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ECONOMIC DEVELOPMENT STRATEGIC PLAN
EXECUTIVE SUMMARY

Kosmont & Associates (“Kosmont”) was retained by the City of Turlock (“City”) for advisory
services in connection with an Economic Development Strategic Plan (‘EDSP”). Kosmont is
pleased to present our findings in this Executive Summary of the full PowerPoint EDSP.

Kosmont believes that Economic Development is an important function for the City (and most
cities) and requires a dedicated City government position / staff and resources . Real estate
development/entitlement process in California is time consuming and expensive for the private
sector, and anything to enhance transparency and communication between the City staff and
the development community can benefit the City.

The City’s economic prosperity is underpinned by several compelling factors:

» Cal State University, Stanislaus is a 100-acre campus with approximately 10,000
students and over 700 full time faculty.

* Turlock Westside Industrial Specific Plan (WISP) 2,600 acres planned for industrial
development with over 8 million SF built.

* Monte Vista Crossings is a +1 million SF regional shopping center.

+ Commitment to workforce training evident in collaboration with Opportunity Stanislaus.

* Downtown is about 100 years old, retains many historic buildings and is a regional tourist
draw with restaurants, retail and office.

In the past few years, the City has made substantial progress in addressing challenges:
» Passage of Measure A in 2021 increased sales tax revenues supporting General Fund
expenses by $15 million per year
* New Amazon warehouse is likely to be City’s largest sales tax generator
*  WISP has helped attract major new development to City (Amazon, Divert)
* Hotel demand has strengthened with several new hotels in process
» City researched opportunities for major indoor sports facility
* New planned automated permitting process

DEMOGRAPHIC OVERVIEW

Younger consumers, with their increased use of media, seek gathering places with restaurants,
entertainment venues and experiential retail, rather than a collection of traditional store fronts.
Another important group is the creative class of professionals (artists, designers, musicians, and
programmers) who are an important force in economic development. This dynamic workforce
is attracted to communities with clustered centers, which provide a sense of vitality, diversity,
convenience and balanced mix of work, entertainment, services, arts and culture. Telework
dynamics have drastically changed work patterns over the past few years and are poised to
reshape office needs.

1601 N. Sepulveda Blvd. #382, Manhattan Beach, CA 90266 | ph 424.297.1070 | www.kosmont.com
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Demographic Summary

Turlock has a population of ~73,100 (24,500 households).

Average Household Size is 2.9 persons, lower than County/State, and the Median Age
is 36 years, younger than County and State median of 38 years old.

City Average Household Income is $103,900, approx. 2% lower than County and 25%
lower than statewide levels. Turlock residents generate $647 million in annual retail
spending potential across major retail categories.

Per ESRI and Census data, Turlock businesses employ ~29,000 people with a resident
workforce of ~8,300 people.

MARKET OVERVIEW

To help understand the City’s ability to capture a fair share of regional growth, Kosmont
researched economic growth for Turlock’s and competitor cities of Modesto and Merced.

Retail

City retail space at 5.9 million SF, comprises 21% of the overall retail market in
Stanislaus County. Since 2017, City retail space grew by 334,000 SF, much faster than
the retail markets of Manteca, Merced, and Modesto. Roughly 56% of the growth in the
retail development in Stanislaus County has been in Turlock.

Market asking rents in the region have grown by 23% to 27% across the comparison
cities, with Turlock reaching $22.12 PSF/yr., the highest in the County.

During the 15-year period from 2008 to 2023, Turlock’s retail vacancy peaked at 7.7% in
2011 and has since steadily declined. Retail vacancies in Turlock in Q3 2024 were lowest
in the region at 2.2%.

Office growth came from Modesto (78,000 SF). Turlock grew by just 4,000 SF.

Market rents in Turlock increased by 25%, similar to the comparison cities.

The region has a sub-5% vacancy rate with office vacancies in Turlock at 3.2%, slightly
higher than in 2017

Multi-Family

Despite need for more housing, new construction from 2017 to Q3 2024 added 660 units
in the County, but was limited to 36 new units in Turlock (~1% growth).

Over the 15-years from 2008 to 2023, the County saw 1,700 new units constructed
compared to 327 in Turlock.

Multifamily residential vacancies in the region were below 4%, with Turlock seeing the
lowest vacancies at 2.5%.

Average rents across the region showed solid growth of 40% to 50% since 2017.

SWOT ANALYSIS
Strengths

Monte Vista Crossing is major regional retail draw — 3" largest power center in CA with
dozens of strong retailers (Costco, Target, Wal-Mart, Auto Mall).

Regularly draws hundreds of thousands of shoppers from up to 20 miles away
(640,000 population in trade area).

Low electricity rates from Turlock Irrigation District

KOSMONT COMPANIES
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+ Stanislaus Regional Water Authority new water system
» City is home to a major agricultural economy.

» Entrepreneurial spirit with many startup companies.

+ Significant outdoor amenities, recreational venues.

»  Opportunity Stanislaus / Volt Institute.

Weaknesses/Threats
* Due to age of buildings in downtown, there are ADA and other building code issues
making reuse difficult.
* Development fees may have slowed new industrial and MF development.
* Need to improve business permit processes.

