implementation



Gaps and Challenges
Common to all VC instruments in the SANDAG region (cont.)

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v v

Challenge 1: Coordination and Multi-jurisdictional infrastructure projects would benefit
alignment across jurisdictions from the implementation of VC instruments for its funding
across all the jurisdictions served by transit or other
investments, but not all jurisdictions might agree on their
value or have the conditions to implement them.

Challenge 2: Lack of regional- Fragmentation in decision-making for VC instruments v v
level land use and taxing could be addressed by centralizing land use and taxing

powers decisions in SANDAG, but the agency does not have this

power and therefore needs to coordinate individually with

each local jurisdiction.

(o EVET LR [eaRlic=Bii @ (08 Layering of multiple tools and resources with multi- v
W alellaleE=Tale Rila-Talela e ML ER (o] jurisdictional coordination is required to reach

large transformative TOD magnitudes that are relevant for projects with large

projects (for e.g., Central capital costs, with VC being a significant resource only in

Mobility Hub, High Speed Rail) high-value and/or dynamic markets.

Challenge 4: Underleveraged Missed opportunities for obtaining additional revenues v v v
ancillary sources of revenue from non real estate resources such as advertising,
media, retail and broadband leases/concessions.
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Gaps and Challenges
Common to all VC instruments in the SANDAG region (cont.)

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v

Challenge 5: Uneven project Not all jurisdictions can implement VC instruments that
delivery and administrative require dedicated staff as well as regularly updated land
capacity across jurisdictions and property value assessments.
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Gaps and Challenges
By type of instrument: Mello-Roos CFD

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v v

Challenge 6: Challenging CFD tax levy requires 2/3rds vote of registered voters of
approval processes. district if 12 or more of landowners, weighted by
acreage, if less than 12. The approval process is more
efficient and generally less challenging through a
landowner vote. As a result, CFDs are often used for
new (greenfield) developments. As an example, sole
landowners approved the tax levy for CFDs: in 2014 in
the City of Ramon and in 2020 for the Mission Rock CFD
in SF. ' Some landowner votes have been questioned, so
appropriate legal support is necessary.?

Challenge 7: Taxes should not The County of San Diego has a tax burden limit where v
be so high as to discourage the total of all taxes on property is capped at 1.86%, at

development/property the time the CFD is formed, of the estimated sales price

ownership. of subject properties to an end user within the district.

This tax burden cap applies at the time the CFD is

adopted and is only applicable to the parcels within the

region that is under the County of San Diego’s land use

jurisdiction.?

1. https://www.counties.org/csac-bulletin-article/recent-ruling-clarifies-mello-roos-issue; and https://onesanfrancisco.org/sites/default/files/2020-02/Agenda%20ltems %204 %20and%205%20-
%20Mission%20Rock%20CFD%20Memo.pdf

2. Examples: City of San Diego vs Shapiro (2014) and Horizon Capital Investments, LLC v. City of Sacramento (2019)

3. https://www.sandiegocounty.qgov/content/dam/sdc/qgrandjury/reports/2021-2022/CommunityFacilitiesDistrictReport. pdf
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Gaps and Challenges
By type of instrument: Special Assessment District

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v v

Challenge 8: Complexities in In determining whether to form an assessment district,
relating an improvement to a the public agency must define: the services or
property assessment improvements to be funded; the special benefit that
properties in the district will receive; the cost of the
services and improvements; and the direct connection
between the share of costs each property in the district
will bear in relation to the benefit it will receive. Requires
special and direct benefit to properties that are
assessed; with the assessment being proportional to the
benefit received by the property. The benefit must be
particular and distinct as compared to general benefits
received by other properties in the district or the general
public at large. Requires an engineer to determine the
specific benefit and fair allocation of taxes.
Consequently, its implementation can be more
complex/time consuming, and limitations exist on
applicability of this type of district and on amount of
funding/financing it can raise.
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Gaps and Challenges
By type of instrument: Tax Increment Financing (TIF) Districts

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v v

(o ) E| LT R RV T o[ ERIEETE LS Taxing entities (cities and counties) must agree to
tax entities on EIFD redirect incremental revenue from their taxes (i.e.,
contributions. Property tax and tax In Lieu of Vehicle License Fee)
away from the general fund to an EIFD. While partnering
among taxing entities can bring a larger stream of
revenue, their participation is voluntary, even if their
jurisdiction is benefitted by EIFD-related infrastructure
works. Moreover, the decision to participate requires, at
a minimum, a finding of net fiscal benefit (i.e.,
considering impacts to the general fund and additional
costs of public service provision due to new development
in the EIFD) to contributing entities.
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Gaps and Challenges
By type of instrument: Tax Increment Financing (TIF) Districts

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v

(o E1 o - [URECVET VR [0l (a8 Several EIFDs (one of the more flexible types of TIF
takes time and there is lack of districts) have been formed in California (e.g., Otay
bond financing precedent in Mesa in San Diego, West Sacramento, Fresno, LA
California. Verne, Palmdale, Placentia) but no bonds have been
issued to date. One bond issuance for Treasure Island,
an IFRD, was issued in 2022 in the par amount of
$29.39M (district formed in 2017). The lack in issuances
results, in large part, because revenue growth tends to
be slow; it depends on, and lags assessed value growth.
This tool generally works best in high assessed
value/private development growth areas.
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Gaps and Challenges
By type of instrument: Impact Fees

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Operational
Regulatory Governance Financial P
v v

Challenge 11: Unpredictable Impact fees are one-off fees that require a nexus
ECIACERER RN Refin« a8 between the development project and the cost of its
fees. impact, and the fee must be proportional to the
cost/impact of the project. The timing and amount of fees
are unpredictable. As a result of the requirements,
impact fees/impact fee programs can be complex to
implement. They also can be seen as a disadvantage to
new property purchases/developments in relation to
existing properties and generally less effective/applicable
in lower growth and less populated areas. As a result of
the one-off, unpredictable nature, they cannot be used to
leverage upfront financing.
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Gaps and Challenges
By type of instrument: Joint Development and Air Rights

Gap/Challenge Type of Gap/Challenge
Legal / Institutional / Market / Oberational
Regulatory Governance Financial P
v v

Challenge 12: Lack of robust For instance:
and consistent joint *+ NCTD Joint Use and Development of Real Property
development/transit-oriented Board Policy #33 has focus on maximizing revenue,
development policies across minimizing risk, design and placemaking, increasing
cities and agencies throughout transit ridership, supporting dense uses.

region. * MTS Joint Development Program, April 2019 has
focus on MTS view of property as a good candidate,
support from city, sufficient parking ratios, housing
affordability (minimum of 20% affordable), high
density, mobility hub services, transit amenities and
technologies.

Challenge 13: Competing Land ownership is held by different public bodies/transit v
timing and objectives of public entities, NCTD, MTS, cities, other entities sometimes

landowners. with. No single entity leading the effort for a coordinated

joint development/TOD approach in each city to

maximize value and achieve other common

local/regional objectives. Examples include NCTD plans

at Carlsbad Village, Poinsettia Stations, and Oceanside

Transit Center and MTS at Encanto and Grantville

Trolley Stations.

Some cities also lack TOD-supportive zoning in their
station areas. SANDAG Regional Value Capture Assessment Study | 70 110
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Existing Taxing Mechanisms
Criteria to Assess Interaction with VC and JD

The Consultant Team has assessed six taxing mechanisms suggested by SANDAG, which predominately rely on
property taxation. The Consultant has assessed each tax against the following two key considerations related to the
implementation of value capture instruments and joint development:

1. Significant revenue potential: based on precedents in the San Diego region and other markets, the Consultant
Team assessed whether the taxation mechanism has the potential capacity to provide a significant revenue for
reinvestment.

2. Potential threat of over-taxing development: the Consultant Team assessed whether the existing tax, in
conjunction with additional taxes, fees, and charges brought by VC implementation, could pose a risk of over-taxing
developers and/or property owners, thereby disincentivizing real estate development and negatively impacting the
financial viability of potential projects and real estate supply.

Details on each taxing mechanisms are included as part of Appendix 1 — Existing Taxing Mechanisms in SANDAG
Region.
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Existing Taxing Mechanisms
Summary of Interaction with VC

The table below summarizes the potential interactions — either positive or negative — of existing real estate taxes in the
San Diego region with value capture instruments. These conclusions are based on the descriptions of each instrument in
the following pages.

Key Considerations

In use in

the San Significant Threat of

Main Characteristics Observations

Diego Revenue over-taxing
region? Potential development

Documentary Occurs when property ownership changes Expected to raise $600M - $1.2B
Transfer Tax hands '

lly in Los Angeles. H h
(California Department YES .« Traditionally paid by the seller ° annually in Los Angeles. However, the

amount may be significantly less in the

of Tax and Fee «  Varies depending on County - :
Administration) City of San Diego.
Parcel Tax » Aproperty tax levied on owners of parcels Parcel tax is predominately a flat rate.
(Local Government) YES « Predominately a flat rate (not levied based ° However, it can also be levied on land
on size or value), limiting its function size, providing a greater potential

* Requires 2/3 voter support to be imposed revenue stream.
Commercial Linkage + Afee levied on all new commercial and Housing Impact Fee in the City of San
Fee YES institutional developments larger than ° ° Diego, as of 2019, has raised over $65M,

(Local Government) 100,000 square feet with funds supporting the construction of
over 5,000 affordable housing units.
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Existing Taxing Mechanisms
Summary of Interaction with VC

Key Considerations

In use in
the San Significant

Threat of
over-taxing
development

Main Characteristics Observations

Diego Revenue
region? Potential

Vacant Property Tax
(Local Government)

NO

Precedent exists in San Francisco.
Applies to owners of residential buildings
with three or more units vacant for more
than 182 days per year.

The Commercial Vacancy Tax rate is a tax
on certain commercial spaces that are
vacant for more than 182 days.

In San Francisco, precedent suggests
that this tax mechanism has the capacity
to produce over $20M of revenue
annually. No such precedent exists for
the San Diego region.

Business License

Tax

(California Department YES
of Tax and Fee

Administration)

A tax on business owners

The tax can relate to property owners,
linked to an LLC or partnership, extending
its reach and capacities

The tax increase is expected to raise
$2.98M - $3.45M annually with funds
going towards affordable housing
initiatives.

Corporate Real
Estate Investor Tax
(Proposed)

NO

Proposed in the state of California

May levy a 25% tax on an investor’s net
capital gains from the property's time of
purchase until final sale or exchange

Undetermined

Has potential to raise $4B across the
state but it is only a proposal at this
stage.
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Case Studies
Overview

The Consultant Team conducted the four case studies highlighted below, which were identified and prioritized from a longer list in
coordination with SANDAG. In each case study and following the categories of the “gaps analysis”, the Consultant Team analyzed the
implementation of VC instruments and JD through four lenses: a) Legal and Regulatory; b) Institutional and Governance; c) Market and
Financial; and d) Operational. Each case study provides an overview of the project using these four criteria and expands on those most
relevant to address the identified gaps for SANDAG.

Far West Side and Hudson-Yards Approved Enhanced Infrastructure
Redevelopment Financing Districts

Salesforce Transit Center Metro de Medellin, Urban Operator
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Far West Side and Hudson Yards Redevelopment

Overview

Location

Start Date

Project Stage
Capital Cost

Value Capture Instruments
Used

Joint Development
Agreements

Key Stakeholders

Governance

Description of Infrastructure
project

New York, NY

Planning began in 2001 and broke ground in 2012

Expected to be fully completed by 2027, with much of the development already operational today.

The public cost of the project was over $3 billion, with private investment bringing the total development

to over $25 billion

PILOT, Tax Equivalents, Density Bonuses

Ground lease between the MTA and Private Developer, with deck built over rail yards by Private

Developer

City of New York, City-owned Economic Development Corporation, Local Transit Authority (MTA),

Private Developers

Two special purpose non-profit corporations, the Hudson Yards Development Corporation (“HYDC”) and

Hudson Yards Investment Corporation (“HYIC”)

Following the rezoning of the 60-block district on the Far West Side of Manhattan, the City of New York
planned and redeveloped the formerly industrial area into a high-density, mixed-use neighborhood, now
called Hudson Yards. Hudson Yards became the most expensive real estate development project ever

in the United States and the largest in over 80 years.
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Far West Side and Hudson Yards Redevelopment
Relevance for SANDAG

Legal and

Regulatory

The project is able to work
around the constraints and
requirements of the TIF laws in
NYS through Pilot Increment
Financing (PIF), a TIF-like
district that involves the use of
payments in lieu of taxes
(PILOTSs) instead of the
property tax levy. Local
governments enter into PILOT
agreements with the owners of
specific redevelopment sites
and agree to use a portion of
the proceeds to fund capital
improvements related to the
development.

Institutional and
Governance

The City created two non-profit
special purpose entities to
manage the project.

« HYDC is a local
development corporation
that manages the
implementation and
ongoing operations of the
public investments.

* HYIC has the authority to
issue debt to finance the
public investment,
separating the debt
obligation from the City.

Market and

Financial

The City enhanced the credit
conditions of HYIC’s bonds by
pledging to provide interest
support when the HYIC
receives insufficient funds from
its primary sources of revenue,
addressing the challenge of
high project costs (challenge
3).

The Metropolitan Transit
Authority (“MTA”) used its
ground lease agreement with
private developers, to issue
$1B in debt by offering the
Hudson Yards ground leases
as securities.
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Operational

PILOTs in the Hudson Yards
Financing District are collected
by the Industrial Development
agency (IDA), then transferred
directly to HYIC as revenue.
Since HYIC receives PILOTs
directly, the funds do not flow
through the City, avoiding the
City’s budget-making process
and streamlining revenue
collection (challenge 9).



Far West Side and Hudson Yards Redevelopment

The City formed two special purpose entities to finance and oversee the public infrastructure
projects.

Governance Structure

Initial district planning and rezoning efforts for the full project

district were City-led, executed by the New York City Department

of City Planning and Economic Development Corporation.

When the project went to the implementation stage, two

independent local development corporations were created to

manage and execute the public investments as per the Far West
Side Plan:

The Hudson Yards Development Corporation (“HYDC”) is a
local development corporation under the laws of the State of
New York, with board members appointed by the Mayor, that
was charged with managing the planning, design and
development of the rezoning area (except for the 7-train
extension, overseen by the MTA). Established by the City in
2005, the HYDC spearheaded the implementation of the City’s

Hudson Yards development program. To accomplish its
mission, HYDC collaborates with the various City and State
entities and agencies that are involved in financing, planning,
development and construction of the area, ensuring that the
vision for the district is realized.

The Hudson Yards Infrastructure Corporation (“HYIC”) is a
not-for-profit corporation with the ability to issue bonds to
finance capital improvements in the area. The 7-train
extension was an expensive public investment that otherwise
was not a capital priority for the MTA or the State but was
critical to draw private investment and development to the
project area. The creation of the HYIC created a designated
entity responsible to take on the risk of financing the extension
and other public real improvements in the plan.
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Far West Side and Hudson Yards Redevelopment
Roles and Responsibilities by Entity

Planning & Design

Department of City
Planning (DCP)

- ldentified the Far West
Side as a
redevelopment priority

- Along with NYCEDC,
develops planning, real
estate, & financing
studies

Key

Far West Side

................................

Implementation

Operations

HYIC
Special purpose local

development
corporation created
by the City as an
instrumentality of the

City

HYDC

Local development
corporation created
by the City to
manage the Hudson
Yards Project

- Issued $3.5B of
revenue bonds
to provide initial
financing

- Manages the planning,

design, and
development of the
Hudson Yards area

MTA

Related Companies &
i Oxford Properties

HYIC

- Designs and constructs the 7-
train extension, financed by

HYDC

- Managing and overseeing
the Hudson Yards full
development

Related Companies &
i Oxford Properties

- Acts as master developer
of Hudson Yards.
- Holds a 99-year NNN air

rights lease.

- Master developer for the West Side Rail Yards
i — Funded deck construction, land creation, and a public square
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Far West Side and Hudson Yards Redevelopment
HYIC backs it debt issuance with a combination of recurring and non-recurring revenues.

HYIC Revenue 40 percent discount.

To finance the public investment in the 7-train and public realm, « Other Tax Equivalency Payments (TEPs) are made by the

HYIC issued $2 billion in bonds in 2007, followed by another $1 City to HYIC, in an amount equal to real property taxes

billion in 2012. received by the City from new and substantially renovated

Bonds issued by the HYIC are backed by revenue generated commercial and residential developments in the HYFD that are

through new development within the 130-acre Hudson Yards not covered by a PILOT agreement.

