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[I. INTRODUCTION

BACKGROUND

The City of Jurupa Valley (“City”) incorporated as Riverside County’s 28" city on July 1, 2011. Since the
days leading up to its incorporation, the City has endured a number of significant, externally-introduced
financial challenges, including state legislation redirecting Vehicle License Fee revenues, rapidly rising
public safety contract costs, and a sluggish economic recovery. The City, along with three other newly
incorporated cities in Riverside County -- Eastvale, Menifee, and Wildomar -- fought off disincorporation
this past year, thanks in part to County debt forgiveness via SB 107 (Chapter 325, Statutes of 2015) and
the City’s healthy General Fund reserves. While City staff is projecting that the fiscal year 2015-16 year-
end General Fund reserve balance will continue to be healthy (approximately 31 percent of expenditures),
the City’s budget deficit is expected to be $2.5 million, and annual revenue neutrality payments of $1.9
million to the County of Riverside (“County”) will be required beginning in fiscal year 2016-17. Revenue
neutrality payments also have step increases in the future, as a percentage of property tax and sales tax
revenues, when the City reaches certain revenue targets for property tax and sales tax revenues.

The next few years of operation will be critical to the City’s financial sustainability, particularly with regard
to the economic development of the I-15 corridor and adjacent areas to expand the City’s revenue base
to keep pace with rising operational costs, particularly police contract costs with the Riverside County
Sheriff. County planning efforts for the I-15 corridor well-preceded the incorporation of the City, as well
as the Riverside Transmission Reliability Project (“RTRP”) proposal, which now threatens to physically
restrict and economically undermine key development sites along the corridor.

PURPOSE

The California Public Utilities Commission (“CPUC”) is currently processing Application No. A.15-04-013
filed by Southern California Edison (“SCE”) for a Certificate of Public Convenience and Necessity for the
RTRP, a joint infrastructure project with Riverside Public Utilities (“RPU”). RPU previously prepared an
Environmental Impact Report (“EIR”) in 2012 for the RTRP based on a proposed alignment for the project
that directly impacts nine different development sites along the I-15 corridor and adjacent properties.
The EIR, however, did not adequately address the physical or economic impacts of the RTRP on existing
and future development sites. The CPUC has issued three deficiency reports as part of its review of SCE’s
application. City staff has provided project descriptions and other background information about the
development projects impacted by the proposed RTRP alighment. To augment that information, the City
hired Urban Futures, Inc. (“UFI”) to prepare an Economic/Fiscal Impact Analysis (“E/FIA”) evaluating how
the RTRP will physically and economically constrain development along the RTRP alighment, and assessing
the short- and long-term impacts of the RTRP to the City’s overall financial health.

The purpose of this E/FIA is to:

* Quantify the economic and fiscal impacts of the I-15 corridor projects to the short- and long-term
financial health and sustainability of the City’s General Fund;

* |dentify the probable physical and economic impacts of the proposed RTRP alignment to the I-15
corridor projects, including impacts to the market viability and development envelope of the
projects; and

* Quantify the anticipated impact of the proposed RTRP alignment to the City’s General Fund in the
context of the corridor projects.
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[I. METHODOLOGY & ASSUMPTIONS

METHODOLOGY & DATA SOURCES

The E/FIA evaluates the anticipated future impact of the RTRP on the City’s General Fund by analyzing the
constraints the RTRP places on the ability of future development projects to generate surplus revenues to
the City’s General Fund. While each project is at a different stage of development planning or
construction, the E/FIA assumes that all projects will be built within a 10-year development window. The
steps taken to conduct the analysis are outlined below.

Base Data Synthesis

* Project profiles for each of the nine project sites were assembled based on available information
from City staff, the Internet, and other sources, including land use plans and entitlements (e.g.,
General Plan land use designation, zoning, specific plans), County Assessor parcel information,
and project documentation (e.g., site plans, tract maps).

* GIS mapping was utilized to define the project sites and synthesize parcel-level data, including lot
size, fiscal year 2014-15 assessed valuation, tax rate areas (“TRA”), and ownership configurations.

e TRA data from the County Auditor-Controller’s web site was downloaded to determine the City’s
pro rata share of the 1% ad valorem property tax general levy generated by each project.

¢ Development programming for each project was defined based on entitlement approvals, specific
plans, or zoning (e.g., dwelling unit counts, building floor area, gross leasable area).

General Fund Recurring Revenues

* Assessed values based on estimated construction values (commercial and industrial), sales pricing
(single family residential), and per-unit market values (hotel and multifamily residential) were
estimated for each project using data from a 2015 market study prepared by The Concord Group.

* UFl collaborated with HdL Companies to identify tenant mix profiles, estimated taxable sales, and
estimated sales tax revenues for each commercial-retail development site. HdL Companies is
widely recognized as California’s preeminent sales tax expert and is frequently contracted by cities
and counties, including the City of Jurupa Valley, to provide sales tax consulting services.

* Residential population and employment projections for each project site were estimated based
on average household size data from ESRI Business Analyst Online and building space-per-
employee data from the County of Riverside General Plan (Technical Appendix E: Build-out
Assumptions & Methodology).

e Annual and cumulative market absorption rates were defined for each land use category (e.g.,
residential, light industrial, office/business park, retail) based on population, housing, and
employment projections for Jurupa Valley (2013 Progress Report, County of Riverside Center for
Demographic Research) and a retail leakage analysis report from ESRI Business Analyst Online for
a 10-minute drive-time market area from the Sky Country Retail Center project site (11937
Limonite Avenue), just north of the existing Vernola Marketplace shopping center.

* A land absorption schedule for each project was prepared and used to estimate year-to-year
projected General Fund recurring revenues, including property tax, sales tax, transient occupancy
tax, and property transfer tax revenues. Population and employment projections based on the
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absorption schedule were used to estimate annual per capita revenues from Franchise Fees for
Utilities and Solid Waste.

General Fund Recurring Expenditures
* Population and employment projections were used to estimate annual per capita General Fund
expenditures, with adjustments for operational economies of scale, for:
— General government and finance
— Development services
— Police protection
- Animal services
* UFI referred to the 2010 Comprehensive Fiscal Analysis (“CFA”) prepared for the City’s
incorporation proposal to identify cost assumptions. The E/FIA uses a per capita service

population approach that factors both residents and employees based on service population of
100% residents plus 50% employees.

* Annual General Fund revenues over expenditures generated from the projects were calculated.