Opportunities
* Downtown Turlock is a regional draw with shops, dining, and entertainment.
+ Strong regional demand for single family housing.
+ City has healthy financial reserves for possible investment.
» Large infill sites that can see mixed/blended-use development with District Financing.
*  WISP area well located to provide commercial/industrial and recreational facilities.
» City well positioned for agricultural processing jobs.
* New online permitting software can be major benefit to business attraction.

RECOMMENDATIONS

Sustainable economic growth is characterized by a combination of judicious and strategic public
policy with private sector investment. Kosmont suggest the following for the City:
Business Enhancement, Attraction & Retention (“BEAR”)

2. Housing Element for Economic Development (HEED™), new housing generates
demand for commercial service and retail, significant new tax revenues in excess of
$1,000 per household, and it supports local jobs.

Establish Business Incentive Program for targeted retail / commercial / industrial
WISP Infrastructure Investment

Utilize Value Capture zoning strategies

Expand sports facilities

Downtown placemaking

Federal Opportunity Zones

Gather Performance Metrics to measure annual progress

©ooNOO AW
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1. INTRODUCTION

CITY OF TURLOCK — EDSP

Data Sources

Interviews with Stakeholders

City of Turlock website

City of Turlock Budget and ACFR

City of Turlock General Plan

2017 Turlock EDSP

2022 Stanislaus County CEDS

2024 Housing Element Draft

Westside Industrial Specific Plan (VWVISP)
2022 Victus Indoor Sports Center study
3rd party data provider subscriptions:

* CoStar for real estate market info

* Placer.ai for visitor info

* ESRI for demographic info
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INTRODUCTION

Kosmont Companies ("Kosmont"), a real estate and economics advisory firm serving hundreds of local governments for over
39 years, was retained by the City of Turlock ("City" or “Turlock") to develop an updated Economic Development Strategic
Plan (“EDSP”). The goal of the EDSP update is to provide a current assessment of Turlock’s strengths, weaknesses, and
opportunities for high-quality job growth and business development, identify and develop a list of prioritized goals and
objectives to meet the economic development vision, and provide stakeholder-informed implementation strategies and
performance measures.

Kosmont’s approach to preparing the EDSP includes the following tasks:

= Review of relevant documents (2017 EDSP and Stanislaus County CEDS), together with a tour of the City and its business
districts

= Interviews / feedback from City staff and community stakeholders
= Assessment of regional economic trends

= Assessment of local demographic and market conditions

=  Assessment of major employment districts

= |dentification of key opportunities, strategies and economic development tools

Disclaimer: The analyses, projections, assumptions, and any examples presented herein are for illustrative purposes and are not a guarantee of actual and/or

'a future results. Actual results are difficult to predict as a function of market conditions, natural disasters, pandemics, legislation and administrative actions.
kosimon KOSMONT COMPANIES | 5
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INTRODUCTION

= The City is the second largest city in Stanislaus County, home to California State University Stanislaus, several cultural
experiences, sports activities, twenty-nine parks, sixteen schools, and a full range of medical facilities.

= It has been seven years since the last EDSP was produced and the City wants an updated EDSP to reflect current
market conditions and community economic development goals.

= City would also like to explore economic development projects including additions to the West Side Industrial
Specific Plan (“WISP”’), Downtown and a Tournament Sports Complex project.

" The goal of the new EDSP is to analyze and update the City’s economic vision and goals, assess the City’s current
market position and demographics, and develop a list of prioritized goals and objectives that can guide the City for
the next three to five years.

kosﬁg!ni KOSMONT COMPANIES | 6
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HISTORY

= The City grew relatively fast up until the 2008 financial crisis. Since then, there has been strong retail development
throughout the City, but modest single-family and multi-family construction.

= The City is planned with residential development to the east of the 99 freeway and commercial and industrial on the west
side. Cal State Stanislaus is located near northern edge of the City.

= Downtown is centrally located about 2 miles east from Highway 99. It is 100 years old, retains many historic buildings and
is a regional tourist draw with restaurants, retail and office spaces.

= Monte Vista Crossing is a major regional power center on both sides of Highway 99 along with several smaller retail
centers totaling over 1 million SF. It is the 3rd largest center in California. There are 5-6 large large monument signs to
advertise each subarea’s tenants.

" The southwest quadrant of the City comprises the master planned Westside Industrial Specific Plan (2,611 acres), which
has seen significant growth in recent years with new ~1 million SF Amazon warehouse and DIVERT biorecycling facility.

kOSIel li KOSMONT COMPANIES | 7
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2017 EDSP VISION AND GOALS

Vision — Create economically and socially diverse population and vibrant business community in Turlock
* Attract, retain and expand businesses in Turlock

* Increase job opportunities in agriculture, manufacturing, logistics and medical service cluster and support small business

* Be cultural leader in Central Valley for arts, music and other events - Downtown to be business, cultural and civic center

* Maintain retail centers competitiveness and seek new market opportunities

* Expand tourism and community sporting events/activities

* Improve education system and provide support to give all workers access to living wage jobs

The EDSP also identified a number of challenges facing the City’s long term sustainability:
* City budget needs strengthening

* Lack of visitor attractions

* Relative lack of hospitals, doctors and health services

* Labor shortages in many occupations, need for workforce training

* Need for more workforce and executive housing and amenities for young professionals, as well as senior housing

* Accelerate development of Southeast and North Specific Plans as scarcity puts upward pressure on local housing prices
* Improve industrial companies’ representation in Chamber of Commerce
kos!ndlj
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STANISLAUS COUNTY CEDS

In 2022, Stanislaus County adopted a Comprehensive Economic Development Strategy (“CEDS”) that outlined regional

challenges and discussed assets and opportunities for each community in the County.