Financing District (HYFD). Revenue includes a combination of « A smaller component of expected revenue comes from the sale

recurring and non-recurring sources to address the lag in revenue of density bonuses, known as “District Improvement Bonuses”

growth from TIF-like sources, such as PILOTs (Challenge 10): in this development, where developers can contribute to HYIC

. Payments in Lieu of Taxes (PILOT) Payments: Rather than in exchange for additional air rights. The maximum air rights is
paying real income tax to the City, developers in HYFD are determined on a site level.

given abatements and instead, make PILOTs directly to HYIC
offering a “substantial discount” from typical property tax rates
for up to 19 years. The level of discount was determined by
the developer’s site’s proximity to the new train line with up to a
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Far West Side and Hudson Yards Redevelopment

The project made an innovative use of a backstop from the City to further support HYIC’s debt
issuance.

City Backstop Great Recession in 2008 caused unanticipated delays to private

Given the expected lag between infrastructure construction and development as well as the 7-train extension.

tax/fee revenue to be generated by commercial development, the As development projects in Hudson Yards have become

City agreed to make Interest Support Payments (ISPs) should operational and market conditions have stabilized over the past
HYIC’s revenue fall short. Such “moral obligation” provided few years, PILOTs are now beginning to provide a steady,
assurance to bondholders and signaled commitment to private recurring revenue base for HYIC’s debt obligations.

developers and enhanced the marketability of the bonds. In 2017, HYIC issued $2.1 billion in additional debt to refinance the
The City ended up contributing $360 million to cover interest full $2 billion of 2007 bonds and part of the 2012 issuance at a
payments from 2007 to 2017, greatly exceeding the estimated lower rate, reducing interest obligations and pushing out principal
contribution required. In an initial feasibility study, Cushman and repayment requirements. In 2021, Bloomberg reported that the

Wakefield projected City contributions to range from $7.4 to $205 City estimates around $27 billion in revenue from fiscal year 2021
million. to 2047.

The additional expenses demonstrate the market risk of PILOT
and other TIF-like revenue sources. Since property taxes
depend on value appreciation from successful development, the
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Far West Side and Hudson Yards Redevelopment
HYIC Debt Repayment Structure

Bond Investors

Bond Bond Debt
Proceeds Service
City of New York [ HYIC
HY Inf i
General Fund Interest Support (HY Infrastructure Corporation)

Payments

Development
Revenues
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Far West Side and Hudson Yards Redevelopment
The MTA supported the private development of the West Side Rail Yard by offering private developers a
ground lease of the site. Using the leases as security, the MTA was able to issue debt.

Monetization of Hudson Yards Ground Leases

In a separate transaction for development of the West Side Rail
Yard, a site within the district owned by the MTA, Related
Companies and Oxford Properties Group formed a joint venture as
private developers on the project. In April 2013, the joint venture
executed a ground lease contract with the MTA, the owner of
the site.

The contract is composed of several 99-year ground leases of
different parcels on the West Side Rail Yard (WSRY). The leases
on the Eastern portion started at the end of 2012 with a 6-year
period of phased out rent abatement, and the leases on the
Western side started at the end of 2013 with a 7-year period of
phased out abatements as vertical development advanced.

The ground lease payments were structured as triple-net, meaning
that Related and Oxford are responsible for all operating and other

expenses associated with the constructed improvements.

In 2016, for the first time in its history, the MTA pledged the
Hudson Yards leases as security for the Series 2016A Hudson
Yards Trust Obligations that had a face value of approximately
$1B, were graded A2 by Moody’s, and which proceeds were used
for capital program and repayment of outstanding debt.

The stream of cash flows that the MTA expects to collect from the
ground leases as of December 2017 totals $2.64B in nominal
terms.

Developments on the WSRY
now include cultural sites like
the Vessel, as well as luxury

office and retail space.
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Far West Side and Hudson Yards Redevelopment
The private development joint venture included provisions for affordable housing

Private development included provisions for affordable housing. As part of the
original Hudson Yards deal between the MTA and the Related and Oxford
Properties joint venture, 107 units were set aside for affordable housing.

In 2018, 15 Hudson Yards opened its lottery for 107 affordable units catering to
50-60 % average median income (AMI) households.

In addition, the City agreed to allow developers to count affordable units created
in the area serve as an in-kind contribution of their Inclusionary Housing Bonus,
which is sold in exchange for higher density. This, and other incentives, have
led to additional affordable units to open including 235 units in the 3ELEVEN
building for households earning between 40 to 100% of AMI and 177 units in the
Lyra, with affordability levels ranging from 70 to 130% AMI.

15 Hudson Yards
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Gaps and Challenges
Addressing Gaps and Challenges

._ Legal / Regulatory Igit\',tel:,tr"g';aclel Market / Financial Operational

TIF Districts

SANDAG lacks land use control and
taxing authority

High infrastructure funding and financing
needs for large transformative TOD
projects (for e.g., Central Mobility Hub,
High Speed Rail)

Taxes should not be so high as to
discourage development/property
ownership.

Taxing entities must agree to redirect their
property tax increment away from general
fund for other purposes to TIF district for
its uses and some do not receive a
significant enough share to be meaningful
without partnering.

Revenue growth takes time and there is
lack of bond financing precedent in
California.

The City formed two special purpose vehicles to
operate and manage the project

PILOTs in the Hudson Yards Financing District are
collected by the Industrial Development agency (IDA),
then transferred directly to HYIC, avoiding the City’s
general fund.

A backstop from the City
allowed HYIC to issue a large
amount of debt and to cover
interest payments in the case
of cost overruns

Developers are offered a
discount to regular property
taxes through PILOT
payments.

HYIC combined non-recurring
revenue from instruments like
impact fees with the TIF
revenue to smooth cashflows
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Gaps and Challenges
Addressing Gaps and Challenges

._ Legal / Regulatory Igit\',teurtr"::ilel Market / Financial Operational

)

c

g To develop the transit
g— Land ownership is held by different public authority-owned land

o bodies/transit entities, cities, other entities above a rail yard, the MTA
F sometimes with competing timing and entered a ground lease
e other objectives. agreement with private
£ developers

S
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Salesforce Transit Center

Overview

Location

Start Date

Project Stage
Capital Cost
Value Capture Instruments Used

Joint Development Agreements

Key Stakeholders

Governance

Description of Infrastructure
project

San Francisco, CA

The plan for both phases of the redevelopment was approved in 2005
Phase | has been completed and Phase Il is in planning phases.
$2.26 billion for Phase |

Land Sales, TIF, Community Facilities District, Development Rights

Master Lease Agreement (“MLA”) with a private developer for O&M of commercial/non-transit program

City and County of San Francisco, Multi-durisdictional Transit Agencies, Private Developers and Asset Managers

Joint Powers Authority, the Transbay Joint Powers Authority (“the TJPA”)

The redevelopment of the former San Francisco Transbay Terminal was divided into two phases. Phase | included the
demolition of the old terminal and the construction of a transportation hub, bus terminal, rooftop park, and subsequent
adjacent private real estate redevelopment, like the Salesforce Tower and three other towers above 700 feet in height.
Phase Il, in planning is the extension of Caltrain service from its current San Francisco terminus at 4th and King Streets
to the Transit Center, and eventual California High Speed Rail service.
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Salesforce Transit Center

Relevance for SANDAG
Legel el I Tigehe] el Market and Financial Operational
Regulatory Governance
* The formation of a Joint * Procurement of a private * Anincentive-based « The State was able to
Powers allows the City, developer through a master revenue sharing transfer state-owned
County, and transit lease agreement (“MLA”) agreement in the MLA parcels to TJPA which
agencies to jointly exercise allows the TJPA to retain motivates the joint venture allowed TJPA to generate
common powers, giving the ownership of private assets partner to maximize the revenue from sales
project’s governing entity while delegating certain economic capacity of the proceeds and value
the authority to influence operational risk to a third- asset, which also helps capture tools.
land use and taxation. party, addressing of align partners in
maximizing value through maximizing value without
Joint Developments. needing to be the asset
owner.
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Salesforce Transit Center

The creation of the Transbay Joint Powers Authority (“TJPA”) aligned interests and grouped
authorities of the multijurisdictional public agencies involved.

Governance

To construct a new transit center on top of the old Transbay
Terminal site, stakeholders formed a new special-purpose joint
entity under the 2001 Joint Powers Agreement, named the
Transbay Joint Powers Authority (TJPA). The Joint Exercise of
Powers Act codified by California Government Code section 6500
allows two or more public agencies to jointly exercise common
powers or form a separate legal entity with its own independent
rights. The TJPA is the former, and, most valuably, has the funding
and approvals power of the City and the County.

Shareholders from the City, the County, and various transit
agencies had representation in the JPA as voting board members.
TJPA board members use staff from their respective home
agencies to support them in their role as board members.

The TJPA as an agency has its own staff of about twenty
individuals that handle the day-to-day advancement of the project.

The TJPA was formed in part to address Challenge 5 where no
individual partner agency had the capacity, resources, and
desire to run the entire Transbay project or take on the
responsibility of a special-purpose joint entity. Each partner
agency, including the City, the County, and three separate transit
agencies, had its own interests, concerns, and jurisdictions that
were not all aligned.

TJPA brought together each partner and their relative
resources and authority under one roof and provided a
devoted vehicle for decision making and dispute resolution
through its Board of Directors. The TJPA has met regularly since
its inception and continues to meet regularly as Phase Il continues
in its planning phase.
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Salesforce Transit Center
The Transbay Redevelopment Project Area

The Transbay Redevelopment Plan

The Transbay Redevelopment Plan (“Transbay Plan”) Was adopted MISSION STREE _\_

in June 2005. The Transbay Plan calls for the redevelopment,

rehabilitation, and revitalization of the area generally bounded by o

BLOCK 5

Mission, Main, Second and Folsom Streets in downtown San

Francisco.

BLOCK 4

I BLOCK 3
FUTURE
] BLOCK 7 PARK 1 ==
] ===

B e -

Along with TJPA, the Office of Community Investment and
Infrastructure (OCII) is a state-authorized local entity serving as the

4
e | BLOCK 9 BLOCK 8 BLOCK 6 BLOCK 2 BLOCK 1

successor to the former San Francisco Redevelopment Agency, is

T ——— T — T ————————— -

BLOCK _~»~

11 ,’
Fd

o et

also responsible for executing the plan, as per a 2005
Implementation Agreement.

OCII has authority of Zone One of the Project Area, while the San
Francisco Planning Department has control of Zone Two.

TRANSBAY REDEVELOPMENT ZONE ONE:

i e

L —— 3 OCHLAND USE AUTHORITY, SEE TRANSBAY
T DEVELOPMENT CONTROLS AND DESIGN GUIDELINES
s
@ moenoam | I e~ BLOCK 12/ PARCEL 0 TRANSBAY REDEVELOPMENT ZONE TWO:
L. "0 pLannING DEPARTMENT LAND USE AUTHORITY,
@ SOMA NORTH SEE PLANNING CODE, C3 ZONING
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Salesforce Transit Center
Housing goals of the Transbay Plan

When fully built out, the Project will deliver new construction in the
Project Area as per the numbers below:

Total Housing 3,800 units

Affordable Housing 1,400 units

Parks and Open Space 3.5 acres

Office and Retail Space 800,000 square feet
Affordable Housing

The Project has a goal that 35% of all housing units delivered will
be affordable to low- and moderate-income households. These
units will be in both market-rate housing developments as well as
stand-alone, 100% affordable housing developments by OCII.

A number of developments have already been completed. For
example,. Transbay Block 9 was developed into 500 Folsom
Street, a combined market- and affordable-rate building. It was
100% occupied in August of 2020 and includes 108 affordable
units by lottery.

i T B H
| [ — ——-

|

500 Folsom = =
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Salesforce Transit Center

Nearly half of required funding for phase | was financed through value capture tools, including land scales,

TIF, and CFD special tax proceeds.

Phase | required $2.26 billion in funding, part of which was
generated using the following value capture sources:

Land Sales

In 2004, the state government agreed to transfer to the City and
County of San Francisco 12 acres of underutilized state-owned
land surrounding the old Transbay Terminal, free of charge.
Development would be subject to by-parcel development
agreements, with parameters (e.g., building height, land use)
defined by the TJPA in partnership with the San Francisco
Planning Department during the environmental review process.
Land sales generated $515.6 million in proceeds and were
ringfenced for the transit center development.

TIFIA Loan

In 2010, the TJPA secured a $171 million Transportation
Infrastructure Finance and Innovation Act (TIFIA) loan for the
finding of the phase |. To repay the loan, with a term of 35 years

after substantial project completion, TJPA pledged net tax
increment revenues from certain State-owned parcels in the
designated “Transbay Redevelopment Project Area” along with
passenger facility charges (“PFCs”) received from use of the new
Transit Center.

Gap financing provided by San Francisco, secured by TIF and

Community Facility District Special Taxes

In 2015, the Metropolitan Transit Commission (MTC)
recommended a Phase | budget increase bringing the total cost to
$2.26 billion, leaving TJPA with a budget gap. The City and
County of San Francisco plugged the budget gap with $260
million in interim financing. This indebtedness was an obligation
of the City and County’s general fund but was expected to be
repaid through TIF and “Mello-Roos” Community Facility District
special taxes from the Transbay Redevelopment Project Area. The
TJPA fully repaid this debt to San Francisco in May 2020.
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Salesforce Transit Center
Proceeds from the Transbay Community Facility District (CFD) have been able to support over
$500 million in bond issuance

Terms of the Transbay Transit Center Community Facilities (“Mello- For example, in 2018, 250 Howard (Park Tower) was annexed in
Roos”) District due it is use of zoning bonuses.

The Transbay Transit Center CFD was approved by the City of San The proceeds of the CFD are split between the City and the

Francisco in 2014 following the City’s adoption of the Transit TJPA, pursuant to a Joint Community Facilities Agreement.
Center District Plan in 2012 that set the stage for the development  The Agreement dictates that 82.6% of proceeds from the special
of the area around the Transit Center. tax to TJPA to finance the project, while the remaining 17% go to

The CFD allows the levy of special taxes, up to $1.4 billion, on general streetscape and transportation enhancements in the

District, including a portion allocable to the San Francisco Bay
Area Rapid Transit ("BART").

properties within the District, approximately 15 acres in Downtown
San Francisco around the Transit Center. There is also a provision

for properties to be annexed into the CFD if they use density As of December 2022, proceeds from the Transbay CDF have
bonuses and are located within the “Future Annexation Area”. The been pledged as securities for five bond issuances with an
benefit of the Future Annexation Area is the expansion of the aggregate par amount of $593 million.

special tax base with fewer procedural requirements.

The special tax was low enough that it did not deter
development in the District or the Future Annexation Area.
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Salesforce Transit Center
Joint Venture through a Master Lease Agreement

Master Lease Agreement with Third-Party Asset Manager

After the completion of the Salesforce Transit Center, the TJPA
sought a partner to:

1.
2.
3.
4.

Fit-out, lease, and manage the retail space;
Develop and operate the promotional platform;
Manage and produce private and public events; and

Operate and maintain facilities and capital improvements.

Through an RFP process, the TJPA contracted a private third-party
entity, the Lincoln Property Company, as the asset manager of the
Transit Center.

The TPJA and Lincoln Property Company entered into a master

lease agreement. Through the agreement, Lincoln Property

Company is responsible for operations and management of the
Transit Center’s assets, with limited oversight from the TJPA.

This agreement also allows the TPJA to transfer a share of risk
while maintaining ownership of the Center and receiving a share of
generated revenues through a pre-negotiated rent from the private
party.

Revenue Generation

Lincoln Property company receives a combination of flat
management fees, commission, and revenue share as specified in
the agreement.

Over 64% of fees, commissions, and revenue sharing are
incentive-based, designed to incentivize Lincoln Property
Company to maximize the economic capacity of the Transit
Center, one of the TJPA's goals for the partnership.
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Salesforce Transit Center
Joint Venture through a Master Lease Agreement

Ancillary Revenue Generation Pearl Media is committed to providing the greater of i) $1.25 million

In addition to generating revenue off the leasing of the real estate ~ ©F 1) 80% of the prior year's digital advertising net revenue to the

space, the high volume of foot traffic throughout the facility, and the ~ 1JPA @s @ minimum annual guarantee (MAG). This guarantee

opportunity to coordinate promotional content across the facility, will be backed by a letter of credit, to be drawn on in the case that

results in strong advertising sales and naming rights potential. " €arl misses this target in any given year. Each year, Lincoln wil

_ _ _ provide a reconciliation of promotional platform revenues to ensure
As part (_)f the master Ie.:—llse, aprivate rrTedla company. 'S that this MAG was reached. In any case in which the MAG is not
responsible for programing and managing the promotional reached, Pearl will owe the TJPA the remaining amount.
platform, leveraging the opportunity for additional income
(Challenge 4). Responsibilities include developing and managing
the content management system, running content on the Transit
Center’s digital screens, as well as managing the sale of
advertising, sponsorship, and naming rights agreements. The
promotional platform will also include, potentially as a part of the

above items, promotional events.