RTRP Impacts

* The probable physical impact of the proposed RTRP alighment to each project site was identified,
including reductions in the development envelopes from site plan reconfigurations.

* The probable economic impact of the proposed RTRP alignment to retail sites reliant on freeway-
oriented signs was factored into the analysis.

* The net impact of the RTRP on annual General Fund revenues over expenditures generated from
the projects was calculated.

GENERAL ASSUMPTIONS

General assumptions used to prepare this E/FIA are outlined below. More specific detailed revenue and
cost assumptions are provided in later sections of this report.

* Constant 2015 dollars were used to estimate future values, revenues, and expenditures.

* Population projections for future residents were based
on an average household size of 3.83 persons per
household for single family homes. For the 397-unit Square Feet
Vernola Marketplace Apartment Community, a blended Land Use per Employee
factor of 2.61 persons per household was used based an

TABLE II-A

assumed unit size mix of one-third one-bedroom units, Commercial Retail 500
one-third tvyo-bedroom units, and one-third three- Commercial Tourist 500
bedroom units.

*  Employment projections for industrial and commercial Light Industrial 1,030
uses were based on employment density (square feet Business Park 600
per employee) estimates for different land uses. See
Table II-A for employment densities for Commercial Source: County of Riverside General Plan,

. . . . . Appendix E: Socioeconomic Build-out
Retail, Commercial Tourist, Light Industrial, and Projections Assumptions & Methodology

Business Park uses.
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¢ A 10-year build-out schedule for the nine projects was based on demand projections for
residential, commercial, and industrial uses using demographic projections and market research
data.
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[II. STUDY AREA & PROJECT DESCRIPTIONS

RTRP PATH

The proposed RTRP path is more than 11 miles in length with approximately four miles of the alignment
running through portions of the City where key development projects will be impacted by the RTRP. See
Exhibit 111-A on the following page for a map of the pathway and the projects impacted by the RTRP. The
required right-of-way (“ROW”) for a 230 kV overhead transmission line is 100 feet in width. No buildings
may be sited within the ROW. While this E/FIA analyzes the direct and indirect impacts of the 100-foot
ROW on future development sites, it is important to note that a larger “fall zone” for the RTRP is likely to
impact property values beyond the 100-foot ROW.

PROJECT DESCRIPTIONS

This E/FIA analyzes the impacts of the RTRP on nine development project sites (see Exhibit IlI-A on Page
6). In addition to new development projects, this E/FIA also assumes that the RTRP’s path along the
frontage of the I-15 freeway will likely impact the performance of the existing Vernola Marketplace
shopping center, as described later in this report. The nine new development projects total approximately
591 acres of developable land that are in different stages of planning, entitlement, or development. The
E/FIA assumes a 10-year build-out horizon for 1,269 single family dwelling units, 379 multifamily dwelling
units, more than 2 million square feet of light industrial and business park uses, and 531,406 square feet
of commercial retail/tourist uses, including two community shopping centers, two 100-room hotels, and
a gas station. A summary table of each of the nine projects (Table IlI-A) is provided on Page 7. The projects
are listed in geographic order based on the north-to-south travel of the RTRP path, as shown on the map
in Exhibit IlI-A.
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EXHIBIT 1lI-A
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Absorption Schedule

As described previously, this E/FIA assumes that build-out of the nine projects will occur over a 10-year
timeframe between fiscal years 2016-17 and 2025-26. UFI used a combination of demographic
projections and market research (see Appendix A) to develop the year-to-year absorption schedule for
the different land uses proposed to be developed within the study area. See Tables IlI-C and IlI-D on the
following pages for absorption schedules for residential and industrial/business park/retail uses.
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Tax Rate Areas

The projects overlap four different tax rate areas (“TRA”) which determine the pro rata share of property
tax revenues generated from each project that the City will receive. Table IlI-E below identifies the TRA(s)
that each project is located in.

TABLE IlI-E
CITY SHARE OF 1% PROPERTY TAX REVENUE

TAX RATE AREA

028009 028011 028029 028114

Map
Ref # Project Name 7.044153%  7.044153%  5.995154%  5.995154%

1 Harmony Trails v

2 Turnleaf v v

3 Thoroughbred Farm Business Park v v

4 I-15 Corridor: Vernola Residential West v v

5 I-15 Corridor: Sky Country Industrial Park v v

6 I-15 Corridor: Sky Country Retail Center v v

7 I-15 Corridor: Vernola Industrial Park v

8 Vernola Marketplace Apartment Community v

9 Riverbend v v

Population & Employment

Population and employment projections provide the basis for per capita General Fund revenue and
expenditure projections. Consistent with the absorption schedules described previously, population
projections for residential projects are based on a household size factor. For single family residential, a
household size of 3.83 persons per household is assumed. For the Vernola Marketplace Apartment
Community, an average household size of 2.61 persons per household is assumed based on a balanced
mix of one-, two-, and three-bedroom units throughout the project’s 397 proposed units. Table IlI-F
provides population projections for each residential project.

Employment projections for light industrial, business park, and retail uses are based on an employment

density factor as described in the Methodology & Assumptions section of this report. Table IlI-G provides
employment projections for each commercial/industrial project.
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[V. ECONOMIC/FISCAL IMPACT ANALYSIS:
NO RTRP SCENARIO

Annual General Fund revenue and expenditure projections for the nine development projects were
initially prepared under a “No RTRP” scenario based on the project descriptions outlined in Section Il of
this report. Key revenue and expenditure assumptions used to prepare the projections are outlined
below. Also refer to the Appendix for detailed revenue and expenditure calculations and forecasts.

KEY ASSUMPTIONS

Revenue Assumptions

* Property Tax Revenues: Ad valorem property tax revenues are based on the City’s share of the
1% general levy and projected assessed valuations for each project using estimates for home
prices, per unit value of multifamily apartments, per room value of hotel, and per square foot
built values of light industrial, business park, and retail projects. Pricing and value estimates for
all uses, except hotel, are based on a July 22, 2015 market analysis prepared by The Concord
Group for multiple real estate development projects in the area. For hotels, the E/FIA uses a
room-rate multiplier valuation approach that assumes property value is worth 1,000 times the
hotel’s average daily rate (“ADR”) on a per-room basis.

* Sales Tax Revenues: Sales tax revenues for retail uses are based on estimated annual taxable
sales generated by each retail industry included in the tenant mix programming for each retail
shopping center. HdL Companies used its expertise of the local and regional retail market in the
trade area to assist in the development of the tenant mix assumptions for each retail site,
including gross leasable area (“GLA”) estimates and average taxable sales per square foot
estimates. This E/FIA assumes that 1.00% of taxable sales is allocated to the City in sales tax
revenues.