County suffers from relatively high unemployment and low high school graduation rates (~80%)

Large numbers of residents commute to the greater Bay Area

Per capita income is well below State levels

Agriculture is the major economic driver accounting for over $7 billion per year

Manufacturing (food and beverage related) is a growing sector (E] Gallo Winery, Foster Farms, Del Monte Foods, Blue
Diamond)

Warehouse/Distribution is a strong sector (e.g., 1.1 million SF Amazon warehouse opened in 2022)

Water supply is a major threat to economic prosperity due to State’s frequent drought conditions

<ol
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RECENT ACHIEVEMENTS

In the past few years, the City has made substantial progress in addressing these challenges:

Passage of Measure A in 2021 increased sales tax revenues supporting general fund expenses by $15 million per year
» City utilized a portion of the revenue to adopt a major Roads Program Capital Improvement Program (CIP)

New Amazon warehouse is likely to be City’s largest sales tax generator

WISP has helped attract major new development to City ( Amazon, Divert)

Hotel demand has strengthened with several new hotels in process

City researching opportunities for major indoor sports facility

Stanislaus Regional Water Authority has completed the Regional Surface Water Supply Project to expand sources of

fresh water from Tuolumne River for the City of Turlock and Ceres.

However, one area that has fallen short is the limited production of new single family and multi-family housing

City’s population has seen little or no growth in past decade

kosfigagm KOSMONT COMPANIES | 10



OPPORTUNITY STANISLAUS - VOLT INSTITUTE

= Stanislaus County formed Opportunity Stanislaus to address regional challenges and opportunities for business in each
community in the County by providing business development and talent development services. Opportunity Stanislaus is
the County regional economic development arm (501(c) 3) that partners with major private sector businesses. (Dave
White — CEO; Eric Nuenfeldt - Executive Director)

= Volt Institute is a member of California Manufacturing Network, was established as offshoot of OS in 2017 to provide
expedited training in high-paying careers in manufacturing, such as Industrial Maintenance Mechanic and Supervisor
Development Academy. “Volt on the Go” is a new program that brings training classes directly to local businesses or
community centers.

= In 2024, Volt provided 30,000 hours of training for 125 trainees at homesite, plus 156 trainees offsite at employers’ place
of business. 91% of the trainees were successfully placed in industrial maintenance and electric mechanisms. The goals for
2025 are to provide apprenticeships and gain national accreditation from ACCET to gain eligibility for financial aid and
deepen industry partnerships.

kosﬂl nl KOSMONT COMPANIES | 11
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BACKGROUND

The City’s economic prosperity is underpinned by several = Monte Vista Crossings is a +| million SF regional shopping
compelling factors: center
= Cal State University, Stanislaus is a 100-acre campus with = Turlock Town Center Shopping Center

10,000 students and over 700 full time faculty = Turlock’s commitment to workforce training is evident in
= Turlock Regional Industrial Park (WISP) 2,600 acres its collaboration with Opportunity Stanislaus

planned for industrial development with over 8 million SF

built.
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Sources: CSU Stanislaus; Modesto Bee; CBRE (Accessed January 2025)
Left: Exterior of new Amazon fulfillment center (located within the Westside Industrial Specific Plan); KOSMONT COMPANIES | 13
O Middle: Aerial image of Monte Vista Crossings shopping center; Right: CSU Stanislaus campus




COMMUNITY ASSETS

Kosmont has identified significant community assets that
act as regional draws.

Downtown Turlock — Due to age of buildings, there are
ADA and other building code issues that make reuse
problematic. Downtown PBID maintains the 10-12 block
area. Current budget is $215,000 annually. Property
owners pay $0.36 psf of building area +$0.10 pf of land
area (including the city hall space). City also contributes
$40,000 per year towards maintenance. PBID sponsors
4th of July parade and many downtown events.

Stanislaus County Fairgrounds is 78-acre site that is
adjacent to the regional transit center. |0-day county fair
attracts 240,000 people in summer. 2-day swap meet in
January attracts ~100,000 people.There are many smaller
events as well.

Top Left and Right: Outdoor dining and street art in

Downtown Turlock
Kk A Below Left: Stanislaus County Fairgrounds
osmon

compaies Below Right: Exterior shot of Turlock Community Theatre
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COMMUNITY ASSETS

®  Turlock Regional Sports Complex — 2 softball fields; 10 full-size soccer fields; two other adjacent parks that have
playgrounds, covered arbor areas, picnic areas, and 2 professional volleyball sand pits

= Pedretti Sports Complex — 4 softball fields; 1 baseball diamond; large arbor area with playgrounds

a Sources: City of Turlock (cityofturlock.org) (Accessed January 2025)
kosﬁ
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COMMUNITY EVENTS / ASSETS

= Class 1 Bike Trails — 50+ miles paved for walking,
running, hiking, and cycling

® Dozens of community events are funded by the
City and Chamber every year. Some notable
events hosted in Downtown Turlock include:
Farmers Market, Makers Market, Independence
Day Parade and Car Show, Sip and Stroll (second
Saturday in September), Festival of Lights,
Christmas Parade

Sources: City of Turlock (cityofturlock.org) and Instagram
@downtownturlock (Accessed January 2025)

Top Left: Farmers Market

Top Right: Christmas Parade

Bottom Left: Cyclists in Downtown Turlock

Bottom Right: Cyclists riding the bicycle lanes in Turlock

kosr%o!n ) | KOSMONT COMPANIES | 16
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ECONOMIC TRENDS

= Economic forces are reshaping local economies across the State:

» Today’s consumers are using online websites for purchasing a broad array of goods. As e-commerce continues
to take an increasing percentage of consumer spending, cities must take new approaches to land use that
explore concepts for public amenities and private attractions that help cities capture trips and thus “sales”.