To incentivize performance, the TJPA and the private partner, Pearl
Media, follow the following revenue sharing structure:
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Gaps and Challenges
Addressing Gaps and Challenges

._ Legal / Regulatory Igit\',t:rt':::i: Market / Financial Operational

Mello-Roos CFD

Fragmented municipal governments with
competing objectives

SANDAG lacks land use control and
taxing authority

High infrastructure funding and financing
needs for large transformative TOD
projects (for e.g., Central Mobility Hub,
High Speed Rail)

Underleveraged opportunities to monetize
non-real estate assets

CFD tax levy requires 2/3rds vote of
registered voters of district if 12 or more of
landowners, weighted by acreage, if less
than 12.

Taxes should not be so high as to
discourage development/property
ownership.

The formation of a Joint Powers Authority with board
representation from all stakeholders served as a
dedicated decision-making vehicle for the project.

The Joint Powers Authority includes both the City and
the County and allows them to exercise their common
powers.

The approval of a district
plan helped set the stage
for the approval of the
CFD

Combination of a number of funding
sources including debt supported by
value capture tools.

Generated ancillary revenue by entering a master lease agreement with private partners
specializing in advertising, events, and leasing. Private partners were incentivized to maximize
the economic value TJPA’s assets through incentive-based revenue sharing agreements

The district is in a desirable part of
downtown and the special tax levy
did not deter development.
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Gaps and Challenges
Addressing Gaps and Challenges

._ Legal / Regulatory Igit\',:'rt':‘;:ile/ Market / Financial Operational

Taxing entities must agree to redirect their
property tax increment away from general

fund for other purposes to TIF district for The TIF is pledged under a pledge agreement through

I . : 2050, after which the property taxes will no longer be

{*} its uses and some do not receive a allocated to TJPA

..3 significant enough share to be meaningful '

a without partnering.

LL . .

=" Revenue growth takes time and there is Llli V\X;i EZL:St?)dp?rrtit;ﬁ;?;;)nae;ngrr?
lé‘::?fg:nt?gnd IS I Ol an interim financing debt obligation

i to the City of San Francisco.
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Metro de Medellin Urban Operator

Overview

Location

Start Date

Project Stage

Capital Cost

Value Capture Instruments Used

Joint Development Agreements

Key Stakeholders

Description of Governance
Mechanism

Medellin, Colombia

Metro Medellin was granted the status of Urban Operator (Operador Urbano) in 2019, which provided it with special
attributions to advance urban regeneration projects for infrastructure development, land use, value capture, and joint
development.

Metro de Medellin has used its faculties as Urban Operator in the redevelopment of Parque Berrio, a central historic area
in Medellin home to one of the system’s most important stations. Moreover, Metro de Medellin is currently using its new
attributions on the redevelopment of the “Corredor 80” mass transit corridor, which is in planning stage and will involve
the construction of a new metro line, bike lanes, sidewalks, and an overall revitalization of the area.

The redevelopment of Parque Berrio had a cost of approximately $9.4 million (2022 dollars) As of 2022, Carrera 80 has a
projected cost of 3,540 COP billion / $782 million.

Metro de Medellin can implement a variety of VC instruments, including tax increment financing, density bonuses, and
special assessments.

Metro de Medellin can implement JD agreements.

Metro de Medellin, Medellin City Government.

Through an agreement between Metro de Medellin and the Medellin City Government, Metro de Medellin was granted in
2019 the status of “Urban Operator”, a new legal figure regulated in the city in 2017. As Urban Operator, Metro de
Medellin is a state-owned enterprise with attributions of both a government agency and a private enterprise, including
sponsoring real estate development deals, participating in land use decisions around mass transit corridors, and
implementing value capture to fund its own capital investments and operations.
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Metro de Medellin Urban Operator
Relevance for SANDAG

Institutional and

Legal and Regulatory Market and Financial Operational
Governance

*  Local Decree 893/2017 « As Operador Urbano, Metro - NA Enterprises Management
established and regulated de Medellin centralizes Division within Metro de
the legal figure of Urban several functions and Medellin has attributions to
Operator in Medellin powers otherwise spread sponsor and participate in

* 2019 Inter-administrative out across different business deals outside
agreement between City and agencies, including transportation-related
Metro de Medellin assigned participating in business operations (Challenge 4).
Metro de Medellin its status deals, manage land use
as Urban Operator and decisions, implementing
jurisdiction over “areas of value capture, and
influence” around mass receiving revenue from
transit corridors, bridging the value capture tools, among
challenges presented by others

fragmented jurisdictions.
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Metro de Medellin Urban Operator

Legal figure of Operador Urbano

Municipalities in Colombia have created institutions that act as its new mass transit corridors. Its designation as Operador Urbano
“Urban Operators” (Operadores Urbanos) with budget and legal was needed for Metro de Medellin to be able to undertake those
autonomy to make land transactions, invest in specific areas defined activities.

in their statutes, capture public and private capital for project

development, and issue bonds. A prominent case of Urban Operator

is Metro de Medellin, which operates and invests on the city’s metro

and gondola lines, and invests and promotes investments in areas

around the stations

The genesis of Metro de Medellin’s designation as an Urban
Operator in 2019 is directly related to the limited resources it faced
to build 16 new mass transit corridors, the need to obtain non-fare
related revenues, and its reliance on discretionary federal funding to
pursue major projects. Metro de Medellin found that leveraging its
own asset to engage real estate development around mass transit
corridors and capturing increases in land value around the stations
could provide substantial resources in the mid- and long-term to fund
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Metro de Medellin Urban Operator

Legal figure of Operador Urbano

As Urban Operator, Metro de Medellin can capture the increase in Desarrollo de Negocios) with attributions to sponsor and participate
land values from the construction of new lines and from the unlocked in business deals outside strictly transportation-related operations.
real estate potential around its stations. As an Operador Urbano,

Metro de Medellin can jointly lead network improvements, engage in

real estate projects, receive contributions from private investors in

public-private partnership agreements, and receive revenue from the

implementation of value capture instruments. While the main

purpose of Metro de Medellin continues to be the management and

operation of Medellin’s mass transit system, as an Urban Operator

Metro de Medellin can now also manage land use decisions around

its corridors, pursue real estate deals and other businesses, and

promote the revitalization of areas adjacent to the stations.

As part of its conversion to an Urban Operator, Metro de Medellin
underwent a deep institutional and operational re-structuring,
including the change of internal processes and statutes, as well as
the creation of an Enterprises Management Division (Gerencia de
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Metro de Medellin Urban Operator

As Operador Urbano, Metro de Medellin gained four additional functions for overall
administration priorly distributed among other stakeholder and three specific roles related to VC
and JD implementation.

Metro de Medellin’s new functions as Operador Urbano include: real estate deals.

* Land and real estate management: Metro de Medellin guidesthe « Management of social issues: Metro de Medellin manages and
process of land use regulations around the system stations and coordinates policies to benefit residents around transit corridors;
corridors; and

« Financial management: Metro de Medellin collects, administrates, < Interinstitutional coordination: Metro de Medellin integrates the
executes and directs public and private resources towards capital economic, government, and social stakeholders relevant to its
investments, including those coming from VC instruments and capital investments and real estate developments.

With regards to implementing value capture and joint development, Metro de Medellin also has specific roles and attributions,
including:

————

Management of Stakeholders and Land

N o

Management of Public Resources

i . Use §

« Structuring of real estate deals « Implementation of land use decisions and * Conduct investments in public

»  Partnering with real estate developers value capture instruments infrastructure and social projects
. Exchange, bailment, concession, and « Administration of revenues from value « Manage a land bank

leasing of properties capture instruments

* Managing relations among community
groups, utilities, government agencies
and property-owners
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Metro de Medellin Urban Operator
As Operador Urbano, Metro de Medellin participates in businesses like a private entity,
while administrating taxes and receiving revenues like a government agency.

As a private-like entity, metro can make land and property over government projects and resources. For .e.g., they are the

transactions, participate in business deals, and partner with real sponsors of the Metro de la 80, a new subway line, and can

estate developers. implement value capture tools and receive the revenue arising from
them.

As a government entity, Metro de Medellin has direct management

Metro de Medellin Revenues

A 4 A 4

[ From participation in Business Deals J [ From government interventions }

Metro de Medellin acts like a private company Metro de Medellin acts like a government entity

Private resources: Public resources:

* Real estate deals * Land value capture proceeds (for e.g., revenues

* Land and property transactions from tax increment financing or improvement

* Advertising district assessments)

* Donations + Userfees

* Fees from administering assets » Proceeds from public financing instruments

* Bonuses from good performance in service » Transfers from local and national government

provisions
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Metro de Medellin Urban Operator

Implementation of Parque Berrio Project

As Urban Operator, Metro de Medellin is guiding this
redevelopment project, particularly by:

--_‘l...i-

. G ] A=« .+ Land and real estate management: the City of Medellin delegated
A anana iR g s g in Metro de Medellin the administration of public spaces in the

' : xR area, as well as the creation of partnership with concessionaries in

order to reactivate and revitalize these spaces.

* Financial management: Metro de Medellin is leading the formation
of a Business Improvement District (Areas para Revitalizacion
Economica). The BID will involve a system of voluntary
contributions from landowners to fund the project, mostly provided
by large institutions and commercial developments in the area.
Revenue from these contributions will go to Metro de Medellin for
its use in the revitalization of the Parque Berrio area.

The City of Medellin is pursuing the revitalization of Parque
Berrio, an area located in the city’s historic center. This Project

Sl

.-Ii' |I_E L

involves: * Interinstitutional coordination: Metro de Medellin leads an alliance
 Renovating the Parque Berrio Metro station of institutional, government, and market stakeholders in the
« Intervening public spaces in Plaza Botero, the main public Parque Berrio Area in order to formulate planning strategies and
park in the area the management of public spaces in the Parque Berrio area.
* Renovation of building facades and the city’s historic
heritage.

* Building public art installations

SANDAG Regional Value Capture Assessment Study | 108 148



Gaps and Challenges
Addressing Gaps and Challenges

._ Legal / Regulatory Igf,t\',?rt,',g?,i/ Market / Financial Operational

Urban Operator designation gave Metro de Medellin
Fragmented municipal governments with jurisdiction over “areas of influence” around mass transit
competing objectives corridors, bridging the challenges presented by
fragmented jurisdictions

The legal status of Urban Operator grants Metro de
Medellin the authorities of a government agency, like
land use control around station areas.

SANDAG lacks land use control and
taxing authority

High infrastructure funding and financing Metro de Medellin has access to a

needs for large transformative TOD number of revenue generating

projects (for e.g., Central Mobility Hub, opportunities, like land value capture

High Speed Rail) and private partnerships.

Underleveraged opportunities to monetize As part of the Urban Operator designation, Metro de Medellin created a new division that was
non-real estate assets permitted to participate in business deals outside of strictly transportation-related operations.

Metro de Medellin centralizes
functions like value capture
implementation that were
otherwise spread between
agencies

Uneven project delivery capacity across
jurisdictions
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Gaps and Challenges
Addressing Gaps and Challenges

._ Legal / Regulatory Igit\llte:‘rtr:g:ile/ Market / Financial Operational

Taxing entities must agree to redirect their
property tax increment away from general
fund for other purposes to TIF district for its
uses and some do not receive a significant
enough share to be meaningful without
partnering.

The Urban Operator designation delegated
responsibilities from the cities to Metro de Medellin in the
areas around transit stations.

(2]
)
(&)
=
-
L
a
—
|

Lack of robust and consistent joint

';E; development/transit-oriented development Metro de Medellin has
/= policies across cities and agencies the authority across the
g0 throughout region. multiple jurisdictions

o where it operates to

q>, execute real estate

..D.- Land ownership is held by different public transactions and private
=08 bodies/transit entities, sometimes with partnerships, unifying

9, competing timing and other objectives. policies.
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Approved Enhanced Infrastructure Financing Districts
San Diego (Otay Mesa)

La Verne (Transit-Priority Project)

West Sacramento

Los Angeles County EIFD Participation Policy



Approved EIFDs

Overview

Since the regulation of Enhanced Infrastructure Financing Districts in 2014, only three districts have been approved in the
State of California, and only one county has regulated its participation. This subsection provides an overview of the
characteristics and regulations concerning their operations, sources and destination of revenues, as well as amount of
funds obtained to date.

B f i
County of Los Angeles oAL s
CHIEF EXECUTIVE OFFICE S,
Kannath Hahn Hall of Administration MARK ROLEY-THOMAS
500 Wves! Tempie Street, Room 713, Los Angeies, California 30012 Second Datrct
y (2139741101 SHEILA KUEHL
Hitpdicea lacounty gov Thind Dierict
SACH| A HAMAI
Cni Executve Offcer “To Ennich Lives Through ENfective And Garing Semvice® o
KATHRYN BARGER
Fifth District

August 01, 2017 ADOPTED

BOARD OF SUPERVISORS
The Honorable Board of Supervisors
County of Los Angeles pe COUNTY OF LOS ANGELES
383 Kenneth Hahn Hall of Administration
500 West Temple Street 26 August 1, 2017
Los Angeles, California 90012 o .

|l
Dear Supervisors: [rrpp—
EXECUTIVE OFFICER
APPROVAL OF BOARD POLICY FOR EVALUATING ENHANCED
INFRASTRUCTURE FINANCING DISTRICT AND COMMUNITY REVITALIZATION
AND INVESTMENT AUTHORITY PROJECTS
(ALL DISTRICTS)
(3 VOTES)

SUBJECT

The Chief Executive Officer recommends approval of a new Board of Supervisars policy establishing
evaluation criteria for proposed Enhanced Infrastructure Financing District and Community
Revilalization and Investment Authority projects.

IT IS RECOMMENDED THAT THE BOARD:

Approve the altached Board of Supervisors policy (Board Policy) entitied, Evaluating Enhanced
Infrastructure Financing District (EIFD) and Community Revitalization and Investment Authority
(CRIA) Projects.

Los Angeles County EIFD
Participation Polic
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San Diego — Otay Mesa

Category Characteristics

Date of formation July 2017

Operations The Public Financing Authority (PFI) has no staff and therefore relies on the City to provide for its operational
staffing needs. This is accomplished via a Memorandum of Understanding between the PFI and the City
outlining how the City provides operational staff services to the PFI, and how the PFI reimburses the City for
those services.

The board has five members, all of which are appointed by City Council.

Origin of Tax Type of tax Property tax in-lieu of vehicle license fee increment, otherwise allocable to the City.
Increment revenue

Who contributes? No taxing entity other than the City will allocate tax increment revenues to the EIFD.

Maximum contribution (%) | The maximum portion of the City’s property tax increment revenue allocation to be committed to the EIFD will
be 50% through June 30, 2022, and 100% throughout the remaining duration of the EIFD.

Revenue collected ($) $2.7 million (cumulated till FY 2021)
Use of Tax Regulations on destination | As sufficient EIFD proceeds are collected by County of San Diego and deposited at the City, staff pursues the
Increment revenue of funding necessary actions to appropriate the funds to the designated project part of the local capital improvement
program CIP.
Current use of funds Funds are allocated to La Media Road project ($1.1 million). This improvement is part of an integrated

transportation network that will provide mobility and accessibility to the residents and businesses of the
community. It is also part of the designated Truck Route for the Otay Mesa Port of Entry, and once completed
will accommodate future development and commercial traffic.

Has the EIFD issued debt? | No, but in August 2022 the Board approved the first issuance of bonds by the district for $57 million. The
issuance of bonds is imminent.
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La Verne

Category Characteristics

Date of formation

Operations

Origin of Tax

Type of tax

Increment revenue

Who contributes?

Maximum contribution (%)

Revenue collected ($)

Use of Tax
Increment revenue

Regulations on destination
of funding

Current use of funds

Has the EIFD issued debt?

2017

There is no publicly available information on the internal operations of the PFI, but all staff mentioned across
external documents belongs to the City of La Verne government.
The board has five members, two from the County of Los Angeles and three from the City of La Verne.

Property tax in-lieu of vehicle license fee increment, otherwise allocable to the City
City of La Verne and Los Angeles County allocate tax increment revenues to the EIFD.

The maximum portions of the City’s property tax increment revenue allocation to be committed to the EIFD will
be 100% throughout the duration of the District, and 50% for the County of Los Angeles.

$155,000

EIFD will be used to pay for the cost of installing various public improvements in the City’s Old Town Area in
advance of opening Metro’s Foothill Gold Line station at an estimated cost of $33 million.

The Authority has entered into a reimbursement agreement with the City in order to fund street improvements
on E and 2nd Streets. The City is responsible for these costs initially, with the Authority being responsible to
repay those expenses once the fund balance can support the repayment.