* Transient Occupancy Tax Revenues: Transient Occupancy Tax (“TOT”) revenues are based on the
City’s TOT rate of 10%. The E/FIA assumes that two suite hotels without food and beverage will
be developed in the Sky Country Retail Center and Thoroughbred Farm Business Park with
estimated average daily rates of $133 and occupancy rates of 60%. ADR and occupancy rate
assumptions are based on market data from “Trends in the Hotel Industry” USA Edition 2015,
published by PKF Hospitality Research, for the Mountain and Pacific market division, with
adjustments for the local market area.

* Property Transfer Tax Revenues: The City receives $0.55 per $1,000 of assessed valuation of real
property transferred each year. Consistent with the 2010 CFA, a 3.5% annual turnover rate was
used to estimate transfer tax revenues that would be generated from the projects, based on
annual assessed valuation projections.

* Franchise Fee Revenues: Annual franchise fees for utilities and solid waste were estimated based
on a per capita allocation that factored both residents and 50% of employees. Please refer to the
“Expenditures Assumptions” section below for more discussion about the E/FIA’s use of a “service
population” approach to revenue/cost allocations.

* Motor Vehicle License Fee-Related Revenues: SB 89 (Chapter 35, Statutes of 2011) took effect
on July 1, 2011, the same date as the effective date of the City’s incorporation. SB 89 shifted
Vehicle License Fee (“VLF”) and Property Tax In-Lieu of VLF revenues from cities to law
enforcement grants and crippled newly incorporated cities like Jurupa Valley who were relying on
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the statutory boost in these VLF revenues to sustain the City during its transitional years of
cityhood. VLF-related revenues have not been restored to Jurupa Valley. Therefore, the E/FIA
does not include projections for VLF-related revenues.

Expenditures Assumptions

¢ Service Population: Rather than allocating service costs on a per capita basis that only factors
residential populations served, the E/FIA recognizes that employees that work in the City generate
service demands and benefit from public services funded by the General Fund. Where
appropriate, the E/FIA calculates per capita costs based on 100% of the residential population
plus 50% of the employment population. This is a generally accepted industry standard for fiscal
impact analyses. In addition, the E/FIA recognizes that the addition of one new resident or
employee does not create direct impacts to service levels and costs for all city operations, as
further discussed below.

* General Government & Finance: General Government & Finance includes operational General
Fund budgetary costs for City Council, City Attorney, City Manager, Administration, City Clerk,
Finance, and non-departmental functions. The E/FIA assumes that adding new service
populations marginally increases costs for the City’s General Government & Finance operations
by 50% rather than 100%.

* Development Services: Development Services includes Development Services/Engineering,
Planning, Building & Safety, Code Enforcement, and Engineering/Public Works. Based on
discussions with City staff, the E/FIA assumes 70% cost recovery from filing and processing fees.
The remaining 30% cost to the General Fund is allocated to the projects based on a service
population of 100% residents plus 50% employees.

* Police Protection: Police protection services are contractually provided by the Riverside County
Sheriff. There have been significant increases in contractual costs for police services since the
City’s incorporation. While the E/FIA revenue/expenditure projections hold these contractual
costs constant in 2015 dollars, additional sensitivity analysis is provided in later sections of this
report to address cost increases for major service expenditures like police. Expenditures for police
services are estimated by applying the City’s existing sworn officer-to-service population ratio
(0.44 sworn officer per 1,000 residents plus 50% employees) to the project, and allocating costs
based on an average cost per sworn officer ($323,331).

* Fire Protection: Fire protection services in the City are provided by the Riverside County Fire
Department and CAL FIRE. County Fire’s structural fire fund permanently receives an allocation
of property tax revenues in the study area that is on par with the City’s share. The City also pays
approximately $165,000 to CAL FIRE each year for wildland fire protection services. Given the
urban nature of the proposed projects, the E/FIA assumes that there will be no fire protection
costs to the City, including any additional costs for wildland fire protection. Itisimportant to note,
however, that construction of an additional fire station to serve the new projects will be required
at some future stage of development of the I-15 corridor. Based on prior discussions between
City staff and the Riverside County Fire Department, the City’s General Fund could face up to $1.6
million in new annual operating costs for a new fire station. While the E/FIA does not include
these expenditures since they are still speculative, the magnitude of these potential operating
costs warrants discussion since it would place even greater stress on the General Fund and the
City’s existing reserves.

* Revenue Neutrality Payments: The City’s Revenue Neutrality Agreement with the County of
Riverside establishes a tiered payment plan based on total property tax and sales tax revenues
the City receives. The City’s initial payments are a flat $1,900,000 annually until fiscal year 2017-
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18, when specified performance targets for property tax and sales tax revenues are established.
As the City hits those targets, the revenue neutrality payment is based on a sliding scale
percentage of the City’s total property tax and sales tax revenues. For example, beginning in fiscal
year 2017-18, if the City receives more than $15,840,000 in property tax and sales tax revenues,
the payment formula switches from a flat $1,900,000 annual payment to 16% of total property
tax and sales tax revenues. The percentage formula increases as the City hits higher revenue
targets. Due to the City’s fiscal crisis from the takeaway of VLF revenues, the County agreed to
defer revenue neutrality payments for three fiscal years. Payments resume in fiscal year 2016-
17. The E/FIA does not allocate revenue neutrality expenditures to the projects until the projects’
generation of property tax and sales tax revenues triggers new payment tiers, at which time a pro
rata share of the City’s entire annual revenue neutrality payment is allocated to the projects based
on the projects’ share of the City’s total property tax and sales tax revenues.

FISCAL IMPACT ANALYSIS

Table IV-A on the following page provides a 10-year build-out projection of General Fund recurring
revenues and expenditures based on the assumptions outlined above. The E/FIA’s residential, industrial,
and commercial absorption schedules assume that residential, light industrial, and business park uses will
be constructed during the first two fiscal years (FY 2016-17 and 2017-18) with retail construction along
the I-15 frontage (Sky Country Retail Center) beginning in Year 3 (FY 2018-19) and hotel construction (Sky
Country Retail Center) beginning in Year 4 (FY 2019-20). In the absence of sales tax and TOT generating
uses during the first two years of operation to offset service costs, a modest General Fund operating deficit
is projected.