» Younger consumers, with increased use of media and digital communication, seek gathering places with
restaurants, entertainment venues and experiential retail, rather than simply a collection of traditional
store fronts.

» Telework dynamics have drastically changed work patterns over the past few years and are poised to
reshape office needs. Creative class professionals are attracted to communities with clustered centers, which
provide a sense of vitality, diversity, convenience and a mix of work, entertainment, services, arts and culture.

= In light of these trends, Kosmont is assisting the City in achieving its economic objective by providing market analysis
and recommendations with a goal to foster economic vitality in the City, improving business conditions and resident
quality of life.

A Federal Reserve, UBS, U.S. Census Bureau, St. Louis Federal Reserve,
n KOSMONT COMPANIES | 18
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a Sources: Kosmont Companies, CoStar, Coresight Research, Cowen & Company, Cushman & Wakefield, ICSC, St. Louis
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E-COMMERCE GROWTH

SIGNIFICANT IMPACTS ON BRICK-AND-MORTAR RETAIL

Historically, e-commerce sales in the U.S. have increased steadily
over time from 2000 to 2019. The COVID-19 pandemic saw
increased online retail utilization and e-commerce sales soared by
42% compared to 2019. E-commerce sales continued to grow by
double-digits into 2021 but cooled to just 6% growth in 2022,
2023 saw an increase in e-commerce sales by 9%

The share of e-commerce sales continues to grow as well with e-
commerce reaching 17.1% of total retail sales by year-end 2023.

FTI Consulting’s 2024 Online Retail Report projections indicate
U.S. online retail sales would hit $1.2 trillion in 2024, an increase
of 9.8% or $108 billion compared to 2023. Additionally, the
report states that e-commerce sales growth represented 46% of
total retail sales growth in 2023.

Furthermore, a UBS report estimates that 45,000 net retail store
closures will occur in the U.S. by 2028 (approximately 5% of the
total retail store base)

a Source: St. Louis Federal Reserve; FTI Consulting “2024 Online Retail Report”; UBS
kosmont,  (Accessed December 2024)
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DEMOGRAPHIC / EMPLOYMENT OVERVIEW

= Per ESRI July 2024 data, Turlock has a Population of ~73,100 (24,500 households).

= Average Household Size is 2.9 persons, lower than County/State, and the Median Age is 36 years, younger than
County and State median of 37 and 38 years old, respectively.

= City Average Household Income is $103,900, approx. 2% lower than County and 25% lower than statewide levels.
Turlock residents generate $647 million in annual retail spending potential across major retail categories.

= Per ESRI and Census data, Turlock businesses have ~29,000 Employees with a resident workforce of ~8,300 people.

= Jobs in the City are primarily in Health Care and Social Assistance, Retail Trade, Educational Services, Accommodation and
Food Services, and Manufacturing. Of these five, three are part of the fastest growing industries in the County (shown in
italics).

= Residents of the City are primarily employed in Healthcare and Social Assistance / Educational Services / Manufacturing /
Retail Trade / Accommodation and Food Services.

See Appendix A.2
kosfion Sources: ESRI Business Analyst Online; ZiIIow.co'm; U.S. Census Byreau Center for Economic Studies, California KOSMONT COMPANIES | 20
@ Employment Development Department, ESRI Business Analyst Online



ECONOMIC GROWTH COMPARISON

To help understand the City’s ability to capture a fair share of regional growth, Kosmont has researched economic
incentive policies and impact fees affect growth for Turlock’s and its main competitor cities of Modesto and Merced.

Retail

* City retail space at 5.9 million SF, comprises 21% of the overall retail market in Stanislaus County. Since 2017, City
retail space grew by 334,000 SF, much faster than the retail markets of Manteca, Merced, and Modesto. Roughly 56% of
the growth in the retail development in Stanislaus County has been in Turlock.

* Opver that time period, market asking rents in the region have grown by 23% to 27% across the comparison cities, with
Turlock reaching $22.12 PSF, the highest in Stanislaus County.

* During the 15-year period from 2008 to 2023, Turlock’s retail vacancy peaked at 7.7% in 2011 and has since steadily
declined. Retail vacancies in Turlock in Q3 2024 were lowest in the region at 2.2%, while Manteca, Merced, and
Modesto have retail vacancies of 5% or greater.