No. However, in order to fund works in E and 2nd Streets, the City is issuing bonds to pay for this work with
the EIFD reimbursing the City once it had a sustained revenue stream.
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West Sacramento

Category Characteristics

Date of formation

Operations

Origin of Tax
Increment revenue

Tax EIFD receives

Who contributes?

Maximum contribution
(%)

Revenue collected ($)

Use of Tax Increment
revenue

Regulations on
destination of funding

Current use of funds

Has the EIFD issued
debt?

June 2017 (oldest EIFD in the state)

There is no publicly available information on the internal operations of the PFI, but all staff mentioned across
external documents belongs to the West Sacramento government.
The board has five members, two from the County of Los Angeles and three from the City of La Verne.

Portion of existing Redevelopment Property Tax Trust Fund (RPTTF) revenues and, potentially, incremental
property tax in-lieu of motor vehicle license fee (VLF). The City does not intend to deposit property tax in-lieu
of motor VLF revenues into the EIFD but retains the right to do so over the term of the EIFD.

The City of West Sacramento is the only taxing entity in the EIFD.

100% of the City’s share of incremental property tax increment generated by properties within the EIFD.

$7.0 million (cumulated till FY 2021)

The EIFD covers approximately 25% of the entire City with a diverse set of land uses. Expenditure of the
EIFD revenues will provide community-wide benefits, including housing, economic development, mobility,
and parks and recreation.

Detailed information on current uses is not available. The City’s 2021-2023 Operations & Maintenance
Budget recommends use of EIFD revenue for a new neighborhood park and street improvements along the
riverfront, but there is no further confirmation of how funds are being effectively used.

At this time, the City does not intend to secure voter approval for the issuance of bond debt. The City intends
to fund improvements on a “pay-go” basis or to use non-bond debt instruments.
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Los Angeles County EIFD Participation Policy

Key characteristics

In 2017, the County of Los Angeles Board of Supervisors approved a policy for evaluating the County’s potential participation in proposed
EIFDs from city governments, including the following minimum requirements:

+ The City’s share of the general property tax must equal at least 15% for every dollar captured in the EIFD Project Area.
* The City’s contribution of property tax must be at least equal to the contribution from the County and its special districts.
* The County must not contribute 100 percent of its property tax increment

* There must be a positive impact to the County General Fund from the EIFD, demonstrated through a fiscal analysis conducted by the
County Chief Executive Office.

* In addition to supporting economic development, the proposed EIFD Project must align with established Board priorities in one or more
of the following areas: 1) affordable housing; 2) homeless prevention; 3) workforce development; or 4) sustainability

* Any rental housing proposed for the EIFD must allocate a minimum of 20 percent of all units for affordable housing. In certain
circumstances, this requirement may be satisfied through payment of an in-lieu fee, or through provision of an equivalent number of
affordable housing units at a separate location in proximity to the economic development site.

» The EIFD must be consistent with State EIFD law.

The County has since participated in EIFDs like that with the City of La Verne.
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Experience from Existing EIFDs Concerning Identified Gaps and
Challenges

- LT Legal / Regulatory LS LY Market / Financial Operational
Governance

Fragmented municipal governments with EIFDs must be governed by a newly created entity named
o competing objectives Public Financing Authority (PFI).
>
= SANDAG lacks land use control and Taxing authorities within the EIFDs must agree to participate
g’ " taxing authority in the PFls and contribute to the EIFD.
55
§=’ = High infrastructure funding and financing Revenues obtained thus far
&= needs for large transformative TOD by approved EIFDs are quite
8 7 projects limited in magnitude.
oL
é:-‘ Public Financing Authority
£ Uneven project delivery capacity across SEIT QEEIEIE EEEES MLiole
(&) jurisdictions, but relies on the

jurisdictions staffing capacities of

jurisdictions involved

Taxing entities must agree to redirect their

o

=W property tax increment away from general LA County established a policy where the City’s contribution

"fa:'; § fund for other purposes to TIF district for must be at least equal to the County’s and other special

=8 its uses and some do not receive a districts’.

ﬁ 9 significant enough share to be meaningful

o - Without partnering.

c v

— E Revenue growth takes time and there is The Otay Mesa EIFD has
(_:‘: i lack of bond financing precedent in received board approval to

California. issue bonds. 157




APPENDIX I.I - EXISTING TAXING MECHANISMS IN SANDAG
REGION



Existing Taxing Mechanisms
Documentary Transfer Tax & Parcel Tax

Documentary Transfer Tax

Overview
When the ownership of a property changes hands, the ownership transfer

document needs to be recorded in the County Recorder’s office where the property
is located. The County Recorder, under the Revenue and Taxation Code, collects
a “transfer fee” on behalf of the State Board of Equalization. This fee is the
Documentary Transfer Tax and is part of the revenue that is generated for the
individual counties and cities. The tax is traditionally paid by the seller. Changes to
the documentary transfer tax rate require a simple majority voter approval.

Calculation
$1.10 per $1,000 (or $0.55 per $500.00 to be exact per the Code) of the transfer

value (sales price) of the property to be transferred.!
Key Precedents
Los Angeles Measure ULA (2022); San Francisco Proposition | (2020)

Relevance to VC
The “Homelessness and Housing Solutions Tax” recently approved in Los Angeles

will impose a new and additional transfer tax on real estate valued at more than $5
million to fund affordable housing initiatives. This tax can provide additional
funding for affordable housing and other purposes without imposing additional
taxes on new property owners and developers, on whom additional LVC taxes may
be imposed. Mechanisms such as this can support new development while not
imposing additional burden on developers and disincentivizing housing supply.

Sources:

1. CA Rev & Tax Code § 11911 3. City and County of San Francisco v. All Persons Interested in

2. Public Policy Institute of California the Matter of Proposition G (2021) court decision

Parcel Tax

Overview

The parcel tax is a tax on parcels of real property collected as part of a property tax
bill. Unlike the property tax, the parcel tax cannot be based on property value.
Typically, it is a flat tax that does not vary with the size or characteristics of a
parcel. To impose a parcel tax, governments must win support from two-thirds of
voters.?2 However, if a parcel tax is put on the ballot by a citizen’s initiative, it can
be passed with only a simple majority.3

Calculation

In San Diego, parcel tax reflects a type of property tax that is based on units of
property rather than assessed value—of up to $1,400 per parcel for the first 10
years, and up to $500 per parcel thereafter, to provide road maintenance services.

Key Precedents
San Diego Permanent Road Division Zone No. 117 (2017)

Relevance to VC

Parcel tax predominately reflects a flat rate and can not be reformed to be levied
on land value (as property tax already does this). However, there is potential for it
to be based on size. This would enable it to be a more useful long-term revenue
option to local governments.
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Existing Taxing Mechanisms

Vacant Property Tax & Commercial Linkage Fee

Vacant Property Tax

Overview

There is currently no Vacant Property Tax (VPT) in the City of San Diego.
However, a recently passed VPT in San Francisco is a helpful for reference for
what its implementation could look like.

Residential properties: a vacant property tax, commencing January 2024 and
start applying to owners of buildings with three or more units vacant for more than
182 days per year.

Commercial properties: the Commercial Vacancy Tax rate is a tax on certain
commercial spaces that are vacant for more than 182 days.

Enactment of a VPT requires simple majority voter approval.

Calculation

Residential: between $2,500 and $5,000 per empty unit for the first two years of
vacancy, with up to $10,000 for any at three or more years."

Commercial: calculated based on a building’s frontage, to the nearest foot. $250-
$1,000 per foot of frontage (based on vacant years)?

Key Precedents
San Francisco Proposition M (2022), Proposition D (2020); Oakland Measure W
(2018)

Relevance to VC

Precedent suggests that this tax mechanism has the capacity to produce over
$20M of revenue annually in San Francisco. It is unclear how developers would
incorporate a potential tax like this into their feasibility analyses.

Sources:

1. San Francisco Proposition M (2022) 3. San Diego Municipal Code Chapter 9, Article 8, Division 6

Commercial Linkage Fee

Overview

In the City of San Diego, new non-residential developments in the categories of
office, retail, research and development, and hotel development are required to
pay a fair share of the costs of subsidy necessary to house the low- and very low-
income employees who will occupy the jobs new to the region that are related to
such development, in the form of a commercial linkage fee. A nexus study which
demonstrates the link between new commercial development and the need for
additional affordable housing is required to adopt a commercial linkage fee.3

Calculation

The fee charged per square foot and building type is specified in the City of San
Diego Municipal Code. Linkage fees vary based on the type of property and range
from $0.80 per square foot (PSF) for R&D facilities to $2.12 PSF for new office
space.*

Key Precedents
San Diego Housing Impact Fee; Los Angeles Affordable Housing Linkage Fee

Relevance to VC

The commercial linkage fee, also known as the Housing Impact Fee is charged to
commercial developments to help finance affordable housing for low-income
workers whose jobs were created by commercial, industrial or retail development.
Additionally, need to consider the potential of “over-taxing” developers to the point
of disincentivizing development.
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Existing Taxing Mechanisms

Business License Tax & Corporate Real Estate Investor Tax

Business License Tax

Overview

The City of San Diego Municipal Code Section 31.0121 states that no person shall
engage in any business, trade calling, or occupation until a certificate of payment
of a Business License Tax is obtained. Self-employed persons and independent
contractors are also required to pay the Business Tax." Changes to the business
license tax rate require a simple majority voter approval. This tax can change
depending on each City.

Calculation
« $34.00 for a business with 12 employees or fewer.
«  $125.00 plus $5.00 per employee for a business with 13 employees or more.

Key Precedents
Berkeley Measure U1 (2016)

Relevance to VC

Relevance to VC appears unclear. Berkeley, CA saw an amendment to the City’s
business license tax ordinance, which increased the gross receipts tax on owners
of five or more residential rental units from 1.081% to 2.880%. This amendment is
estimated to raise approximately $3.9M annually, increasing with rents. However,
should a tax like this cause rents to increase to a level that is perceived as above
market, it would negatively impact demand.

Sources:
1. San Diego Office of the City Treasurer
2. NBC San Diego

Corporate Real Estate Investor Tax

Overview

California Assembly member Chris Ward recently introduced the California
Housing Speculation Act. It would impose a 25% state tax on an investor's net
capital gains from the property's time of purchase until final sale or exchange. The
tax could create an estimated revenue of $4.02 billion. That money would be put
back into the community, benefiting infrastructure, schools and affordable housing,
according to the bill.2

Calculation
25% tax on an investor’'s net capital gains from the property's time of purchase
until final sale or exchange.

Key Precedents
San Diego Housing Impact Fee; Los Angeles Affordable Housing Linkage Fee

Relevance to VC

The potential revenue that a tax like this could provide is substantial and therefore
makes its relevant for VC. However, the introduction of such a tax could
disincentive development. The mechanism is not yet in motion.
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Existing Taxing Mechanisms
Precedents of implementation

Name

Measure ULA (2022)

Proposition | (2020)

Permanent Road
Division Zone No. 117
Measure A (2017)

Proposition M (2022)

City/County/State

Los Angeles

Relevant Taxation Mechanism

Documentary Transfer Tax

Key Takeaways

Taxes transfers of residential and commercial property valued in excess of $5M to fund
affordable housing initiatives. Properties valued at $5M - $10M are taxed at 4%, and
properties valued in excess of $10M are taxed at 5.5%. Expected to raise $600M -
$1.2B annually.

San Francisco

Documentary Transfer Tax

Increased the transfer tax rate on real estate sales and leases of 35 years or more for
transactions of $10M and higher. The tax increase is expected to generate $196M
annually.

City of San Diego Parcel Tax This measure — the most recent parcel tax measure to be enacted in San Diego — levies
a parcel tax of $1400 per parcel for the first 10 years, and up to $500 per parcel
thereafter, on parcels located within the Permanent Road Division Zone No. 117
boundaries in order to provide road maintenance services for the zone.

San Francisco Vacant Property Tax Taxes property owners of three or more residential units if any unit is left vacant for

more than 182 days in a year. Tax rate is $2500-$5000 per vacant unit starting in 2024
with adjustments for inflation in future years. The tax is expected to generate $20M -
$37M annually until 2053 with funds going towards rent subsidies and affordable
housing.
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Existing Taxing Mechanisms
Precedents of implementation (cont.)

Name City/County/State

Proposition D (2020) San Francisco

Relevant Taxation Mechanism

Vacant Property Tax

Key Takeaways

Taxes retail property owners who keep commercial space vacant for more than 182 days
at rates between $250 - $1000 per linear foot of frontage. The tax is expected to
generate up to $5M annually.

Measure W (2018) Oakland

Vacant Property Tax

Taxes properties that are deemed to be vacant (in use for less than 50 days per year) at
annual rates of $3000 - $6000 depending on property type. The tax is expected to
generate $10M annually for 20 years to fund resources to address homelessness and
illegal dumping.

Housing Impact Fee City of San Diego

Commercial Linkage Fee

The City of San Diego established a housing impact fee in 1990. As of 2019, the fee has
raised over $65M, with funds supporting the construction of over 5000 affordable
housing units. Linkage fees range from $0.80 per square foot (PSF) for R&D facilities to
$2.12 PSF for new office space.

Affordable Housing Los Angeles
Linkage Fee

Commercial Linkage Fee

Los Angeles implemented linkage fees in 2017. Fees range from $3.11 to $18.69 PSF,
depending on property type and market area. The linkage fee program is expected to
generate $104.4M annually with funds used to finance the construction/preservation of
~1,700 affordable housing units per year.

Measure U1 (2016) Berkeley

Business License Tax

Permanently increases the business license tax from gross receipts on owners of five or
more residential units from 1.081% to 2.880%. The tax increase is expected to raise
$2.98M - $3.45M annually with funds going towards affordable housing initiatives.
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Overview of the Study

The HR&A-Sperry-KPMG Team (the Consultant Team) is conducting the Regional Value Capture Assessment Study
(the Study) for the San Diego Association of Governments (SANDAG). The purpose of this study is to:

|. Identify and evaluate value capture (VC) instruments and joint development (JD) opportunities for SANDAG’s
Regional Plan projects and the challenges in their implementation;

Il. Develop a long-term strategy that can aid SANDAG and partner agencies in advancing regional housing goals and
raising sustainable revenue to implement Regional Plan projects; and

lll. Produce policy recommendations for SANDAG on how to overcome these challenges, particularly in light of the
multi-jurisdictional nature of addressing regional housing needs and critical infrastructure projects in the San Diego
region.
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Purpose of this Document

As part of Task 3 of this study, the Consultant Team has produced a Screening and Evaluation Criteria for Value Capture Instruments
and Joint Development Opportunities in the San Diego region. This criteria evaluates the potential to use value capture and joint
development as a funding and financing source to support initiatives included in SANDAG’s 2021 Regional Plan, including but not limited

to transportation and mobility investments, climate adaptation and resilience strategies, digital infrastructure, and housing incentives. The
criteria that HR&A has developed includes:

* Criteria A — Value Capture Instruments, including how to screen sites or projects in which these instruments could be used

and the viability of specific instruments (i.e., tax increment financing, assessment districts, impact fees), including their potential
for revenue generation and ease of implementation; and

« Criteria B — Joint Development, including how to screen sites suitable for real estate development, the viability of developing
these sites, and its potential revenue generation.

This presentation is a guide on how to use Criteria A and B, which are laid out in full detail in the following dynamic Excel model. In the next
phase of this study (i.e., Task 4), HR&A will test these criteria over the portfolio of infrastructure projects included in SANDAG’s 2021
Regional Plan and select two pilot projects for further analysis. The test in Task 4 may allow HR&A to refine the questions and scores
included in the current screening and evaluation framework.
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Criteria A: Overview

Criteria A for Value Capture Opportunities involves a series of sub-criteria and steps laid out below.

A.1. General Value Capture Potential A.2. Value Capture Instrument Potential
A.1.1. Eligibility A.1.2. Suitability A.2.1. Eligibility A.2.2. Suitability
Threshold Score Threshold Score

How suitable or
effective is each
eligible instrument
to generate
infrastructure
funding?

What is the What Value
|s the area suitability of Capture

eligible for Value implementing instruments are
Capture? Value Capture in eligible for
the area? implementation?
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Criteria A: Characteristics of Evaluation Steps

A.1.1 Is the area eligible for Value Capture?

» Filters out areas where value capture would not be possible, based on whether there is a
trigger for valuation increases and if development is physically possible in the area.

+ If value capture is possible on the area, move to A.1.2 to determine the degree to which value
capture would be effective in generating revenue.

A.1.2 What is the suitability of implementing Value Capture in the area?

» Evaluates the potential success of a value capture initiative by checking: 1) Real Estate Market
Viability; 2) Development Viability, given potential of the area to be developed in the short term,
physical constraints, and land use regulations; and 3) Ease of Implementation, given degree of
existing support from stakeholders and experience of the jurisdiction implementing value capture.

Rank sites/areas with resulting scores and proceed to A.2.1 to assess which type of value capture
instrument would be most effective in those sites/areas with the highest scores.