Police protection costs present the largest General Fund expenditure. Police and other operating
expenditures are held in constant 2015 dollars. Based on historical trends of contract cost increases
during the past four fiscal years, additional spikes in service costs in future years are likely. It should also
be noted that, while the E/FIA projects healthy sales tax revenues in the future, the City’s Revenue
Neutrality Agreement with the County will offset a significant portion of the financial benefit the City will
receive as the City continues to address its ongoing budget deficit. Even in the absence of the RTRP,
market conditions will need to continue to favor the City and the Inland Empire 1-15 corridor to ensure
that sales tax and TOT generating uses will be supportable and able to improve the City’s economic and
fiscal outlook in the future.
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V. ECONOMIC/FISCAL IMPACT ANALYSIS:
RTRP SCENARIOS

The E/FIA analyzes the impact of the proposed RTRP path on the nine projects and the City’s overall fiscal
outlook. As shown in Table V-A, the impact of the RTRP on sales tax generating uses will be particularly
critical to the City’s General Fund health. This E/FIA addresses: (1) the physical impact of the RTRP to the
development envelope of the nine project sites; and (2) the economic impact of the RTRP to the assessed
valuation of properties that are exposed to the RTRP but are not directly eliminated by the RTRP’s path.

KEY ASSUMPTIONS

Residential Property Values

Prior statistical analysis evaluating the economic impact of overhead high voltage transmission facilities
have focused primarily on residential property values. On April 14, 2012, the Subcommittee on Insurance,
Housing, and Community Opportunity of the Congressional Committee on Financial Services held a special
field hearing on “The Impact of Overhead High Voltage Transmission Towers and Lines on Eligibility for
Federal Housing Administration (FHA) Insured Mortgage Programs.” The meeting was held in the Council
Chambers of Chino Hills City Hall and focused on the proposed SCE overhead high voltage transmission
line through the City of Chino Hills as part of the Tehachapi Renewable Transmission Project (“TRTP”).
Witnesses opposed to the project argued that, once the transmission towers for the project were erected,
sales comparisons indicated that average sales prices in the affected residential areas dropped by 17.2
percent as shown below.

TABLE V-A
TRTP IMPACT ON SINGLE FAMILY HOME SALES IN CHINO HILLS

$ Change in % Change in

# Closed Average Average Average
Sales Sales Price Sales Price Sales Price
6 Months Prior to Tower 331 $ 509,000 ) }
Construction
10 Months Following 426 $ 421452 § (87,548) (17.2%)

Tower Construction

This is consistent with a July 22, 2015 market study prepared by The Concord Group (“TCG”) that estimates
a 15% depreciation in residential property values due to proximity or exposure to overhead high voltage
transmission lines. TCG reviewed the comparable sales prices of homes exposed and not exposed to
transmission lines in three communities: Santa Clarita, CA; San Gabriel, CA; and Seattle, WA. The discount
in the comparable sales prices of exposed homes averaged 18.2%.

This E/FIA assumes a 17.0% discount in residential assessed values due to exposure to the proposed RTRP.

Industrial/Business Park Property Values

Based on a 2005 article published by the International Right of Way Association analyzing the impact of
overhead high voltage transmission towers and lines on industrial properties, the E/FIA does not discount
property values of the industrial/business park elements of the nine projects in the RTRP path.
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Retail Properties and Sales Tax Generation

Similar to industrial properties, the E/FIA does not discount property values of the retail elements of the
Sky Country Retail Center and Thoroughbred Farm Business Park. Instead, the E/FIA focuses on potential
constraints the RTRP will pose to site planning and signage, particularly freeway-oriented signs along the
I-15 corridor. The most significant impact is anticipated for the Sky Country Retail Center site located on
the northwest quadrant of Limonite Avenue and the I-15 freeway. The impacts to this project are further
described below.

RTRP IMPACT TO SCOPE OF DEVELOPMENT

Scope of Development: Sky Country Retail Center

The RTRP’s most significant impact to project performance and development is its anticipated impacts to
the Sky Country Retail Center site. Given the scale and scope of the existing community shopping centers
on the northwest and southeast quadrants, the ability of the local market to support a third shopping
center at the Sky Country Retail Center location requires product diversification to offer consumers new
retail choices beyond what is already abundantly offered in the immediate trade area. As such, the E/FIA
has assumed that the Sky Country Retail Center would be developed as a “Lifestyle Center,” offering
consumers a tenant mix within 289,560 square feet of gross leasable area focused on “national-chain
specialty stores with dining and entertainment in an outdoor setting,”" and delivering a 100-room suite
hotel.

To build a Lifestyle Center and hotel at this location, ideal site characteristics and economic conditions
must exist. The RTRP is a direct threat to the Sky Country Retail Center’s ability to perform due to the
reduction in lot size, constraints to site planning, the aesthetic impact of the transmission towers and
lines, and the RTRP ROW'’s impact on the location and visibility of freeway-oriented signage for the center.
Based on these limitations, the E/FIA assumes that, in order for the retail project to be market viable and
economically feasible, the project would need to be downgraded in classification, size, scope, and
performance from a “Lifestyle Center” to a “Neighborhood Center,” as classified by ICSC, and the hotel
element would be eliminated. The E/FIA assumes that the remaining 21-acre balance of the property will
be developed as industrial park to expand the footprint of the Sky Country Industrial Park site immediately
to the north.

Key differences between the two classifications of shopping centers are outlined below.

TABLE V-B

ICSC U.S. SHOPPING CENTER CLASSIFICATIONS

Type of Shopping Center Lifestyle Center Neighborhood Center
Concept National-chain specialty stores Convenience-oriented

with dining and entertainment in
an outdoor setting

Average Building Size 333,411 SF 71,938 SF
Acreage Range 10 - 40 acres 3 -5 acres
Typical Types of Anchors Large format upscale specialty Supermarket
Trade Area Size 8 - 12 miles 3 miles

' U.S. Shopping-Center Classification and Characteristics, International Council of Shopping Centers, August 2015
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The E/FIA further assumes that the Sky Country Retail Center will perform at 75% productivity in taxable
sales due to the impact of the RTRP ROW on the location and visibility of freeway-oriented signage for the
project. This is consistent with Institute of Transportation Engineers (“ITE”) trip generation estimates for
pass-by trips, or impulse stops, for different land uses, as documented in a 2001 study prepared for the
U.S. Small Business Administration -- "SIGNS: Showcasing Your Business on the Street - The Importance of
Signage for Your Business.” According to the study, ITE trip generation statistics estimate that 25% of all
stops by shoppers at shopping centers between 100,000 and 400,000 square feet are attributable to
impulse stops. This percentage goes up to 35% for shopping centers smaller than 100,000 square feet.
The E/FIA assumes that the RTRP will impact the number of impulse stops at the Sky Country Retail Center
due to reduced freeway visibility and exposure from the increased setback east of the RTRP ROW, away
from the I-15 freeway, and ROW restrictions on signage and wayfinding.