See Appendix A.4

a Sources: Costar, Kosmont Companies
kosfl n KOSMONT COMPANIES |
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ECONOMIC GROWTH COMPARISON

Office

* Office market growth came from Modesto (78,000 SF). Turlock’s office market grew by just 4,000 SF.
* Market rents in Turlock increased by 25%, similar to the comparison cities
* The region has a sub-5% vacancy rate with office vacancies in Turlock at 3.2%, slightly higher than in 2017

Multi-Family

* Despite need for more housing Statewide, new construction from 2017 to Q3 2024 added 660 units in the County, but
was limited to 36 new units in Turlock (~1% growth)

* Opver the |5-years from 2008 to 2023, the County saw 1,700 new units constructed compared to 327 in Turlock.

* Multifamily residential vacancies in the region were below 4%, with Turlock seeing the lowest vacancies at 2.5%.

* Average rents across the region showed solid growth of 40% to 50% since 2017. Turlock and Merced have the lowest

average rents reflecting a significant percentage of Class C and affordable housing projects (~70%) as compared to Class
A/B units (~30%).

kOSIel nl Source: Kosmont Companies KOSMONT COMPANIES | 22
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PLACER.AI LOCATION ANALYSIS

Placer.ai is a mobility data provider that tracks daily movement 10%
of over 30 million people in the U.S. via anonymized mobile
app data. This information reveals travel trends to/from major
events, shopping centers, and other places of interest —
providing insight into retail center trade areas, hourly and daily
visitation statistics, and consumer demographic characteristics. -10%

0%

= Visits to the City by visitors and employees dropped

sharply at the start of the COVID-19 pandemic. -20%

= Visits by visitors to the City returned to pre-pandemic
levels beginning August 2021. Since then, visitor traffic has -30%
averaged 4% lower than pre-pandemic levels fluctuating
between -13% and 6% compared to the 2019 baseline.

-40%

= Visits by employees to the City returned to pre-pandemic
levels beginning July 2023. Since then, employee visits have
averaged 5% less compared to the 2019 baseline due to

-_——

-50%
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ﬂ See Appendix A.3 for more detail Visitors Employees
kosmont. Sources: Placer.Al (Accessed October 2024) KOSMONT COMPANIES | 23
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CITY OF TURLOCK
VISITOR / EMPLOYEE FOOT-TRAFFIC OVERVIEW

Visitor /| Employee Summary Data Visitation Data:
(1/1/2024 to 12/31/2024) Distance from Home Area
(Based on % of Visits)
T ] e
3-7 7-10
RS

Annual Visits 27.0 million 6.5 million

Visitors 2% 17% 15%
Visit Frequency 13.5 2525 Employees 4% 14% 10%
Visitors 2.0 million 65.3 thousand 30-100 100+

Miles Miles

Median Visit Length | hr.33 min. 9 hrs. 39 min. iy

Visitors 42% 15% 9%
Median HH Income $72,300 $75,100 Employees 28% 5% 1%

Source: Placer.ai (Accessed January 2025);
ﬂ Notes: Considers a minimum of 1 visit to the City of Turlock by visitors.
kosmon
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SWOT ANALYSIS SUMMARY

Kosmont has summarized City strengths, weaknesses, opportunities and threats (“SWOT”).

Strengths

Monte Vista Crossing is major regional retail draw — 3" largest

power center in CA with dozens of strong retailers (Costco,

Target, Wal-Mart, Auto Mall)

Regularly draws hundreds of thousands of shoppers from 20

miles away (640,000 population in trade area)

City is home to a major agricultural economy with major SRWA

water supply improvements

Turlock Irrigation District provides electric power below
Modesto and PG&E rates

Entrepreneurial spirit with many startup companies

Significant outdoor amenities and recreational venues

Opportunity Stanislaus / Volt Institute

Weaknesses/Threats

A a
ko S m ml%%anics

Due to age of buildings in downtown there are ADA and other
building code issues making reuse difficult

* See Section 5 pages 48-50

Development fees on new industrial and residential
development (fees $400,000 to $1 million per acre) *

Need to improve business permit processes

There is a relatively unskilled labor pool for STEM

Opportunities

Downtown Turlock is a unique regional draw with boutique
shops, fine dining, and entertainment

Strong regional demand for single family housing

City has healthy financial reserves for possible investment
Large infill sites that can grow with mixed-use development such
as D.O.R.® See Section 7 — ED Tools

WISP area ideally located to provide commercial/industrial and
recreational facilities.

Federal Opportunity Zones

City well positioned for agricultural processing jobs

New online permitting software can be major benefit to
business attraction

KOSMONT COMPANIES | 25
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Key Market and Economic Development Trends

ALl ‘m' |l
I 1 1§

Housing is Not a Loss
Leader,it’s a
Growth Driver

Housing Creation as
Economic Development

* New housing can generate tax
revenues and support local jobs
from resident spending

* Variety of housing types is essential
to attracting new businesses and
developing diverse productive
workforce

* Kosmont’s statewide experience
found that housing usually has a
positive fiscal impact, especially at
current property values

[a
ko S mglganits

Retail is Not Just
Retail Anymore

Retail Reimagination as
Economic Development

* U.S. retail over-built and needs
“right sizing;” Covid accelerated
trends; today its about essentials,
experience & e-commerce

* Blended/mixed use projects
integrate multiple uses (housing,
retail, open space, creative office,
hotel)

Telework is
Reconfiguring Office

Office Conversions as
Economic Development

Telework and work from home
options are reshaping the needs for
office space and business districts

New multi-family projects with co-
working spaces and amenities will
help attract young professionals
with computer skills

" @Eryrrn | e
e

Industrial /
Distribution is Critical
for the Economy

Industrial & Fulfillment as
Economic Development

* Retail can’t thrive without
distribution; Booming demand for
e-commerce, particularly smaller
last-mile delivery facilities

* Flex space (a blend of industrial,
office, research and development
space) is a growing market. Cities
can attract high tech / skill firms.