A.2.1 What Value Capture instruments are eligible for implementation?

» Evaluates whether each value capture instrument (Tax Increment Financing, Community
Facilities District, Special Assessment Districts, and Impact Fees) can be implemented on the
site given its regulatory and procedural requirements and the ability of the initiating jurisdiction
to comply with them.

+ |If implementation of value capture instrument is possible, move to A.2.2 to determine the
degree to which they would be effective in generating revenue for infrastructure funding.

A.2.2 How suitable or effective is each eligible instrument to generate infrastructure funding?
» Evaluates how effective each instrument may be in providing funding and financing for infrastructure 171




Criteria B: Overview and Evaluation Steps

Criteria B for Joint Development Opportunities involves a series of sub-criteria and steps laid out below.

B.1. Eligibility Threshold B.2. Suitability Score

Is the site eligible for Joint Development? Will Joint Development generate meaningful

- Filters out sites where there is no or limited potential revenues?
for joint development of residential and commercial - Assesses the potential success of the Joint
projects given physical conditions of the site and its Development venture by evaluating 1. Real Estate
ability to support development. Market Viability; 2. Development Viability, given the

« If eligible, move to B.1.2 to determine the degree to potential of the site to be developed in the short term,

which joint development would be effective in physical constraints, and land use regulations; 3.
generating revenues. Ease of Implementation, related to how prepared the

agency is to lead the venture, the degree of
coordination between the agency and local
jurisdictions, and regulations that restrict the type of
procurement that can be done for developing the site.

The resulting score can be used to rank potential joint
development opportunities.
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A.1. GENERAL VALUE CAPTURE POTENTIAL



Value Capture Evaluation: General Potential

The evaluation of Value Capture general potential involves two steps:

A.1.1 Eligibility Threshold asks a set of “go” or “no-go” questions to determine if value capture is possible in the area; if the threshold if
met, the area is then evaluated for potential success of value capture implementation (step A.1.1);

A.1.2 Suitability Score estimates how successful value capture implementation could be by evaluating the area in three ways: 1) Analysis
of the local real estate market demand to approximate potential revenue generation; 2) Analysis of potential constraints or delays to pursue
development and timing of revenue generation; and 3) Analysis of potential roadblocks in implementing the value capture initiative,
factoring in community sentiment and the track record of the leading entity.

The final score from A.1.2 can be used to compare and prioritize between different areas for value capture. Areas that score highest should
go to the next round of assessment: Value Capture Instrument Potential (A.2).

Q1 Infrastructure project and

enabling of real estate Real Estate Market

development Viability A2
IXE | A1.2 '
Eligibility e Suitability Development Viably Value Capture

Instrument
Potential

Threshold Score

Q3 Alignment with

Jurisdiction Goals Ease of Implementation 30

100
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Value Capture Evaluation

A.1.1. Eligibility Threshold A.1.2. Suitability Score

Real Estate

: : S 0
Market Viability Is there demand for development in the project area: 35%

Are there planned or existing
infrastructure projects that may trigger
increases in land or property value in the

i Are there physical constraints on the development of the
project area?

Development project area?

% Viability 35%
> Is current zoning aligned with market demand?
o
Is the project area developable in the near g Is there public support for value capture and its intended
term? qg’ proceeds?
%]
S Ease of Has the leading entity implemented any value capture 30%
= Implementation | before?
S<

Does the implementing jurisdiction have a strong fiscal track

Is development of the project area aligned record?

with local policy goals?

= Total Score for Value Capture Potential

Highest scores proceed to A.2, instrument specific evaluation
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A.2. VALUE CAPTURE INSTRUMENT POTENTIAL



Suitability of Value Capture Instruments: Overview

The evaluation of the potential of each value capture instruments involves two steps:

A.2.1 Eligibility Threshold includes a set of questions covering the legal and procedural requirements for implementation of each
instrument, and whether the jurisdiction looking to implement the instrument can comply with them; if this is the case, then the evaluation
should proceed to the next step (A.1.2 Suitability Score);

A.1.2 Suitability Score estimates how successful the implementation of the instrument could be. This analysis contemplates several
dimensions that differ depending on the instrument evaluated. At a high level, these dimensions cover the capacity and timing for revenue
generation to fund infrastructure needs, the presence of incentives for real estate development, and the capacity of the jurisdiction to lead
the implementation process. Each dimension is informed by a set of questions, each of which is assigned a weight depending on the
answer provided that ultimately informs a Low, Medium, or High grade for each dimension. Unlike Step A.1., scoring/grading is assigned
only by dimension and does not include an aggregate score for the site.

Question 1 Low /
Threshold Question 1 Dimension 1 /
Question n High
.A..Z..1.. .A.Z.?.. Question 1 Low /
Ellglblllty Threshold Question 2 SUItabIIIty Dimension 2 /
Threshold Score Question n High
Question 1 Low /
Threshold Question n Dimension n /

Question n High 177



A.2. TAXINCREMENT FINANCING



Overview of Evaluation Criteria for Tax Increment Financing

There are several TIF tools enabled by California law, including: Enhanced Infrastructure Improvement Districts (EIFD), Community Revitalization &

Investment Authorities (CRIA), Infrastructure Financing District (IFD), and Infrastructure and Revitalization Financing District (IRFD). Each has its

own nuanced requirements concerning governance, voter approval for district adoption and bond issuances, time limits, type of properties that can

be included in the district, low- and moderate-income housing requirements, inclusionary housing requirements, and type of facilities that can be

funded, among others. However, they all share a set of factors that informs their suitability for implementation on a certain site, which is addressed in

the current Evaluation Criteria. Appendix | includes further details on each instrument.

Critical Questions

Does the TIF District align with the city or county
TIF policy, provided there is one in place?

A.2.1.

Is there likely to be a fiscal net benefit to

Eligibility of contributing entities?
Area for TIF

Do the intended uses of TIF revenues comply
with the limitations of State statutes over the
type of infrastructure that can be funded with
TIF proceeds?

Is public buy-in likely such that there will not be
a majority protest during protest hearings?

A.2.2.
Suitability of
TIF

(if critical questions are
addressed)

Revenue Magnitude Capacity

Timing of Revenues and
Capacity to Target
Infrastructure Needs

Political and Community
Buy-in

Capacity to Lead the Process
and Engage Multiple
Jurisdictions
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Questions on Suitability of Tax Increment Financing

Revenue Is the current share of property taxes received by the taxing jurisdictions 1=Yes; 0=No
Magnl.tude interested in participating in the TIF or other potential revenues for a TIF District
Capacity enough to support accumulation of TIF revenues over time?

Is there high enough new development potential, expected increases in 1=Yes; 0=No
assessed value of existing properties, and/on a high enough turnover rate that
can produce significant tax increment revenue?

Timing of RleRdelagloENul ol SRR sT=Rulael[al-HOVII @ ol[e aR =P QI ale (I aa LTI VAN IESETCRILCIVACCIIN 1 = Timing mostly overlaps; 0.5 = Timing partly overlaps; 0 =

Revenues and build up versus when the jurisdiction expects to be able to fund investment Timing does not overlap.

Capacity to needs?

Target

Infrastructure Is the potential TIF District included within the boundaries of a prior 0 = No impact; 0.5 = TIF area overlaps with RDA and impacts its

Needs Cle SV (o] o] g (=l WV ={cT e YA (XD LAV R Co R Wia [ (e s R =M@ el gl na ol SR IR o Ela VA Inslngliud=le Rl pOtential revenues without compromising the ability of the TIF
in order to service its obligations? to fund the area's most pressing infrastructure needs; 0 = TIF

area overlaps with RDA and substantially reduces its revenue

potential.

Political "’]“d RGEICN AT Rigela Nl (=R ElaRela N (W[ {e [[aife]aRueNoElguld[ s EIRIsRIs R NI DI Nigladl 1 = Tax increment is high enough to cover cost of targeted
Fommumty Buy- | and is (are) the (Sl ChteRdelpl iRl =R s EIRo Mlald gl A= VR EIR N4l works; 0.5 = Tax increment is moderate and partly cover cost of
L enough to provide meaningful revenues for the TIF District? targeted works; 0 = Tax increment is low and cannot produce
meaningful revenues for infrastructure funding.

Capacity to Lead | poes the leading entity have enough staff and resources to put together a case [FICACERVEING
the Process and for other jurisdictions to participate in the TIF district, support negotiations with
Engage Multiple them, and/or obtain political buy-in within its own departments?

Jurisdictions
: : - 180
Does the leading entity have an TIF policy in place? 1=Yes; 0=No



A.2. COMMUNITY FACILITIES DISTRICTS



Overview of Evaluation Criteria for Community Facilities Districts

CFDs are special tax districts generally created by cities or counties in California to raise revenue to finance facilities and services through
the levy of special taxes on properties in the district. The setting of district boundaries and the tax levy are flexible. The tax must be
reasonable and cannot be ad valorem. CFDs are often used for new developments.

If the CFD boundaries are likely to extend over Revenue Magnitude Capacity
multiple local jurisdictions, are all jurisdictions

involved willing to enter into a Joint Powers

Agreement?

Is the CFD aimed at mitigating the impacts of new Timing of Revenues and
A.2.1. development? A.2.2. Capacity to Target

Eligibility of Do the intended uses of CFD revenues comply with Suitability of

Infrastructure Needs

Area for the limitations of the State statute over the type of CFD
CFD infrastructure that can be funded with CFD (if critical questions are
proceeds? addressed)

Is there enough buy-in from voters/landowners to
pass a threshold vote to form the district?

Is there sufficient voter/landowner support (i.e.,

10%) to compel the CFD formation process? Capacity to Lead the Process
Otherwise, is the County/city interested in forming it

and gathering their support? 182

Incentives for Development
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Questions on Effectiveness of Community Facilities Districts

Revenue Is the proposed special tax enough to support accumulation of CFD 1=Yes; 0=No
Magnitude revenues over time?
Capacity

Is there high enough new development potential in the area that can pay the REERCIEVENN)
special CFD tax?

Are there additive, existing taxes such that a new CFD special tax would 1=No; 0 =Yes
impose too much of a burden on property owners?

Timing of (Sle)\ReelaqloENul o] SRR aT=Rulaal[ol-HO\VII@W ol (el s R =P @[l (I T NI M GV BISSEICRINGIVALR 1 = Timing mostly overlaps; 0.5 = Timing partly overlaps; 0 =
Revenues and build up versus how the jurisidiction expects to be able to fund investment  EEallal:&elel=:Nglo1 e \/IgF:To]

Capacity to Target |[needs?

Infrastructure

Needs

Incentives for Are there mechanisms (e.g., up-zoning) that can provide incentives for 1 =Yes; 0.5 = No, but there is potential for rezoning over time,

Development sElgilalek:1ilelaRelWolgo] oIl a0 A&V gl Ao [V (o] o] aalTal R [ NN @S DR Talo N Tl IRlAEINYA given nature of rezoning process and community preferences; 0
increase its revenue? = No, and rezoning is not feasible
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A.2. SPECIAL ASSESSMENT DISTRICTS



Overview of Evaluation Criteria for Special Assessment District

Local agencies, including cities, counties, and special districts, may establish Special Assessment Districts (SADs) for the purposes of
financing all or a portion of the cost of certain public improvements and services. SADs can be initiated by a local government or by a

Is there a clear understanding of the works that the
SAD will fund and whether they comply with the
limitations of Proposition 218, especially with
regards to the assessment having a special direct
benefit to properties being assessed that is not
available to other properties or to the general

petition from property owners.

Revenue Magnitude Capacity

Timing of Revenues and

A.2.1. public? . A_z._?_ Capacity to Target
Eligibility of Suitability of

Infrastructure Needs

Does the sponsoring jurisdiction have resources to
Area for accommodate the required engineering studies SAD

SAD needed to support the special benefits (if critical questions are

requirement? S Incentives for Development

Is weighted majority (in proportion to the

benefit/assessment) of property owners likely to be
achieved? Capacity to Lead the Process
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Questions on Effectiveness of Special Assessment District

Revenue
Magnitude
Capacity

Timing of
Revenues and
Capacity to Target
Infrastructure
Needs

Incentives for
Development

Capacity to Lead
the Process

Is the proposed assessment enough to support accumulation of revenues
over time?

Is there high enough new development potential in the area or enough
existing properties in need of additional improvements/services that can
pay the SAD assessment?

Are there additive, existing taxes such that a new SAD special tax would
impose too much of a burden on property owners?

How compatible is the timing over which tax increment revenues are likely
to build up versus how the jurisdiction expects to be able to fund
investment needs?

Are there mechanisms (e.g., up-zoning) that can provide incentives for
growth in a SAD area and potentially increase its revenue?

Does the leading entity have experience in implementing SADs?

1 =Yes; 0=No
1 =Yes; 0=No
1 =No; 0 =Yes

1 =Timing mostly overlaps; 0.5 = Timing partly overlaps; 0 =
Timing does not overlap

1 =Yes; 0.5 = No, but there is potential for rezoning over time,
given nature of rezoning process and community preferences;
0 = No, and rezoning is not feasible

1 =Yes; 0=No
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A.2. IMPACT FEES



Overview of Evaluation Criteria for Impact Fees

Cities or county administrations can implement, with agreement from their local council, ordinances establishing an impact fee program
that can be targeted towards different types of infrastructure, including affordable housing; transportation; environmental mitigation
programs, fire and public safety, libraries, parks, capital improvements of local facilities and existing works, and expansions of water,

sewer, electricity, and gas infrastructure.
Critical Questions

Does the impact program comply with legal
conditions required by State statutes (for e.g.,
California's Mitigation Fee Act)?

Revenue Magnitude Capacity

A.2.1.
Eligibility of

A.2.2.
Suitability of

Incentives for Development

Area for
Impact Fee
Program

Have land use assumptions for growth areas been

determined? Impact Fees

(if critical questions are
addressed)

Can a Nexus Study be prepared in the near term?

Capacity to Lead the Process

Does the impact fee required to cover the cost of
the works compromise the financial viability of new
development?
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Questions on Effectiveness of Impact Fees

Revenue Is the proposed fee enough to cover the full cost of public facilities related 1 =Yes; 0.5 =Partly; 0= No
Magnitude to the development project?
Capacity

Is there high enough planned development potential in the area that can 1=Yes; 0=No
pay the impact fee?

Are there additive, existing taxes such that an impact fee would impose too ERERNGRVERT
much of a burden on property owners?

Incentives for Are there mechanisms (e.g., up-zoning) that can enable additional 1 =Yes; 0.5 = No, but there is potential for rezoning over time,
Development development and reduce the cost/unit or SF of the mitigation works (and given process involved and community preferences; 0 = No,
therefore the impact fee per unit or SF)? and rezoning is not feasible

Capacity to Lead Does the leading entity have experience in implementing impact fees? 1=Yes; 0=No
the Process

Has the local jurisdiction drafted a capital improvement program (CIP) in 1=Yes; 0=No
concert with the proposed fee program?
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ADDITIONAL CONSIDERATIONS ON IMPLEMENTING VALUE
CAPTURE INSTRUMENTS



Overview of Additional Considerations

Following the screening criteria on site eligibility threshold, suitability of value capture, and potential of value capture instruments, there are

three groups of additional considerations related to implementation of these instruments.

N

1

Potential for Implementation of Multiple
Value Capture Instruments

Can multiple value capture instruments be
implemented on a certain site or area at the
same time? Under which conditions is this
advisable?

The revenue generation mechanisms of each value capture instrument combined with the pace of
development in a certain area results in each instrument delivering revenues for infrastructure funding
across different timelines. For example, TIF often generates revenues over time as development takes
place, while impact fees are one-time payments often charged to developers upon obtaining construction
permits. Under certain conditions, instruments can be implemented simultaneously in order to maximize
revenue for infrastructure funding and accelerate the timing in which funding becomes available.

2 Value Capture Instruments and Affordable Implementation of certain value capture instruments may require the production, support, or replacement
Housing of affordable housing units. Moreover, proceeds from some of these instruments may be used to fund
What are the interactions between the affordable housing development.
implementation of value capture instruments
and the production of affordable housing?

3 Use of Proceeds from Value Capture Revenues from value capture can be used to support a wide range of infrastructure works, including the

Implementation

What aspects should be considered with
regards to use of proceeds from value capture
instruments for funding of infrastructure works
and/or subsidizing affordable housing
production?

production and preservation of affordable housing.
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Potential for Implementation of Multiple VC Instruments

Tax Increment Financing

Compatibility with Simultaneous

Implementation of Other Value
Capture Instruments

Can be implemented jointly with
all other value capture
instruments.

Considerations for Simultaneous Implementation of Instruments

TIF involves the earmarking of tax increment for specific infrastructure works and does not
involve creation of new taxes. Therefore, there is no conflict from a project financial viability to
implement TIF in conjunction with other instruments. Moreover, existing regulations do not
prevent implementation of TIF in conjunction with other value capture instruments.