Table V-C presents the net change in annual General Fund property tax and sales tax revenues resulting
from the RTRP’s impact on the Sky Country Retail Center.

TABLE V-C
RTRP IMPACTS TO SCOPE OF DEVELOPMENT: SKY COUNTRY RETAIL CENTER

SKY COUNTRY RETAIL CENTER BUILD-OUT
FY 2025-26

WITHOUT RTRP WITH RTRP NET CHANGE
Neighborhood
Land Use / Shopping Center Classification Lifestyle Center Center + Industrial
Park

Retail SF 289,560 SF 79,400 SF -210,160 SF
Hotel Rooms 100 Rooms 0 Rooms - 100 Rooms
Industrial Park SF 0 SF 320,166 SF + 320,166 SF
Annual General Fund Property Tax Revenue $ 48,768 $ 36,139 $  (12,629)
Annual General Fund Sales Tax Revenue 515,355 82,729 (432,626)
Annual General Fund TOT Revenue 291,270 - (291,270)

TOTAL $ 855,393 $ 118,868 $ (736,526)
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Scope of Development: All Projects

Table V-D provides a summary of the anticipated impacts of the RTRP on the nine projects, including: (1)
direct impacts of the RTRP’s 100-foot ROW width on lot size, building square footage, and dwelling unit
counts; and (2) indirect impacts of the RTRP on property values and retail product performance.

TABLE V-D
RTRP IMPACTS TO SCOPE OF DEVELOPMENT: ALL PROJECTS

WITHOUT RTRP WITH RTRP
Dwelling Units Total Dwelling Units Total
(DU) / Building Residents / (DU) / Building Residents /
Project Name Land Use SF Employees SF Employees
1 Harmony Trails Single Family 176 DU 674 176 DU 674
Residential
Single Family
2 Turnleaf 4 . 111 DU 425 111 DU 425
Residential
Business Park 598,504 SF 998 598,504 SF 900
Light Industrial 917,592 SF 891 917,592 SF 778
3 Thoroughbred Farm o, .0 ioRetail 129,635 SF 259 129,635 SF 259
Business Park
Tourist/Commercial 112,211 SF 224 112,211 SF 224
Total 1,757,942 SF 2,372 1,757,942 SF 2,162
1-15 Corridor: Vernola  Single Family
4 Residential West Residential i Bl ihte e B s
1-15 Corridor: Sky
5 Country Industrial Industrial Park 363,384 SF 353 646,960 SF 628
Park
Scenic Highway 289,560 SF 579 79,400 SF 159
Commercial
6 1-15 Corridor: Sky
Country Retail Center  Hotel 60,984 SF 122 0 SF 0
Total 350,544 SF 701 79,400 SF 159
I-15 Corridor: Vernola . iria| park 162,323 SF 158 54,108 SF 53
Industrial Park
Vernola Marketplace Multifamil
Apartment : Y 397 DU 1,036 182 DU 475
. Residential
Community
Riverbend Single Family 466 DU 1,785 360 DU 1,379
Residential
Total DUs / 1,666 DU 5,896 1313 DU 4,807
Residents
Total SF / 2,634,192 SF 3,584 2,538,409 SF 3,001
Employees
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JOBS

Job creation continues to be a major economic development goal of the City as the regional economy
continues to recover from the recession. As shown in Table V-D, in addition to generating new revenue
streams to the City, an important economic outcome of the projects is the creation of 3,584 new jobs for
the region, ranging from part-time service jobs at retail centers to full-time executive jobs in active
employment centers. As shown in Table V-E, Jurupa Valley has a deficit of 4,000 jobs, with the highest
unemployment rate (8.5%) in the region. The reduced scope of development created by the RTRP would
result in the loss of 583 permanent jobs that are sorely needed in the local community and the region.

TABLE V-E
MONTHLY LABOR FORCE DATA (OCT 2015 — PRELIMINARY)

UNEMPLOYMENT

Jurisdiction Number Rate
Riverside County 67,000 6.5%
Chino 1,800 4.7%
Corona 4,000 5.1%
Eastvale 1,400 4.4%
Fontana 6,300 6.7%
Jurupa Valley 4,000 8.5%
Ontario 5,100 6.2%
Rancho Cucamonga 4,200 4.6%
Riverside, City 9,300 6.2%

Source: California Employment Development Department

RTRP IMPACT TO CITY GENERAL FUND REVENUES &
EXPENDITURES

Scenario #2: RTRP

Based on the reduced scope of development resulting from the RTRP’s direct impacts to the projects, and
based on reductions in property values and retail performance due to exposure to the RTRP and its ROW
restrictions, an updated 10-year build-out projection of General Fund recurring revenues and
expenditures was prepared. Please refer to Table V-F on the following page.
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Exhibit V-A illustrates projected annual net General Fund revenues over expenditures generated by the
projects with and without the RTRP. The impact of the RTRP on the Sky Country Retail Center is shown
by the prolonged net General Fund deficit generated by the projects until sales tax and TOT revenues are
generated by new retail and hotel uses in the Thoroughbred Farm Business Park.

EXHIBIT V-A
1-15 Corridor Projects: Net GF Revenues Over Expenditures
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Table V-F on the following page provides 10-year totals of revenues and expenditures with and without
the RTRP, including the net change in the 10-year totals of revenues and expenditures. Over the 10-year
time period, the City stands to lose approximately $3.8 million in surplus revenues generated by the
projects if the RTRP is built along the currently proposed path.
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TABLE V-F
RTRP IMPACT AT PROJECT BUILD-OUT — SCENARIO #2 (2015$)

1-15 CORRIDOR PROJECTS: 10-YEAR TOTALS

FY 2016-17 - FY 2025-26

WITHOUT RTRP WITH RTRP NET CHANGE
GENERAL FUND RECURRING REVENUES
General Property Tax 4,823,022 3,948,782 (874,240)
Sales Tax' 8,769,681 5,566,349 (3,203,333)
Transient Occupancy Tax 3,786,510 1,747,620 (2,038,890)
Property Transfer Tax 150,095 120,815 (29,279)
Franchise Fees - Utilities 758,484 629,195 (129,289)
Franchise Fees - Solid Waste 388,271 322,088 (66,184)
TOTAL 18,676,063 12,334,849 (6,341,214)
GENERAL FUND RECURRING EXPENDITURES
General Government & Finance® 630,160 522,745 (107,415)
Development Services® 879,711 729,758 (149,953)
Police Protection* 7,152,862 5,933,608 (1,219,254)
Animal Services 310,796 257,492 (53,303)
Revenue Neutrality Payments® 2,705,859 1,693,419 (1,012,440)
TOTAL 11,679,388 9,137,022 (2,542,365)
SURPLUS / (DEFICIT) 6,996,675 3,197,827 (3,798,848)

" Calculated at 1% of taxable sales.