* Industrial supports development of
new agricultural products
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STRATEGIES / PROPOSED ACTION PLAN

Kosmont has identified Economic Development Strategies and an estimated investment range in order of priority for
City’s consideration. Here is a summary that is followed by supporting detail and action items:

Business Enhancement, Attraction & Retention (“BEAR”)

Housing as Economic Development (Housing Element for Economic Development HEED ™)
Establish Business Incentive Program for targeted retail / commercial /industrial

WISP

Utilize Value Capture

Expand Sports Facilities

Downtown Placemaking

Federal Opportunity Zones

¥ © N o U A WD =

Gather Performance Metrics to measure annual progress

Following the strategy discussion is a Roadmap — Implementation Priorities
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BUSINESS EXPANSION, ATTRACTION AND RETENTION

A vibrant business sector is important to the fiscal health of the City. Business Expansion, Attraction and Retention (“BEAR”)
is the keystone of most economic development departments. Ideally the City should focus on attracting industries with
diverse employment opportunities, that embrace new technology and offer higher paying jobs.

City attracted ~1 million SF Amazon warehouse and has had success in large scale food processing with companies such as
Divert (converting 100,000 tons of food waste into energy and nutrients), Sensient (global company creating colors, flavors and
fragrances from organic foods), and Blue Diamond (using technology to create value added almond products).

Business-friendliness (“How to get to Yes”) is a vital component to support the needs of businesses, developers and to foster
entrepreneurship, and bolster the local economy.

Action Item 1: Develop technical assistance programs to support emerging businesses/entrepreneurs in the City.

Action Item 2: Proactively work with business/property-owners to understand challenges and opportunities that may align with
the City’s economic development goals. Regularly contact the top 25 Sales Tax generators / Employer

Action Item 3: Pursue Healthcare providers (new and expansion).

Action Item 4: Create customized development agreements/incentive packages to facilitate major tenants.

compa
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BUSINESS EXPANSION, ATTRACTION AND RETENTION

Action Item 5: Conduct outreach and collaborate with property owners to explore development opportunities and
address challenges that can bring new uses to privately-owned sites.

Action Item 6: Standard plan check review process with a set number of days for initial submission and subsequent
submittals.

Action Item 7: Consider incubator/accelerator programs for maker spaces that can help small businesses thrive.

Action Item 8: Online permitting system will improve business attraction and expansion.

Action Item 9: Consider adding business concierge or ombudsman to ED or Planning Dept to assist new business or
development applications.

Action Item 10: Attend ICSC and other conferences to meet with major retailers / restaurants / hotels / developers /
brokers.
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HOUSING AS ECONOMIC DEVELOPMENT

(HOUSING ELEMENT FOR ECONOMIC DEVELOPMENT HEED™)

New housing generates demand for commercial service and retail uses, significant
new tax revenues, and supports wide range of local jobs. Morgan Ranch Master
Plan is opportunity for new housing development.

New mid to high-end single family housing with recreational amenities can draw
regional skilled tradesmen, as well as STEM workers (Science, Technology,
Engineering and Math) that can attract medical and other professional companies
to Turlock.

Office reconfiguration and work at home schedules alleviate traffic and help keep
“wallets” in local communities — allowing small businesses to capture more local
spending.

High assessed value = annual City share of property taxes of $750 to $1,000 per
unit (total City share of the 1% property tax is approx. 17.5% including VLF In
Lieu). CFD Services Tax provides additional ~$600 per unit on new housing.

Retail spending by new households of $25,000 to $30,000 could generate $500 to
$600 annually in sales and use taxes (including E-commerce spending from new
Amazon warehouse).
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BUSINESS INCENTIVE PROGRAM

The City has adopted a policy which exempts existing buildings undergoing change of use from paying CFF Fees, where
there is no increase in the total square footage for the use which original fees were paid and if the use has been
operating for at least three years.

Before considering any new program, but first it is important to set specific goals (e.g., assist small business, expand job
creation, attract major tax generator, attract downtown development) and create a system to measure the success of
each initiative. Cost of implementing can vary: job credits, fagade improvement and infrastructure represent out of
pocket costs, while tax sharing agreements and fee waivers are offset by new development tax revenues.

Examples of incentives include:

= Fast track permitting

® Tax sharing agreements / tax abatements
= Job tax credits / Workforce training

= Fagade Improvement Program

= [nfrastructure investment

= Fee waivers / deferrals in targeted areas

See Section 5 — Regional Econ Dev Comparison for specific examples of incentives used by nearby cities
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WESTSIDE INDUSTRIAL SPECIFIC PLAN (WISP)

The City has a 20-year old Master Plan for the 2,600-acre Turlock Industrial Park, which is in need of significant
infrastructure. The recent construction of the ~| million SF Amazon warehouse at the northern end of WISP was a
major economic success, but not every new tenant can invest the millions of dollars for impact fees and wait years.

Action Item |: Establish Community Facilities Districts to help major land owners finance the infrastructure backbone
and enable them to attract developers who market to major users in need of near-term space for rent.