Simultaneous implementation of TIF and CFD is especially helpful when development is likely
to occur over the long-term. In the ramp-up phase of tax increment, revenue from CFD taxes
can be allocated to a TIF district fund and accelerate the financing of infrastructure projects.
The CFD may expire, or its revenues complemented with tax increment revenue once
substantial development has taken place.

Community Facilities
Districts

Can be implemented jointly with
TIF and Impact Fees.

Unlikely to be implemented in
conjunction with a Special
Assessment District.

Impact fees and CFDs can be used together to finance the infrastructure and services needed
to support new development. Impact fees can be used to finance the initial construction or
expansion of public facilities, while CFDs can provide ongoing funding for maintenance and
operations. However, special consideration needs to be given as to the effect the combination
of these charges would put into the financial viability of new development.

Both CFDs and SADs involve new recurring assessments and are unlikely to be overlapped. A
jurisdiction would likely implement one or the other.

Special Assessment
Districts

Can be implemented jointly with
TIF and Impact Fees.

Unlikely to be implemented in
conjunction with a Community
Facilities Districts.

Idem CFDs.

Impact Fees

Can be implemented jointly with
all other value capture
instruments.

There are no regulatory barriers to implementing Impact Fees with other instruments.
However, special consideration needs to be given as to the effect the combination of these
charges would put into the financial viability of new development.
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VC Instruments and Affordable Housing

Implementation Requirements Related to Potential to promote affordable housing development
Affordable Housing

Tax Increment Financing

Some TIF instruments include requirements around While TIF instruments are not specifically designed for affordable housing, they

creation of low- and moderate-income housing. See can be used to fund a wide range of public infrastructure and facilities that are

Appendix | for further details. necessary to support the development of affordable housing and that can lower
the cost of affordable housing development. Moreover, the tax revenue
generated by new development within a TIF district can be used to fund ongoing
maintenance and operations of affordable housing units.

Community Facilities
Districts

None. Similar to TIF, works funded with CFD proceeds can help enable affordable
housing. Moreover, CFD special taxes can exempt or have special tax rates on
affordable housing units.

Special Assessment
Districts

None. None. SAD revenues can only be used for improvements that benefits those
units that are paying the special assessment.

Impact Fees

Impact fees can be designed so that their revenues are assigned to an affordable housing fund, as long as a nexus is established
between new development and a negative impact on an area’s housing affordability. Moreover, local agencies sometimes waive or lower

impact fees on affordable units as well as on Accessory Dwelling Units. The latter is aimed at incentivizing the production of a naturally
affordable housing type
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Use of Proceeds from Value Capture Implementation

Revenues from value capture instruments can often be used for a variety of purposes, including general infrastructure works and to
support affordable housing development. The latter may happen either through direct funding of housing or through the construction of
horizontal infrastructure that can enable new housing development. Key considerations around the use of value capture funds for either of

these purposes include:

1.  The magnitude of revenue generated from value capture instruments and the extent to whether they can fund general
infrastructure works, affordable housing production, or both.

2. The ability to acquire or issue debt leveraging revenues from value capture, which may determine whether value capture is
effective at funding capital works versus acting as a “pay as you go” subsidy or in support of operations and maintenance.

3. The effectiveness of value capture, defined as the relative institutional effort to generate net revenue for housing initiatives,
compared to the effectiveness of direct jurisdiction contributions to housing funds, tax abatements, and credits that may yield a
greater number of new or preserved units than indirect funding through value capture.

4. The ultimate decision on how to use these funds depends upon a policy decision from the city or county implementing
value capture. Such policy will be aligned with the jurisdictions’ comprehensive land use plans, capital improvements plans, and
capital improvement programs, among others.
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B. JOINT DEVELOPMENT OPPORTUNITIES



Joint Development Evaluation

The evaluation of joint development potential involves two steps:

B.1.1 Eligibility Threshold asks a set of “go” or “no-go” questions to determine if joint development is possible on the site in question; if
this is the case, it is then evaluated for its potential effectiveness (Step B.1.2)

B.1.2 Suitability Score estimates how successful the joint development could be by evaluating the site in three ways: 1) Analysis of local
real estate market to approximate potential returns for the private developer; 2) Analysis of potential constraints or delays to development
to approximate timing of the development; and 3) Analysis of any potential roadblocks in implementing the joint development, factoring in
agency goals and procurement rules around joint development, community sentiment and expected cooperation from local jurisdictions.

Real Estate Market
Viability

B.1.1 Q1 Excess Property B.1.2
Su Itablllty Development Viability

Eligibility
2 Physical Devel
Threshold gotentiyasllca evelopment Score

Ease of Implementation

100
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Joint Development Evaluation

B.1.1 Joint Development
Suitability

Is the site not needed by the public
agency to sustain agency operations?
In other words, is the site "excess
property"?

Is development of the site physically
possible?

If all answers are “Yes”

B.1.2 Suitability Score

Real Estate
Market Viability

Development
Viability

Ease of
Implementation

Is there demand for new development in the area?

Is there a need for tax abatements or other incentives for the
project to be financially feasible? If so, are they available?

Is the site developable in the near term?

Is rezoning required given the type of real estate development
needed to make the |D feasible?

Does development of the area have community support?

Has the public agency defined goals or a stragety for the disposition
of excess land/ potential joint development?

Does the public agency have clear guidelines that can orient the JD 30%
process, including selection of developers, community engagement,
and use of proceeds?

How cooperative is the local jurisdiction with the public agency or
on joint development ventures?

= Total Score for Joint Development Potential
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APPENDIX Il.I - TIF TOOLS



Comparison of TIF tools

] CRIA I - -

e [

AL T@ET o TCVETR T T[T« Bl NoO, but subject to protest
for adoption

Voter approval required J\[e

to issue bonds
Entity time limits 30 years to establish debts; 45
to complete activities.
Property to be included No blight findings required but
and/or other restrictions on a

portion of properties.
25% of taxes allocated

Low/moderate income

housing requirement

Inclusionary housing Yes

SE IR EIGI RO EN Rehab/upgrade/ construct

can be funded infrastructure; low- and
moderate-income housing;
hazardous substance removal/
remediation; seismic retrofits;
construct foundations/ platforms
for air rights sites

years to repay debts; and 45 years

Sponsoring jurisdiction’s
legislative body

Yes, 2/3rds vote of registered
voters if at least 12 otherwise
landowners with 1 vote per acre
Yes, 2/3rds vote of registered
voters if at least 12 otherwise
landowners with 1 vote per acre
District must cease to exist 30
years from adoption of ordinance
forming the district

No blight or other specific

some income and unemployment restrictions

No
Yes

Highways, streets, parking
facilities, transit facilities; sewage,
solid waste, and water treatment
plants; flood control
infrastructure; childcare facilities;
libraries; parks and open space

PFA appointed by sponsoring
jurisdiction’s TIF legislative body
No, but subject to protest

No

District must cease to exist within 45
years of PFA's approval of bond
issuance or first loan issuance.

No blight or other specific
restrictions

No
No

Highways, streets, parking facilities,
transit facilities; sewage, solid waste,
and water treatment plants; flood
control infrastructure; childcare
facilities; libraries; parks and open
space; environmental mitigation;
former military base development
projects; affordable housing;
planning and design work

Sponsoring jurisdiction’s legislative
body

Yes, 2/3rds vote of registered
voters if at least 12; otherwise,
landowners with 1 vote per acre
Yes, 2/3rds vote of registered
voters if at least 12; otherwise,
landowners with 1 vote per acre
District must cease to exist within
40 years from adoption of
ordinance forming the district or a
later date if specified by ordinance.
No blight or other specific
restrictions

No
Yes

Highways, streets, parking facilities,
transit facilities; sewage, solid
waste, and water treatment plants;
flood control infrastructure;
childcare facilities; libraries; parks
and open space; environmental
mitigation; former military base
development projects; affordab 199
housing
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Appendix Il

Task 4 Deliverable: Order-of-Magnitude Estimates from Value
Capture Implementation in Kearny Mesa Station Area and
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INTRODUCTION



Overview of Study

The HR&A-Sperry-KPMG Team (Consultant Team) is conducting the Regional Value Capture
Assessment Study (the Study) for the San Diego Association of Governments (SANDAG). The purpose of
this study is to:

|. ldentify and evaluate value capture (VC) instruments and joint development (JD) opportunities for
SANDAG's Regional Plan projects and the challenges in their implementation;

lI. Develop a long-term strategy that can aid SANDAG and partner agencies in advancing regional
housing goals and raising sustainable revenue to implement Regional Plan projects; and

lIl. Produce policy recommendations for SANDAG on how to overcome these challenges, particularly in
light of the multi-jurisdictional nature of addressing regional housing needs and critical infrastructure
projects in the San Diego region.
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Purpose of this Document

As part of Task 4 of this study, the Consultant Team has produced an Order-Of-Magnitude Value Capture
Assessment for one value capture pilot and one joint development pilot. The high-level planning of value
capture initiatives and order-of-magnitude estimates of revenue generation can be used to understand the
potential scale and effectiveness of possible value capture and joint development funding for priority
projects selected by SANDAG.

For value capture, SANDAG selected the Purple Line Commuter Rail project. HR&A then followed the
Value Capture Evaluation Framework developed in Task 3 to illustrate what station areas would be most
appropriate to pilot a value capture assessment. Given the real estate market, development, and
implementation conditions, SANDAG and HR&A selected Kearny Mesa as the pilot station. Using the
instrument-specific frameworks, HR&A selected an Enhanced Infrastructure Financing District (EIFD)
and a Community Facilities District (CFD) given perceived revenue magnitude and ease of
implementation.

For joint development, following the Joint Development Evaluation Framework developed in Task 3,
SANDAG selected a housing development around MTS-owned land at Tecolote Road Station.
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Value Capture Analysis — Kearny Mesa



Enhanced Infrastructure Financing District (EIFD)
Assessment



EIFD Assessment: Methodology

Study Areas and
Project Program

STUDY AREA

Kearny Mesa Station Area

LAND USES

* Residential (Multifamily)
+ Commercial (Office,
Industrial, and Retail)

Socioeconomic and
Real Estate Market
Trends

» Historic real estate and
demographic trends

 Assessed values
appreciation

* Property turnover

Market-Supportable
Development

Population and
employment trends in
County and City

Capture of County and
City demand in Study Area

New development
valuations and comps
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Incremental Property
Tax Revenue and
EIFD Contributions

» Distribution of property
taxes collected to relevant
jurisdictions

» Sensitivity analysis of
contributions from relevant
jurisdictions to the EIFD

» Sensitivities on demand
capture and market and
assessed value premiums
as a result of transit
investment



EIFD Assessment: District Area

EIFD Area: Kearny Mesa Station Area

The boundaries for the projected EIFD assessment were
determined in line with the station area proposed in the planning
of the Purple Line, at the intersection of Convoy Street and
Ronson Road.

Bound by [-805 to the west, SR-52 to the north, SR-163 to the
east, and Balboa Ave to the south, the area aligns with the
commercial district of Kearny Mesa, including industrial space,
office parks, and retail, including the Convoy District centered
along Convoy St.

An updated Community Plan was passed in 2020, which
approved rezoning for the area to promote new, mixed-use
development.

The area is 19.4 square miles, or 12,416 acres, and includes 804
parcels, assessed at a total value of $1.5B as of the 2022-2023
assessor year.
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EIFD Assessment: Real Estate Market Trends

APPRECIATION

Existing properties
appreciate a maximum
of 2% annually, as per
Proposition 13. When
turned over, values are
reassessed on par with
new assessments.

TURNOVER

5% of properties
turnover and are
therefore reassessed
each year, in line with
historical sales trends
for properties in the
area.

DEMAND TRENDS

Demand for new
residential and non-
residential development
is estimated at the City
level, based on
household and
employment projections
by SANDAG.

DEMAND CAPTURE

Demand for new
development in the
District is estimated as
an average 3% capture
of residential demand
and 6% of non-
residential in the City, in
line with the historical
capture trends of the
Zip Code.

DEVELOPMENT

Projected new
developments are
valued in line with
comparable properties
in the area. When the
Purple Line is expected
to open, the market
values factorsin a
premium of 25%,
supported by existing
TOD efforts in the
country.
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EIFD Assessment: Market-Supportable Development

HR&A estimated residential and non-residential* real estate demand in the City of San Diego over a 45-year period, the maximum EIFD
term, using demographic projections of household and employment growth.

To estimate how much of that demand will be take place within the EIFD, HR&A used the zip code’s specific demographic projections’ to
calculate capture rates of the city over then next 45-years. Non-residential capture is higher in this area than residential since Kearny Mesa

is a large employment center.

Demand is translated to development capacity by making assumptions on average household size and average commercial square foot per
employee and factoring in long-term vacancy rates for the San Diego area.

EIFD Area
Development Type Citywide 45-Year Demand Avg. Capture Rate 45-Year Demand
Residential Units 132,100 Units 3.4% 9,400 Units
Non-Residential SF 168,230,000 SF 6.4% 12,170,000 SF

* Includes office, retail, and industrial properties

'SANDAG Series 14 Regional Growth Forecast
SANDAG Regional Value Capture Assessment Study | 172 212



EIFD Assessment: Tax Revenue Assumptions

City of San Diego’s
~ Share of GTL

General Share'

14.6%
Incremental
Assessed Value General Tax
(AV) of Property ={> Levy (GTL)
in EIFD 1% of AV San Diego County’s
Boundary — Shqre Of GTL - E. ...................................... E
General Share! VLF as % of AV :
15.2% :

* Vehicle License Fees are often included as potential sources of revenue for value capture instruments like EIFDs and are calculated as a

fixed ratio of assessed property values
'Based on reported direct share of property tax rates in San Diego County Auditor and Controller’s 2022 Fiscal Year Annual Report

excluding schools and special districts. SANDAG Regional Value Capture Assessment Study | 173 213




EIFD Assessment: Summary of Revenue to EIFD by Source

NPV* of Revenue from 45 Years (2025-2069)

Incremental Assessed Value $248.9B
General Tax Levy Revenue $2.5B
Contributions to EIFD 100% 75% 50%
City Share $364.2M $273.2M $182.1M
City’s Share of VLF $188.9M $141.7M $70.9M
County Share $378.6M $283.9M $189.3M
County’s Share of VLF $196.3M $147.3M $98.2M
Total EIFD Revenue $1.13B $846.M $540.4M

* Discounted at a 3% rate to adjust for inflation
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EIFD Assessment: 100% Contribution from All Sources Scenario

5-Year Cash |.:|OV\{S with 100% 5 Years Ending PETEe
Contributions*

$1000M 2029 $15.0M
2034 $49.0M
$750M 2039 $98.6M
2044 $152.6M
$500M 2049 $223.0M
2054 $314.6M
2059 $432.9M
$250M
2064 $712.8M
2069 $780.7M
SoM Total 45-Y
2029 2039 2049 2059 2069 otal 45-Year $1.13 Billion
Revenue*

. o . ) )
Discounted at a 3% rate fo adjust for inflation SANDAG Regional Value Capture Assessment Study | 175 215



Revenue from Special Assessments



Typology of Assessment Districts

Assessment Districts are created by cities and counties in California to raise revenue to finance facilities and services through the levy of
special taxes on properties in the district. The two most common Assessment Districts are Community Facilities Districts (CFDs) and Special
Assessment Districts (SAD). CFDs are more flexible with regards to setting the district’'s boundaries, its assessment, and the purpose of the
revenues. Therefore, the revenue analysis conducted considers the implementation of a CFD as opposed to a SAD as a proxy for a more
flexible scenario in terms of revenue generation.

Community Facilities Districts Special Assessment Districts

Setting of district boundaries and the tax levy are
flexible.

The tax must be reasonable and cannot be ad
valorem.

Often used for new developments.

CFDs are flexible in the type of improvements or

Can be applied only if properties receive a special
benefit (over and above any benefit that other
properties or the general public may receive) from the
public improvement.

Assessment must be based on the proportional cost of
the “special benefit” received by each property owner

in the district.

The most common districts are for improvement and
maintenance of roads, annexations to the Countywide
Street Lighting District; and County Services Areas
(CSAs) for landscape maintenance, park
maintenance, fire protection services, and paramedic
services.

services that can be paid for. They are used most
commonly for streets, water, sewer/drainage,
electricity infrastructure, schools, parks & police.
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Geography and Program of CFD

The evaluation of potential CFD revenues was conducted over the two parcels in the Station Area rather than the whole Station Area given
its size and the existence of multiple landowners. The parcels are currently zoned for open space but were selected for illustrative purposes
given their size, unified ownership, and greenfield opportunity. Moreover, the analysis assumes mixed-use zoning to illustrate greenfield
development potential. It is worth noting that parcels in a CFD do not necessarily need to be contiguous.