% Includes City Council, City Attorney, City Manager, Administration, City Clerk, Finance, and Non-Departmental. Assumes incremental increase of
50% versus 100% per service population.

* Includes Development Services/Engineering, Planning, Building & Safety, Code Enforcement, and Engineering/Public Works. Assumes 70% cost
recovery from fees.

* Includes Police Protection via contract with Riverside County Sheriff; Assumes 49 sworn officers and ratio of 0.44 sworn officers per 1,000 service
population (residents plus 50% employees). Fire protection costs for wildland protection omitted.

® Pro rata share of revenue neutrality payment to County based on projects' share of City annual property tax and sales tax revenues. Projects'
share triggered only when step increases in payments triggered under the Revenue Neutrality Agreement.

Scenario #3: RTRP + Secondary Impacts

Although the above tables do not evaluate the direct or indirect impacts of the proposed RTRP alignment
to the “Commercial/Retail” and “Tourist/Commercial” uses located in the Thoroughbred Farm Business
Park, it is important to note that there could be secondary impacts to the market viability of those uses
resulting from the reduced scope of development from adjacent properties, particularly along the I-15
freeway. Because of the sensitivity of retail and hotel markets to adjacent uses and other economic
factors, the overall ability of the market to support the assumed tenant mix and hotel use envisioned for
the Thoroughbred Farm Business Park could significantly change. If investors believe those projects are
too risky, the property owner(s) would likely file an application with the City for an amendment to the
specific plan to change those uses to Light Industrial and/or Business Park uses. Particularly in the Inland
Empire, Light Industrial and Business Park uses are significantly less risky than Commercial/Retail and
Tourist/Commercial uses. Such a specific plan amendment would reduce General Fund sales tax and TOT
revenues from the Thoroughbred Farm Business Park by $924,759 annually. Table V-G on the following
page provides a 10-year build-out projection of General Fund recurring revenues and expenditures based
on this scenario. As illustrated in Table V-G, if the RTRP impairs the market viability of sales tax and TOT
generating retail and hotel development projects along the I-15 corridor, the remnant projects would
create an annual ongoing operating deficit for the City’s General Fund.
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As stated earlier in this report, in addition to the nine new development projects that are proposed along
the RTRP path, the RTRP is likely to also impact the performance of the existing 382,909 square foot
Vernola Marketplace Shopping Center. Total annual sales tax revenue for the center in 2014 was
$589,460. Potential impacts of the RTRP on signage and aesthetic freeway visibility of the center from
the 1-15 freeway could reduce taxable sales by 25 percent, consistent with the E/FIA’s review of the
proposed Sky Country Retail Center project. This would result in an additional $147,365 reduction in
annual sales tax revenues to the City’s General Fund.

Scenario #4: RTRP + Police Cost Increases

In the prior scenarios, the E/FIA held police contract costs constant for simplicity of analysis. However,
future increases in Sheriff contract costs are expected, as has been reported in a number of recent news
articles and recent analyses conducted by a number of contract cities in Riverside County. Based on
discussions with City staff, an annual growth factor of 5% is likely and is applied to the cost-per-sworn
officer rate analyzed in Scenario #4. Table V-H illustrates the critical nature of the RTRP’s impact on key
General Fund revenue-generating projects. Scenario #4 assumes no secondary impacts of the RTRP to the
retail and hotel elements of the Thoroughbred Farm Business Park project, but applies the 5% annual
growth factor to the City’s police contract costs for the corridor projects. Until Thoroughbred Farm
generates significant sales tax and TOT revenues in Year 5 (FY 2020-21), the projects create a significant
General Fund operating deficit for the City during the first four years (FY 2016-17 to FY 2019-20). By Year
10 (FY 2025-26), rising police contract costs and a steadily growing service population would partially
offset the revenues generated by the Thoroughbred Farm Business Park. Any secondary impacts of the
RTRP to Thoroughbred Farm’s retail and hotel projects (see Scenario #3) would severely limit the City’s
financial capacity to fund core public safety services at appropriate levels of service.
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VI. SUMMARY

As a newly incorporated City, Jurupa Valley is appropriately investing in economic development activities
not to only ensure the future viability and sustainability of the local economy, but also to ensure the fiscal
solvency of the City. The loss of VLF-related revenue sources critically shrank the scope of the City’s
revenue portfolio. With one less major revenue category to rely upon, the City must focus on growing its
other revenue sources, particularly property tax, sales tax, and TOT. The development projects planned
along the I-15 corridor are crucial, not only because of the breadth of development that would take place,
but also because the I-15 corridor presents the greatest opportunities for economic development
throughout the entire City. A 100-foot wide no-build-zone along the City’s frontage properties along the
I-15 freeway would seriously impair the ability of the City and private property owners to leverage the
City’s greatest economic asset, the I-15 freeway, for the benefit of the local and regional economy, and
for the fiscal sustainability of the City.

This E/FIA evaluated future General Fund revenues and expenditures for nine key development projects
relying upon assumptions primarily based on today’s fiscal and economic conditions. Additional factors
that the City and California Pubic Utilities Commission (“CPUC”) should consider when reviewing the
impacts of the proposed RTRP alignment include:

¢ Secondary Impacts from RTRP: As described above, the potential secondary impacts of the RTRP
on the market viability of the adjacent uses, including retail and hotel uses in the Thoroughbred
Farm Business Park, could present additional fiscal impacts to the City, reducing sales tax and TOT
revenues by $924,759. The RTRP’s secondary impacts to the performance of the existing Vernola
Marketplace Shopping Center could further reduce General Fund sales tax revenues by $147,365.