Action Item 2: City Econ Dev Staff to participate in NAIOP and other industrial organizations to promote WISP

Action Item 3: Explore creation of Property Business Improvement District (PBID) to give area a unified image.

Action Item 4: Consider update of the Specific Plan with an emphasis on assisting economic growth.

Action Item 5: Explore feasibility of Enhanced Infrastructure Financing District to refund CFD Special Taxes paid by
developers for the upfront infrastructure (See Section 7 discussion of EIFD financing strategies).
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UTILIZE VALUE CAPTURE REAL ESTATE STRATEGIES

Public and private sector real estate can be important assets to leverage for long-term economic development benefits. While
Turlock has limited publicly owned land available for new development, there are many large private sector properties that can
be leveraged, as discussed on following slides.

Capture Value from Private Real Estate

+  From Value Capture ZoningVCZ™ - Development Opportunity Reserve (D.O.R.®) allows cities to create a “bank” of new
density in zoning / specific plans, allowing them to give the density to projects that deliver community benefits & public
amenities.™®

*  From Tax Increment and Special Districts - Enhanced Infrastructure Financing Districts (“EIFD”) use property tax increment
and Community Facility Districts (“CFD”) are tools to fund important local and regional infrastructure, especially WISP.*

*  From Public Private Partnerships - Enter into partnerships with property-owners to commit local government resources,
help solicit development proposals that will advance both the property owner’s goals and the community’s goals.

Capture Value from Public Real Estate

 Cities can use a variety of sale or lease strategies to capture the value of their properties, while also increasing the General
Fund tax base.

*See Section 7 - Economic Development Tools for more detailed discussion

companies
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DOWNTOWN PLACEMAKING

A healthy Downtown is important to a city. Turlock has significant assets, but the age of many buildings makes reuse challenging.

Action Item |: Consider programs to help existing businesses (such as facade improvement programs, streetery / outdoor retail) and
help existing properties expand allowable uses in storefront spaces and allowing small scale manufacturing, food makers, artisans,
breweries, woodworkers). Support non-profits willing to develop collaborative spaces with other resources in underutilized buildings.

Action Item 2: Explore expansion of the Property Based District to support enhanced cleaning, security, marketing and physical
improvements in downtown.

Action Item 3: Evaluate publicly-owned opportunity sites in the downtown area — such as the surface parking lots— to evaluate potential
reuse strategies that aim to add gathering places, activities, and other amenities.

Action Item 4: Invest in physical improvements that can create sense of place and further activate the downtown area—through

gateway signage and wayfinding, public art, pedestrian-oriented improvements such as plazas and outdoor spaces, water features, street
improvements, micro-transit services.

Action Item 5: Grow social media engagement channels, social medial influencer/engagement channels, as well as marketing/trade
publications to promote Downtown businesses and events.
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PLACEMAKING BY DESIGN, DISTRICTS & EVENTS

Distinctive signs —
such as the neon
signs in Fillmore and
the Star Theatre in
Oceanside — can give
an area a distinctive
sense of place.
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Events like the CicLAvia bike / walk fairs in
Los Angeles and the Mission Inn Festival of
Lights in Riverside, CA are memorable and

Providence, Rl add {&8 s 2 WA P . - : The Medical
character and highlight m:g: ; 1 S engaging activations of public spaces. Main Street

local artists and themes. | il : : XS | . . {8 A = o U5 district in

BE : ‘ ‘ ' \ Lancaster, CA
aims to be a
blended use area
centered around
major  medical
anchors that
includes  many
complementary
uses.

Murals in downtown
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SPORTS AND ECONOMIC DEVELOPMENT

In the past decade, youth sports facilities have become a major economic driver for suburban communities across the
U.S. with families traveling hours to participate in weekend tournaments for baseball, softball, soccer, tennis etc. In
early 2022, the City retained Victus Advisors to analyze the potential for an indoor sports center in Turlock. Based on
extensive interviews from County business and community leaders and other stakeholders they found significant
support for an indoor facility to serve up to 80 weekend tournaments per year (e.g. basketball, volleyball, pickleball,
cheer leading). During the week, the facility would be used by local groups.

= Victus estimated the center could increase overnight hotel visits by 76,000 per year and generate over $50 million in
economic activity and close to $1 million per year in hotel and sales tax revenues to Turlock.

= Kosmont research found exciting examples of sports facilities built in rural/suburban areas that expanded into major
entertainment centers that can be good examples for Turlock to consider.

= WISP has large land to accommodate a major indoor/outdoor sports facility and supporting retail, entertainment
and hospitality uses. If desired by City Council, consider interviewing sports facility experts with operation
experience on projects illustrated on following pages.
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EXAMPLE - ADVENTHEALTH SPORTS PARK

OVERLAND PARK, KANSAS

= Opened: 2024
= Owned/Operated by Bluhawk Sports

= Size: 420,000 sf indoor sports & entertainment
complex

= Facilities: 3,200-seat multipurpose arena, 8 basketball
courts, 1,500-seat NHL regulation ice rink, 40,000 sf
indoor turf football field, e-sports arena, performance
training center

= Hawk’s Outpost (family entertainment center)
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EXAMPLE - SAND MOUNTAIN PARK & AMPHITHEATER