Indicator Value

Estimated Development Capacity

Total Acreage 57 Ac.
Assumed Zoning Mixed-Use (MX-1)
% of Land for Construction 50%
Developable Acreage 29 Ac.
FAR 2.5
Total Gross Developable SF 3.1 Million GSF
% Net Developable Land* 80%
Total Net Developable SF 2.5 Million NSF
Assumed Program
Residential (54% of Are2a’3D(:aOmL:r]1i:18)
0.5 Million SF

Non-Residential

(5% of Area Demand)

(*) Excluding internal roadways, sidewalks, and public spaces SANDAG Regional Value Capture Assessment Study | 178 218



Methodology of CFD Revenue Estimates

To arrive to a potential assessment for the parcels considered, the analysis first estimates the financial feasibility of various type of
development typologies. This includes estimating the “Excess Value” remaining from developing each property, after accounting for Land
Acquisition Costs, Construction and Operating Costs, Revenues, and Developer Returns.

Income-producing typologies

For-sale typologies

Residential Residential

Net Operating Income’ Gross Sale Price $431

Loaded Capitalized

ot P () 62%  7.4%  6.8% 6.5%  Costs of Sale (o ($9)

Capitalized Value o) $444  $397  $541 $327  Net Sale Price (c)= (@) + (b) $422
Development Cost™ (d) ($370)

Development Costs™  (d) ($370)  ($444) ($432) ($118)  Developer Profit Margin  (e) ($42)

(e) = () =
Excess Value @ + (d) $74  ($47)  $109 $209 Excess Value (c) + (d) + (6) $10

Based on the feasibility assessment, a developer would pursue a combination of residential (rental and for-sale), retail, and industrial

development. Office use is not financially feasible in the parcels of study and would likely not be considered in a potential program.

(*) Includes income from rents minus vacancies, operating expenses, and property tax payments.

(**) Applies 150 bps premium to average capitalization rates to account for developer’s return on development cost

(***) Includes cost of land acquisition, hard and soft costs of construction, cost of financing, and cost of parking.

(****) Equivalent to 10% of profit margin over net project value.
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CFD Assessments

Having determined the financial feasibility of each development prototype, the analysis determines a potential assessment for each feasible
prototype under two scenarios:

1. Base Scenario: the annual assessment plus the annual property tax payment cannot exceed 2% of the properties’ Assessed Value.
This is a common benchmark used by developers to decide whether to proceed with development within the area of a new assessment
district.

2. Aggressive Scenario: the CFD or SAD assessment is maximized to the point where the “Excess Value” for each typology approaches
zero.

Given that the Base Scenario yields the most conservative estimate, its assessments were considered to estimate potential CFD revenues.
For simplicity and in order to compare proceeds from implementing a special assessment with EIFD proceeds, the assessments can be
averaged for “Residential” and “Non-Residential” uses, depending on the mix of development pursued on the site. These rates are
summarized below.

CFD Assessments by Typology per GSF Average CFD Assessments by Use per GSF

cenario for CFD/SAD Base olo Breakdown off Avg. Base Scenario
Assessment per GSF Scenario ypology Development by Use Assessment
Residential Rental $0.9 : : Rental 90%

Residential 1.05

Residential for Sale $2.6 esidentia Sale 10% $
Retail $4.5 Non- Retail 70% $3.68
Industrial $1.8 Residential  Industrial 30% '
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CFD and EIFD Revenues Over Parcels of Study

The CFD revenues estimate assumes that the collection of assessments would begin once the district is approved in Year 1 (2025) of the
period studied and consider the full development program, which is assumed to be developed and completed between Years 1 and 10.
During these years, payment of the assessment is distributed between the developer and the new owners of residential and commercial
space. After Year 10, all CFD payments would stem from owners of finalized commercial and residential program.

The table below summarizes the net present value of revenues from implementing a CFD and an EIFD. Both mechanisms can be
implemented simultaneously. After ~20 years the magnitude of EIFD revenues would be equal to CFD’s and the CFD debt could eventually

be “retired” as EIFD revenues should be enough to cover CFD-related debt service. )
Annual Nominal Revenue by Source

$16,000,000
Net Present Value of Revenues over 45 Years, by Instrument

$14,000,000
Residential s Total
Residential $12,000,000

$10,000,000
Total Development 2,300 Units 500,000 SF -

$8,000,000

$6,000,000
CFD/SAD Reyenues, $76.1 M $66.7 M $142.8 M
Base Scenario >4,000,000
$2,000,000
EIFD Revenues $60.5 M $34.5 M $95.0 M ““”“
S0
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M EIFD Revenues W CFD/SAD Revenues, Base Scenario
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Debt Financing Capacity Analysis



Debt Capacity Methodology

Based on the EIFD tax increment and CFD special tax revenue projections conducted by HR&A, Sperry conducted a financing capacity
assessment of these revenue streams. This assessment considered the following assumptions:

* The analysis is informed by California Debt and Investment Advisory Commission Debt Watch database of recent transactions of par
amount of at least $12.5M, including:

o For CFD, ten recent CFD transactions and their rounded average credit spread of the 20- to 30-year maturities for those issuances
as a credit spread approximation;

o For EIFD, recent tax increment transactions (there have been no EIFD bond financings to date') over the past year, with credit
spreads comparable to the CFD transactions;

* Bonds assumed to be senior lien, tax exempt, non-rated;

« Each issuance assumes par bonds with interest rate based on current market GO AAA scale from the Municipal Market Data (MMD) as
of 6/5/23 with an added a premium of 25 basis points (0.25%)? plus credit spread;

« Debt service reserve fund sized based on three prong test3; and

» Debt structure sized based on minimum required debt service cover ratios and other assumptions.

1. Treasure Island (SF) did issue IRFD bonds, also secured by tax increment, par amount of $24M for 2022A bonds and $5M for 2022B bonds
2. Over the past 15 years, premium bonds (the coupon rate exceeds the yield) have been the market standard. For the purposes of this analysis the bonds were structured as par bonds and given current interest rates

par bonds require increased yield. As such a 25 bp premium was added
3. The three-prong test is the lesser of: (i) 10% of par amount of the bonds, (ii) maximum annual debt service, or (iii) 125% of average annual debt service.
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Key Debt Financing Assumptions

Assumption* EIFD CFD
Bond Type Senior lien, tax exempt, nonrated bonds Senior lien, tax exempt, nonrated bonds
Issuance costs (% of par) 2% 2%

Yield/coupon (sold at par)** MMD GO AAA Scale + 25 bps par adjustment

MMD GO AAA Scale + 25 bps par adjustment

Term Earlier of 30 Years and 1 Year Before EIFD 21 Years
Termination

Credit spread 200 bps 200 bps

Debt service coverage ratio 1.5x 1.1x

(min.)

Level debt service until the last transaction which is
ascending

Debt structure

Ascending; structured to min DSCR

Debt service reserve fund*** Three prong test

Three prong test

Issuance frequency Every 8 years, commencing 2029

Two issuances, in 2026 and 2047

*Among other assumptions

**QOver the past 15 years, premium bonds (the coupon rate exceeds the yield) have been the market standard. For the purposes of this analysis the bonds were structured as par bonds and given current interest rates

par bonds require increased yield. As such a 25 bp premium was added

***The three-prong test is the lesser of: (i) 10% of par amount of the bonds, (ii) maximum annual debt service, or (iii) 125% of average annual debt service.

Notes:

» EIFD tax increment and CFD special tax revenue projections provided by HR&A

* MMD AAA GO based on current market (6/5/23)

* CFD assumptions are based on 10 recent CFD transactions with a par amount greater than $12.5M and a rounded average spread of the
20-30-year maturities for those issuances
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EIFD DEBT CAPACITY | Debt capacity from EIFD bonds based on
revenue projections, scenario and other assumptions®

Kearny Mesa (19.4 square miles)
804 parcels with current assessed value of $1.5B

Estimated Bond 2029 Issuance 2037 Issuance 2045 Issuance 2053 Issuance

Proceeds for ($M) ($M) ($M) ($M)
Projects

City and County
contribute 50% each
of tax increment
share (no VLF)

City and County

contribute 100%

each of tax $51 $136 $160 $211 $558
increment and VLF

shares

$17 $45 $53 $69 $184

Indicates project fund amounts.
Note: After debt service payments are made, remaining revenue can be used on a pay-go basis.
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CFD DEBT CAPACITY | Debt capacity from CFD bonds based on
revenue projections, scenario and other assumptions®

2 undeveloped parcels northeast of the proposed Kearny Mesa Purple Line station totaling 57.8
acres

Estimated Bond Proceeds | 2026 Issuance ($M) 2047 Issuance ($M) Total
for Projects

CFD - Base Scenario (Max

1.8% aggregate tax)

Indicates project fund amounts.
Note: After debt service payments are made, remaining revenue can be used on a pay-go basis
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Analysis and results are high level, based on revenue estimates and on financing and other assumptions; results are indicative only, and assumptions may not hold true; for discussion purposes only



Joint Development Assessment — MTS/SANDAG Parcel in
Tecolote Village



Geography and Program of JD

The evaluation of potential proceeds from a Joint Development Agreement was conducted over a parcel owned by SANDAG and MTS in the
“Tecolote Village” site at Tecolote Road Station, considering a hypothetical development program that is based on the new zoning
regulations established in the Morena Corridor Specific Plan.

¥ _ _ : Indicator Value
'\\ S’?U?QG Developable Land

\ Parcel Total Acreage 2.75Ac.

% Developable 80%

Developable Acreage 2.20 Ac.

Assumed Program

Max. Density of DU per Acre Permitted 109
% of Affordable Units Required 15%
Max Number of DU Permitted 240 Units
Affordable Units 36 Units
Market Units 204 Units
Retail Program 10,000 SF
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JD Revenues

In order to determine the feasibility of Joint Development, the Residual Land Value (RLV) of the site was estimated, assuming the
hypothetical development program outlined prior. The RLV is estimated as the difference between the Project’s Value — determined by rents
and the developer’s required capitalization rate — and Costs (including Costs of Development, Developer Profit, and Administrative Costs).

Residential

Indicator Rental: Reéidential Retail Key Takeaways:
Market Rental: Affordable T _ _ _
« Total Residual Land Value for Tecolote Village is
Annual Net Operating Income Per NSF $26.94 $14.32 $30.61 positive, at $6.0 million.
?Oat‘;'ltﬂ:rzo‘?‘s;nv':ﬁ: 35770;:’ 332(;/5" g;;z" « The RLV estimate is based on a program of 240
J units, 15% of which are affordable for
Cost of Sale ($11) ($6) ($12) hougeholds with income§ §0% below the Area’s
Net Project Value per NSF $562 $299 $566 Median Income. The p03|t.|v_e RLV obtained from
Net Project Value per GSF $477 $254 $481 market products can subsidize the development
of affordable housing units.
Degzl\?;i;rirs:tt gl:;? " (§$$;780)) (§$$32750)) (§$$44382)) . Each 5% increase in the affordable housing
RLV per GSF $60 ($142) $1 reqmre.ments decregsps total RLV by_ _
approximately $2 million. An affordability
SF per Unit 842 842 requirement of over 30% of units results in a
Units or SF 204 Units 36 Units 10,000 SF negative RLV and turns the development
RLV per Use ($M) $10.3 ($4.3) $0.0 financially unfeasible.

Total RLV ($M
ga (SM) $6.0 | SANDAG Regional Value Capture Assessment Study | 189 229



Disclaimers



Disclaimer - HR&A

General Disclaimer on Financial Projections: HR&A Advisors, Inc. is not a registered Municipal Advisor. HR&A is not
recommending an action to SANDAG or any municipal entity or obligated person regarding municipal financial
products or the issuance of municipal securities pursuant to Section 15B of the Securities Exchange Act of 1934.
HR&A is not acting as an advisor to the municipal entity or obligated person and does not owe a fiduciary duty
pursuant to Section 15B of the Securities Exchange Act of 1934 to the municipal entity or obligated person with
respect to the information and material contained in this communication. Any municipal entity or obligated person
should discuss any information and material contained in this communication with any and all internal or external
advisors and experts that the municipal entity or obligated person deems appropriate before acting on this

information or material.
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Disclaimer - Sperry

This material has been prepared specifically for HR&A and contains indicative terms only. All material contained
herein, including assumptions, other indicative terms and conditions, and analysis are for discussion purposes only.
The analysis and results are based upon certain factors, assumptions and historical information as Sperry Capital Inc.
(“Sperry”) may have in its absolute discretion considered appropriate for such illustrative and discussion purposes, as
well as information provided to Sperry by HR&A; however, Sperry does not represent that the source data, analysis
and/or any information derived from the analysis is accurate or complete and accepts no liability in relation thereto.
All interest rate assumptions are indicative, and Sperry makes no representation that any transaction can or could
have been affected at such prices. The quantitative output of the analysis is for information purposes only.

Sperry shall have no liability, contingent or otherwise, to the user or to third parties, or any responsibility
whatsoever, for the correctness, quality, accuracy, timeliness, pricing, reliability, performance or completeness of the
data or analysis provided herein or for any other aspect of the performance of this analysis. In no event will Sperry
be liable for any special, indirect, incidental or consequential damages which may be incurred or experienced on
account of the user using the data provided herein or this analysis, even if Sperry has been advised of the possibility
of such damages. Sperry will have no responsibility to inform the user of any difficulties experienced by Sperry or
third parties with respect to the use of the analysis or to take any action in connection therewith.
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Task 4 Deliverable: Order-of-Magnitude Estimates from Value Capture
Implementation in Kearny Mesa Station Area and Tecolote Village

SANDAG Regional Value Capture Assessment Study
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Attachment 2

HR&A Advisors, Inc.
SANDAG Value Capture Study

Task 3 B.1: Joint Development Evaluation

The luation of joint ial involves two steps:
B.1.1 Eligibility asks a set of go or no-go questions to determine if joint development is possible on the site in question; if the site passes, it is evaluated for potential success, step B.2

B.1.2 Suitability Score esti how ful the joint devel could be by luating the site in three ways. First, it analyzes local real estate market to approximate potential
returns for the private developer. Second, it analyzes potential constraints or delays to devel to approxi timing of the devel Lastly, it analyzes any potential roadblock
in impl the joint devel factoring in ity il and | cooperation from local jurisdictions.

Site Description

Site

Location

Site Ownership

Development Program

Evaluation Summary

B.1.1 Joint Development Eligibility

Eligibility Proceed to Viability Evaluation

B.1.2 Joint Development Suitability Score

Category Score Score Weight

Market Viability High 35 35
Development Viability and Timeline High 35 35
Ease of Implementation and Longevity High 30 30
Total Score for Joint Development Potential High 100 100
(*) Weights per di ion are I; jurisdictions using this tool can adjust them as they see fit. Weights should total 100.

Evaluation Criteria

B.1.1 Joint Development Eligibility

Eligibility

Importance to Joint Development Evaluation Metrics Required Analysis Rationale
Is the site not needed by the public agency to sustain agency Public agencies are required to use  Location of the site, public agency Assessment of agency operations Yes
operations; in other words, is the site "excess property"? land for necessary operations; if land operations and footprint

is not necessary, it can be utilized and
monetized through joint development.