* Rising Public Safety Costs: Police contract costs have consistently risen on an annual basis for the
City and other contract cities in Riverside County. E/FIA Scenarios #1, #2, and #3 held police
contract costs constant for simplicity of analysis. However, future increases in contract costs
(Scenario #4) will significantly worsen General Fund operating deficits for the projects during the
initial years of development.

The City has a potentially small window of time and opportunity in the current market to leverage the I-
15 corridor to grow its revenue base and ensure financial and economic resilience. The proposed RTRP
alignment would force changes in market conditions that would close that window of opportunity and
cripple the City’s ability to address its current budget deficit, leading to the depletion of reserves, fiscal
insolvency, and potential bankruptcy or disincorporation. Undergrounding the RTRP line along an
alternative alignment would preserve the City’s window of opportunity and promote greater economic
benefits for the region through enhanced job creation.
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A. ABSORPTION FORECASTS

Residential Absorption

TABLE A-1
Annualized Demand Forecast Based on 2015 Housing Estimate and Housing Projections for 2020 and 2035

Annual New

Projected Housing
Fiscal Year Housing Units Demand

2014-15 26,874 -

2015-16 27,289 415
2016-17 27,704 415
2017-18 28,119 415
2018-19 28,534 415
2019-20 28,949 415
2020-21 29,389 440
2021-22 29,829 440
2022-23 30,269 440
2023-24 30,709 440
2024-25 31,149 440
2025-26 31,589 440
2026-27 32,029 440
2027-28 32,470 440
2028-29 32,910 440
2029-30 33,350 440
2030-31 33,790 440
2031-32 34,230 440
2032-33 34,670 440
2033-34 35,110 440
2034-35 35,550 440

Sources: California Department of Finance; 2013 Progress
Report, County of Riverside, Center for Demographic Research
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Light Industrial/Business Park Absorption

TABLE A-2
2015 Jurupa Valley Businesses & Employment

% Total
BUSINESS INDUSTRY (NAICS Businesses Employees Employees
Industrial
Utilities 3 92 0.36%
Construction 292 2,498 9.72%
Manufacturing 136 3,174 12.35%
Wholesale Trade 155 2,978 11.59%
Transportation & Warehousing 112 1,380 5.37%
Subtotal 698 10,122 39.40%
Office/Business Park
Information 37 194 0.76%
Finance & Insurance 89 252 0.98%
Real Estate, Rental & Leasing 117 604 2.35%
Professional, Scientific & Tech Services 126 2,155 8.39%
Management of Companies & Enterprises 1 3 0.01%
it & Suppor/ iste anagerment
Educational Services 44 1,753 6.82%
Health Care & Social Assistance 99 1,701 6.62%
Public Administration 20 576 2.24%
Other Services (except Public Administration) 299 1,445 5.62%
Subtotal 946 9,635 37.50%
Other Industries
Retail Trade 363 3,358 13.07%
Arts, Entertainment & Recreation 29 567 2.21%
Accommodation & Food Services 141 1,824 7.10%
Agriculture, Forestry, Fishing & Hunting 12 41 0.16%
Mining 4 45 0.18%
Unclassified Establishments 59 101 0.39%
Subtotal 608 5,936 23.10%
ALL INDUSTRIES 2,252 25,693 100.00%

Source: ESRI Business Analyst Online
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TABLE A-3
Annualized Demand Forecast Based on 2015 Employment Estimate and Employment Projections for 2020 and

2035
All Industries Light Industrial Business Park
Fiscal Employment Employment SF per Annual Employment SF per Annual
Year ! Employee Total SF New SF : Employee Total SF New SF
2014-15 25,693 10,123 1,030 10,426,733 - 9,635 600 5,780,925 -
2015-16 27,434 10,809 1,030 11,133,185 706,451 10,288 600 6,172,605 391,680
2016-17 29,175 11,495 1,030 11,839,636 706,451 10,940 600 6,564,285 391,680
2017-18 30,915 12,181 1,030 12,546,088 706,451 11,593 600 6,955,965 391,680
2018-19 32,656 12,867 1,030 13,252,539 706,451 12,246 600 7,347,645 391,680
2019-20 34,397 13,552 1,030 13,958,991 706,451 12,899 600 7,739,325 391,680
2020-21 35,668 14,053 1,030 14,474,788 515,797 13,376 600 8,025,300 285,975
2021-22 36,939 14,554 1,030 14,990,585 515,797 13,852 600 8,311,275 285,975
2022-23 38,210 15,055 1,030 15,506,382 515,797 14,329 600 8,597,250 285,975
2023-24 39,481 15,556 1,030 16,022,179 515,797 14,805 600 8,883,225 285,975
2024-25 40,752 16,056 1,030 16,537,977 515,797 15,282 600 9,169,200 285,975
2025-26 42,023 16,557 1,030 17,053,774 515,797 15,759 600 9,455,175 285,975
2026-27 43,294 17,058 1,030 17,569,571 515,797 16,235 600 9,741,150 285,975
2027-28 44,565 17,559 1,030 18,085,368 515,797 16,712 600 10,027,125 285,975
2028-29 45,836 18,059 1,030 18,601,166 515,797 17,189 600 10,313,100 285,975
2029-30 47,107 18,560 1,030 19,116,963 515,797 17,665 600 10,599,075 285,975
2030-31 48,378 19,061 1,030 19,632,760 515,797 18,142 600 10,885,050 285,975
2031-32 49,649 19,562 1,030 20,148,557 515,797 18,618 600 11,171,025 285,975
2032-33 50,920 20,062 1,030 20,664,354 515,797 19,095 600 11,457,000 285,975
2033-34 52,191 20,563 1,030 21,180,152 515,797 19,572 600 11,742,975 285,975
2034-35 53,466 21,066 1,030 21,697,572 517,421 20,050 600 12,029,850 286,875

Sources: ESRI Business Analyst Online; 2013 Progress Report, County of Riverside, Center for Demographic Research
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Retail Absorption

EXHIBIT A-1

Retail Trade Area: 10-Minute Drive-time from Sky Country Retail Center Site (11967 Bellegrave Avenue)
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TABLE A-4
2015 Retail Demand (Leakage) Based on 10-Minute Drive-time Trade Area

[
@esri

11967 Bellegrave Ave, Jurupa Valley, California, 91752 Prepared by Esri
Drive Time: 10 minute radius

y D graphi
2015 Population 112,427
2015 Households 29,382
2015 Median Disposable Income $60,179
2015 Per Capita Income $23,516
NAICS Demand Supply Retail Gap Leakage/Surplus Number of
Industry Group (Retail Potential) (Retail Sales) Factor Businesses
Furniture Stores 4421 $12,908,802 $6,993,779 $5,915,023 29.7 11
Food & Beverage Stores 445 $173,953,064 $155,219,647 $18,733,417 5.7 79
Grocery Stores 4451 $157,146,175 $138,241,873 $18,904,302 6.4 40
Specialty Food Stores 4452 $6,555,207 $3,322,869 $3,232,338 32.7 28
Gasoline Stations 447,4471 $85,134,190 $70,650,296 $14,483,894 9.3 10
Clothing & Clothing Accessories Stores 448 $69,367,217 $43,994,340 $25,372,877 22.4 60
Clothing Stores 4481 $51,718,142 $22,442,847 $29,275,295 39:5; 43
Jewelry, Luggage & Leather Goods Stores 4483 $9,615,978 $4,051,931 $5,564,047 40.7 9
Sporting Goods, Hobby, Book & Music Stores 451 $23,667,787 $19,578,641 $4,089,146 9.5 33
Sporting Goods/Hobby/Musical Instr Stores 4511 $18,823,817 $18,211,468 $612,349 1.7 26
Book, Periodical & Music Stores 4512 $4,843,970 $1,367,172 $3,476,798 56.0 7
Florists 4531 $1,491,741 $386,670 $1,105,071 58.8 5
Food Services & Drinking Places 722 $113,809,802 $91,212,277 $22,597,525 11.0 104
Full-Service Restaurants 7221 $53,791,447 $36,347,767 $17,443,680 19.4 36
TOTAL - ALL INDUSTRIES $782,827,339 $782,827,339 $170,805,762 491

Leakage/Surplus Factor by Industry Subsector
Motor Vehicle & Parts Dealers

Furniture & Home Furnishings Stores =
Electronics & Appliance Stores

Bldg Materials, Garden Equip. & Supply Stores |
Food & Beverage Stores

Health & Personal Care Stores s ————

Gasoline Stations ==
Clothing and Clothing Accessories Stores
Sporting Goods, Hobby, Book, and Music Stores P
a——

General Merchandise Stores

Miscellaneous Store Retailers

Nonstore Retailers

Food Services & Drinking Places

-50 -40 -30 -20 -10 0 10 20
Leakage/Surplus Factor

Data Note: Supply (retail sales) estimates sales to consumers by establishments. Sales to businesses are excluded. Demand (retail potential) estimates the expected
amount spent by consumers at retail establishments. Supply and demand estimates are in current dollars. The Leakage/Surplus Factor presents a snapshot of retail
opportunity. This is a measure of the relationship between supply and demand that ranges from +100 (total leakage) to -100 (total surplus). A positive value represents
‘leakage’ of retail opportunity outside the trade area. A negative value represents a surplus of retail sales, a market where customers are drawn in from outside the trade
area. The Retail Gap represents the difference between Retail Potential and Retail Sales. Esri uses the North American Industry Classification System (NAICS) to classify
businesses by their primary type of economic activity. Retail establishments are classified into 27 industry groups in the Retail Trade sector, as well as four industry groups
within the Food Services & Drinking Establishments subsector. For more information on the Retail MarketPlace data, please view the methodology statement at

Source: Esri and Dun & Bradstreet. Copyright 2015 Dun & Bradstreet, Inc. All rights reserved.
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TABLE A-5
2015 Retail Space Demand/Potential Based on Retail Leakage in 10-Minute Drive-time Trade Area

Retail Gap (Leakage) $ 170,805,762
Average Taxable Sales per SF' $ 313
Retail Space SF Demand/Potential 546,321 SF

" Calculated based on estimated taxable sales and retail SF from Sky
Country Retail Center and Thoroughbred Farm Business Park, adjusted
to exclude movie theater and fithess center taxable sales and SF.
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D. EXPENDITURE FORECASTS —
METHODOLOGY

CASE STUDY

Police Protection Expenditure Projections

TABLE D-1 — POLICE PROTECTION EXPENDITURE CALCULATIONS BASED ON 2015 CITYWIDE STAFFING & COSTS

Patrol Deputies 37
Special Enforcement Team 4
Traffic Deputies 6
Community Services Officers 2
Total 49

FY 2015-16 Sheriff Contract Costs

Contract Cost

Average Cost per Officer

$ 15,843,197
$ 323,331

City Sworn Officer to Population/Employment Ratio

2015 Population 98,885
2015 Employment 25,695
x50%
50% Employment 12,848
Ser\(ice Population (100% 111.733
Residents + 50% Employees) ’
Sworn Officers per 1,000 Service 0.44

Population

SCENARIO #3: SCENARIO #4:
RTRP WITH RTRP WITH
SCENARIO #1: SCENARIO #2: SECONDARY POLICE COST
NO RTRP RTRP IMPACTS INCREASES
Project Residents 5,896 4,807 4,807 4,807
Project Employment 3,584 3,001 3,349 3,001
x 50% x 50% x 50% x 50%
50% Employment 1,792 1,501 1,675 1,501
Service Population (100%
Residents + 50% Employees) 7,688 6,307 6.481 6,307
Sworn (_)fficers per 1,000 Service 0.44 0.44 0.44 0.44
Population
Additional Sworn Officers 3.37 2.77 2.84 2.77
Cost per Sworn Officer $ 323,331 $ 323,331 $ 323,331 See Table D-2
New Annual Expenditures @ $ 1,090,156 $ 894,343 $ 919,037 $ 1,456,790

Build-out

ECONOMIC/FISCAL IMPACT ANALYSIS: City of Jurupa Valley — RTRP Transmission Line
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Revenue Neutrality Payment Expenditure Projections

TABLE D-3 — REVENUE NEUTRALITY PAYMENT CALCULATIONS BASED ON EXECUTED AGREEMENT WITH COUNTY
OF RIVERSIDE

City Property Tax +

Sales Tax Revenues Revenue Neutrality Payment
< $15,840,000 $1,900,000
> $15,840,000 16% of Property Tax + Sales Tax Revenues
> $16,880,000 21% of Property Tax + Sales Tax Revenues
> $17,940,000 22% of Property Tax + Sales Tax Revenues
> $19,030,000 24% of Property Tax + Sales Tax Revenues

49| FISCAL IMPACT ANALYSIS: City of Jurupa Valley — RTRP Transmission Line
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