Is development of the site physically possible? Determining is the site can support a  Size, shape, topography, accessibility Analysis of the parcel and surrounding Yes
new build or improvement, of the site to utilities and ROW area
determining if the JD is logistically
feasible

Proceed to Viability Evaluation

B.1.2 Joint Development Suitability Score

Real Estate Market Viability

Importance to Joint Development Evaluation Metrics Required Analysis Scoring Guide Weight Rationale Source
Is there demand for new development in the area? Ability to attract private investment  Historical absorption, rent growth, Market scan to determine if there is 1 1 = Yes, strong demand; 0.5 = 50%
sales price growth; current demand for development in the area over Yes, moderate demand; 0 =
development pipeline; projected a specified number of years into the future No, little to no demand

household and employment growth




If the project is not financially feasible, is there a need for tax Capacity for revenue generation Development cost and revenue Financial feasibility analysis of the project 1 1 = Yes, necessary tax 50%
abatements or other incentives? If so, are they available? projection; Site owner JD policy and scan of available development abatements are available or
incentives project is feasible without tax
abatements; 0 = No, necessary
tax abatements are not
available

35 35

Development Viability

Importance to Joint Development  Evaluation Metrics Required Analysis Scoring Guide Weight Rationale Source
Is the site developable in the near term? Timing of revenue generation Current use of site, future use plans Analysis of regulations and plans on or 1 1 = Yes, within the next 1-3 50%
around the site years; 0.5 = Yes, within the next

3-5 years; 0 = No, over 5
years from now

Is rezoning required given the type of real estate development Zoning could limit the value of Area density parameters (for e.g., Analysis of local zoning code 1 1= No; 0.5= Yes, but rezoning 50%
needed to make the JD feasible? potential development in the project max. dwelling units, floor area ratio) is feasible; 0 = Yes, and
area. compatible with the amount of real rezoning is not feasible

estate development needed; rezoning
process; historic community reactions to
rezoning

Gee

35 35

Ease of Implementation

Importance to Joint Development  Evaluation Metrics Required Analysis Scoring Guide Weight Rationale Source
Does development of the area have community support? Protest from the ity will C ity i political Community engagement and analysis of 1 1 =Yes; 0 =No 25%
provide obstacles to devel i recent elections or interviews
Has the public agency defined goals or a strategy for the Being strategic about the use of Prioritization of transit experience, Analysis of JD policy or past initiatives 1 1 =Yes; 0 = No 25%
disposition of excess land/ potential joint development? agency assets can help further the affordable housing, etc.
value of the development.
Does the public agency have clear guidelines that can orient the JD Joint developments involve many Developer selection criteria, revenue  Comparison of agency's JD policy and 1 1 =Yes; 0 =No 25%
process, includi lection of developers, ity keholders and steps, so the agency sharing policy that of other comparable agency's or
and use of proceeds? should have plans in place on how the other best practices.
process will be handled.
How cooperative is the local jurisdiction with the public agency or  The developer needs to acquire City entitlement process and attitude  Analysis of policy and past participation in 1 1 = Local jurisdiction is 25%
on joint development in general? entitlements from the local jurisdiction towards joint development joint developments in the City cooperative and works in
in order to start building. tandem with transit agency on

JD; 0.5 = Local jurisdiction is not
cooperative but does interfere
with JD ventures; 0 = Local
jurisdiction is usually opposed to
D

30 30
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Value Capture in the San Diego Region

HP%A Regional Planning Committee | Item 6

Danielle Kochman, Manager of Strategic Partnerships
March 1, 2024

Study Objectives

Evaluate value Advance regional Generate sustainable Develop policy
capture instruments housing goals revenue to implement recommendations
and joint development Regional Plan

opportunities

SANDAG | 2
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Value Capture Background

Land Value Creation in the Development Process

Value

Raw Land

Source: HR&A Advisors, Inc.

Planned

Potential Value .
Unlocked by Catalytic and Vertical Management

Enabling Infrastructure Investment Deve":pmem !

Infrastructure
Improvements
)

Entitled

1
1
i Cumulative Costs
1
1
1

Time

Il Cumulative Value
SANDAG | 3

Instruments Reviewed

Special
Assessment
District (SAD)

Impact Fees

Tax Increment
Financing (TIF)

Joint Development
(JD)

Community
Facilities District
(CFD)

Public entity, district New development,
property Special tax on properties (additive tax) cannot be based on
owners/voters value
Public entity, district Similar to CFD but assessments must relate . .
- ) . Special benefits
property owners to specific benefit to properties assessed
. Fee to mitigate cost of impact of new New developments,
City, developers )
developments based on impact
Communitywide
. Contribution of property tax increment to improvements in areas
City, county . N . .
projects of communitywide significance of high real estate
value growth
Agency, city, Arrangement between public entities and Mixed-use, affordable
developers private developers to develop properties housing
SANDAG | 4
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Salesforce Transit Center

@ somnom

TRANSBAY REDEVELOPMENT ZONE ONE:
(00l LAND USE AUTHORITY. SEE TRANSBAY
DEVELOPENT CONTROLS AND DESIGN GUIDELINES

TRANSBAY REDEVELOPMENT ZONE TWO:
0 puaninc DEssATENT LaND USE AUTHORTTY,
SEE PLANNING GODE, C3 Z0NNG
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Value Capture Screening

General Value Capture Potential

Value Capture Instrument Potential

Eligibility Threshold

Is the area

eligible for Value
Capture?

Suitability Score

What is the
suitability of
implementing
Value Capture in
the area?

Eligibility Threshold

What Value
Capture

instruments are
eligible for
implementation?

Suitability Score

How suitable or
effective is each
eligible
instrument to
generate
infrastructure
funding?
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Joint Development Screening

Eligibility Threshold Suitability Score
a I
Is the site eligible for Joint mg;;::g:u??\és;purzzgt generate

Development?

» Excess property
» Physical development constraints

* Real estate market viability
» Development viability
 Ease of implementation

- J

SANDAG | 7

Value Capture Pilot Assessment: Kearny Mesa Station Area

Key Takeaways
» Potential Purple Line station area
* Recently updated Community Plan

* Hypothetical, community-specific development
scenario

* Projected 45-year development demand
» 5,400 residential units
* ~12 million square feet nonresidential

» 45-year potential Enhanced Infrastructure
Financing District revenue up to $1.1 billion

» Additional Community Facilities District potential
for two undeveloped parcels

SANDAG | 8
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Joint Development Pilot Assessment: Tecolote Village

Key Takeaways \
* New Blue Line Station
* Morena Corridor Specific Plan | ’ \ |
* Hypothetical, site-specific development scenario \ |

* Assumed mixed-income residential and retail \!
development on publicly owned parcel \

* 240 housing units, 15% affordable
* 10,000 square feet retail
» Development appears financially feasible

« As affordability requirement increases, residual
land value decreases

SANDAG
IMTS
Parcel

1\ SANDAG Technical Services - G

SANDAG | 9

Implementation Strategy Foundation

Encourage
Establish a long term Develop a
partnerships regional

and alignment strategy /
across key vision

stakeholders

Provide
resources to
local public
entities

Implement
local policies /
guidelines

coordinating
agency

SANDAG | 10

10

240



Prioritizing and - High level screening of sites for key
Implementing characteristics to establish selection
and sequencing

- Strengthening key partnerships for
selected sites

* Detailed screening and business case
development for selected sites and tools

* Implementation of value
capture/joint development

SANDAG | 11

Next Steps - Study and Screening Tool available online
» Continue conversations with partner agencies

 Explore opportunities in SANDAG projects

SANDAG | 12

12

241



Stay connected with SANDAG

Explore our website
SANDAG.org

~—

‘J Follow us on social media:
@SANDAGregion @SANDAG

Email: Danielle.Kochman@sandag.org
Tim.Garrett@sandag.org
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St/ ‘//:F 'f,_

242



SANDAG

Regional Planning Committee Item: 7
March 1, 2024

SANDAG Approach to 2024 World Design Capital

Overview . .
Action: Information

A World Design Capital (WDC) designation is awarded Staff will present an update on the

every two years by the World Design Organization designation of San Diego-Tijuana binational
(WDO) to recognize cities for their effective use of region as the 2024 World Design Capital and
design to drive economic, social, cultural, and how SANDAG aims to participate.
environmental development. The WDO designated the
San Diego-Tijuana region as the WDC for 2024, the
first-ever binational designation.

Fiscal Impact:

Existing project budgets would be used for all
three proposed community events.

Key Considerations
Schedule/Scope Impacts:
On December 8, 2023, SANDAG Board of Directors None.

approved Resolution 2024-13 (Attachment 1) to

celebrate this designation; convene a regional summit

of binational leaders; and to showcase key initiatives led by SANDAG in close collaboration with agency
partners and the binational community to improve connections both across the border and throughout the
San Diego-Tijuana region. SANDAG submitted three proposals in response to the WDC 2024 Call for
Community Events, all of which have been endorsed for inclusion in the WDC 2024 calendar of events.

Cross-Border Connections: A Summit of San Diego and Tijuana Leaders

In coordination with a regularly scheduled joint meeting of SANDAG Borders Committee, COBRO, the
Consul General of Mexico and the State and Municipalities of Baja California, held annually since 2008, a
summit of all 18 mayors in the San Diego region, SANDAG Board Chair, and mayors from Baja California
would be convened in fall 2024 in conjunction with Mexican independence festivities to address
crossborder connections.

Imaginando el Futuro: Envisioning the San Ysidro Mobility Hub through Design

This initiative would call design-thinkers and the binational community together to collaborate on vision
and inspiration for an inviting, dynamic, and purposeful public space imagined as the future San Ysidro
Mobility Hub. An objective of this initiative would be to anchor art and design as a central component of
the project. Programming could include a variety of activities including Design Pop-ups, Talleres
(workshops) and panel discussions among binational and international designers, developers, and
leaders.

Urban Core + Connections Design Showcase

Ideally in coordination with the WDC Experience Week slated for September 2024, SANDAG would
publicly showcase initial conceptual designs for one or more regional corridors being studied as part of
the Urban Core + Connections project. The WDC Experience Week will promote exhibitions and activities
occurring all over San Diego providing SANDAG a unique opportunity to share progress on initiatives
related to improving connections and quality of life within the urban core.

Next Steps

Staff will collaborate with WDC in preparation of potential activities for the 2024 calendar year and provide
the Regional Planning Committee with occasional updates.

Antoinette Meier, Senior Director of Regional Planning

Attachment: 1. SANDAG Resolution 2024-13: Resolution to Celebrate the Designation of
San Diego-Tijuana as the 2024 World Design Capital
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SANDAG

401 B Street, Suite 800
San Diego, CA 92101
Phone (619) 699-1900
Fax (619) 699-1905
sandag.org

Attachment 1

Resolution No. 2024-13

Resolution to Celebrate the
Designation of San Diego-Tijuana
as the 2024 World Design Capital

WHEREAS, the San Diego metropolitan region is
comprised of 18 cities, one county, and 18 tribes;

WHEREAS the metropolitan zone of Tijuana
includes its neighbors, the cities of Tecate and Playas de
Rosarito;

WHEREAS both metropolises are located in two
states - California and Baja California - and in two nations
- the United States, and Mexico;

WHEREAS we share deep historical and cultural
ties, which include an ancient heritage of our native tribes;
more than 300 years of history with the Spanish crown;
and a resulting binational status of more than 200 years;

WHEREAS our combined population is close to
six million inhabitants;

WHEREAS our combined economy exceeds
$300 billion

WHEREAS our border region is home to
crossborder industries that continue to drive innovations in
electronics, biomedical, automotive, and other key
sectors;

WHEREAS our megaregion is connected through
three land border crossings as well as a unique
crossborder facility connecting air passengers across the
two countries;

WHEREAS San Ysidro — Puerta México is the
busiest international land crossing in the world; Otay Mesa
is the primary gateway for California's international trade
with Mexico; and Tecate is a historically significant land
port serving rural communities in the eastern part of the
region; Cross Border Xpress is the only international
border crossing dedicated exclusively for passengers
flying by air to and from destinations around the world;

Resolucién que celebra la
designacién de San Diego-
Tijuana como la Capital Mundial
del Diseno 2024

CONSIDERANDO que la zona metropolitana de
San Diego se compone de 18 ciudades, un condado y 18
tribus;

CONSIDERANDO que la zona metropolitana de
Tijuana incluye a sus vecinos, las ciudades de Tecate y
Playas de Rosatrito;

CONSIDERANDO que ambas metropolis se
asientan en dos estados - California y Baja California - y
en dos naciones - Estados Unidos y México;

CONSIDERANDO que compartimos profundos
lazos histéricos y culturales, que incluyen una herencia
milenaria de nuestras tribus nativas; mas de 300 arios de
historia con la corona espafiola; y una condicién
binacional resultante de mas de 200 afios;

CONSIDERANDO que nuestra poblacion
conjunta se acerca a los 6 millones de habitantes;

CONSIDERANDO que nuestra economia
conjunta excede los $300 mil millones de doélares;

CONSIDERANDO que nuestra regibn fronteriza
alberga industrias transfronterizas que contintan
impulsando innovaciones en los sectores electronico,
biomédico, automotriz, y otros sectores clave;

CONSIDERANDO que nuestra megaregion esta
conectada a través de tres cruces fronterizos terrestres,
asi como una instalacién dnica transfronteriza que
conecta a pasajeros aéreos a través de los dos paises.

CONSIDERANDO que San Ysidro — Puerta
México es el cruce terrestre internacional mas transitado
del mundo. Otay Mesa — Mesa de Oftay es el principal
cruce fronterizo para el comercio internacional de California
con México, y Tecate es el cruce fronterizo de importancia
histérica que sirve a las areas rurales al este de la region;
el Cross Border Xpress es el tnico cruce fronterizo
internacional dedicado exclusivamente para pasajeros

volando via aérea a y de destinos de todo el mundo;
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WHEREAS we share the same location, the same
environment, the same sea, mountains, valleys, and
deserts;

WHEREAS the San Diego-Tijuana region has a
unique history, rich and diverse design community,
commitment to cross-border collaboration, and all the
unique opportunities that exist in our shared community;

WHEREAS it is acknowledged that design can
bring transformative change that strengthens our
commitments to equity, sustainability, and community;

NOW, THEREFORE, BE IT RESOLVED THAT
THE BOARD OF DIRECTORS OF SANDAG

1) Celebrates the designation of San Diego-
Tijuana as the 2024 World Design Capital, and

2) Proposes convening a Regional Summit of
mayors, Supervisors, and other leaders as part of the
celebrations during 2024, and

3) Uplifts the vision and legacy of this once in a
generation event by showcasing many initiatives led by
SANDAG in close collaboration with agency partners and
the binational community to improve connections both
across the border and throughout the San Diego-Tijuana
region.

PASSED AND ADOPTED this 8th of December 2023.

Attest /
Atestigua:

Now & ")l

Chair / Presidénte

CONSIDERANDO que compartimos una misma
ubicacioén, un mismo medio ambiente, un mismo mar,
montanas, valles y desiertos;

CONSIDERANDO que la regién de San Diego-
Tijuana tiene una historia unica, una comunidad de disefio
rica y diversa, un compromiso con la colaboracion
transfronteriza y todas las oportunidades tnicas que
existen en nuestra comunidad compartida;

CONSIDERANDO que se reconoce que el disefio
puede traer un cambio transformador que fortalece
nuestros compromisos con la equidad, la sostenibilidad y
con la comunidad;

AHORA, POR LO TANTO, SE RESUELVE QUE
LA MESA DIRECTIVA DE SANDAG

1) Celebre la designacion de San Diego y
Tijuana como la Capital Mundial del Disefio 2024, y

2) Propone la realizacién de una Cumbre
Regional de alcaldes y Supervisores, como parte de las
celebraciones durante 2024, y

3) Realza la visién y el legado de este evento
unico al mostrar muchas iniciativas lideradas por
SANDAG en estrecha colaboracién con agencias
asociadas y la comunidad binacional para mejorar las
conexiones tanto a través de la frontera como en toda la
region de San Diego-Tijuana.

PASA Y SE APRUEBA este 8 de diciembre de 2023.

Secretary / Secretario

Member Agencies: Cities of Carlsbad, Chula Vista, Coronado, Del Mar, El Cajon, Encinitas, Escondido,
Imperial Beach, La Mesa, Lemon Grove, National City, Oceanside, Poway, San Diego, San Marcos, Santee,

Solana Beach, Vista, and County of San Diego.

Advisory Members: California Department of Transportation, Metropolitan Transit System, North County Transit
District, Imperial County, U.S. Department of Defense, Port of San Diego, San Diego County Water Authority,

Southern California Tribal Chairmen’s Association, and Mexico.
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SANDAG

SANDAG Approach to the 2024
World Design Capital

Regional Planning Committee Item 7
Hector Vanegas, Borders Program Manager
March 1, 2024

World Design Capital San Diego Tijuana 2024

WORLD
] DESIGN

CAPITAL . ®

AN
WORLD DESIGN CAPITAL

SAN DIEGO TIJUANA 2024

WDC2024.0rg Powered by community, connected by design.
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World Design Capital 2024 Resolution

* Celebrates San Diego and Tijuana
as the 2024 World Design Capital

* Emphasizes our shared history,
geography, and economy

* Proposes a regional summit of
mayors and design leaders in 2024

* Promotes initiatives SANDAG and
regional partners are undertaking to
improve crossborder connections

SANDAG | 3

Cross-Border Connections Summit

= !c";ﬁjuma
. n
« Opportunity to convene =

design leaders and ity heSANDAG St
bl ﬁ: H | b Committee and the Committee on I'l.aA =
public officials on : B ——

q ua I ity'Of' I |fe - "_- and State Government of Baja California
improvements in the 1 '
border region
» Key themes:
* Cultural Celebration

* Cross-Border
Collaboration

* Binational Alignment

SANDAG | 4
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Imaginando el Futuro

SANDAG |5

* Inspire the region to think creatively
on designing more adaptable cities

* Publicly discuss early conceptual
designs for key corridor connections
to Downtown

» Showcase activities could include a
design charrette and speaker panel

SANDAG | 6
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Stay connected with SANDAG

Explore our website
SANDAG.org

Follow us on social media:
@SANDAGregion @SANDAG

>}l Email: hector.vanegas@sandag.org
zachary.hernandez@sandag.org
marisa.mangan@sandag.org
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