ALBERTVILLE, ALABAMA

Size: 130-acre sports, leisure, wellness & entertainment
venue. Opened: 2021

= Owned by the City of Albertville

s

= Operated by The Sports Facilities Companies

= Qutdoor Features: outdoor water park, 9 diamond turf
fields, 5 multi-sport turf fields, 18-hole disc golf course,
17 slot RV park, 16 tennis courts, 5,000+ capacity
amphitheater, 2 basketball courts, 2 sand volleyball
courts

® [ndoor Amenities: fitness center, 2 racquetball courts, 2-
ane indoor track, 8-lane aquatics center, 4 hardwood
courts, 25,000 sf event space, concession area
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Sand Mountain Park
Indoor & Outdoor Facilities Blueprint
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FEDERAL OPPORTUNITY ZONES

In 2017, the Federal Tax Cuts and Jobs Act was passed by Congress, establishing an Opportunity Zone (“OZ”) program
to encourage investment in low-income census tracts. In 2018, the CA Governor identified 879 qualified census tracts
statewide to be eligible. There are two census tracts in Turlock with an estimated 837 acres of qualified area within
City boundaries. 117 acres are in the WISP area and 11 acres are in Downtown. This program expires at end of 2026,
but the new 2025 BBB Tax Law modified the program and extended the timeframe for OZ benefits indefinitely.

Effective 1/1/27, OZ investors in a qualified OZ Fund can defer capital gains for 5 years on other asset sales (if invested
in businesses or property in OZ area) and receive a 10% basis step-up. Profits from a future OZ asset sale will be
capital gains tax free.

Development of new commercial, industrial and multi-family apartments are the most prevalent OZ investments. It is
important for City to identify priority sites suited for development as soon as possible in order to take advantage of
the program. To attract special OZ investment funds, the area needs upfront backbone infrastructure and a simplified
entitlement process to accelerate the construction timetable.
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PERFORMANCE METRICS

In order to track economic development progress, it is important for the City to maintain annual business and
development data analytics to keep on top of economic and market trends:

1. Commercial Building Permits in Key Areas — measure commercial developer interest
Assessed Value of Commercial and Industrial Property — show increased private sector investment
Number and Type of Business Licenses — measure new business formations
Employment by Industry — show success in commercial and industrial business attraction and employment growth
Sales Tax Revenues by Geographic District — measure success in attracting businesses and economic activity
Hotel Tax Revenues — measure success in attracting more visitors
Hotel Visitor Survey — identify types of visitors, short term vs longer term stays

© N o Uk WD

Annual Survey of Business Owners — identify issues regarding City permitting / zoning process and other
programs

9. Special Event Data attendance estimates — show success of community outreach efforts

compa
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ECON DEV ROADMAP - IMPLEMENTATION PRIORITIES

While establishing priorities for economic development is the City Council’s prerogative, Kosmont was asked to
recommend a roadmap for implementing the various strategies discussed over the next 3 years.
6 Month Priorities could include:

= Assign responsibility to gather Performance Metrics

= [nitiate Business Expansion, Attraction and Retention (“BEAR”) and incentive policies
12 Month Priorities could include:

= WISP Infrastructure Financing Plan

= Provide report to Council on BEAR success and other Economic Performance Metrics

= Downtown Placemaking events
3 Year Priorities could include:

= Examine new sports facilities district

= Master plan for Federal Opportunity Zone

= |mplement Value Capture Strategies

IAa
kosmont,
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REGIONAL ECONOMIC DEVELOPMENT COMPARISON

To help understand the City’s competitive position, Kosmont has done research on how Modesto and Merced, two key

nearby competitive cities treat economic development, how their development impact fees and incentive policies compare
with Turlock.

Turlock incentives include:

* Turlock Irrigation District has lowest electric rates in the region

* City offers reduction in CFF Development Impact Fees for new projects involving demolition of existing uses with no
increase in square footage

» City provides a 10% reduction in trip generation for land uses in the Downtown Pedestrian Priority Area

* City of Turlock offers fee deferral options for Commercial and Industrial Development - deferred to occupancy
4 year deferment plan

5 year deferment plan
For more information, visit: www.turlock.ca.us/buildinginturlock/developmentimpactfees/
* City of Turlock offers fee deferral options for Residential Development:
Residential Fee Deferral Agreement (RFA)
Development Impact Fees can be deferred to close of escrow. Refer to City Council Resolution 2015-136
For more information, visit: www.turlock.ca.us/buildinginturlock/developmentimpactfees/
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REGIONAL ECONOMIC DEVELOPMENT COMPARISON

* No-Cost Predevelopment Meetings https://www.turlock.ca.us/buildinginturlock/predevelopmentmeetings/
* Annual City of Turlock Job Fair (50+ employers participating each year)
* City of Turlock Partnership Incentive Program:

$1,000 business grant available to a new Turlock business not part of a franchise or corporate chain.
https://ci.turlock.ca.us/doingbusinessinturlock/businessincentiveprogram/

* No-Cost Business Workshops: Through partnerships with business resource organizations, the City of Turlock Economic
Development Department provides workshops designed to help small businesses succeed. Topics include: Marketing for
Small Businesses, Accounting, Starting Your Business, Social Media Marketing for Small Businesses, E-Commerce for Small
Businesses, and more!

<ol
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REGIONAL ECONOMIC DEVELOPMENT COMPARISON

Merced offers the following economic incentives:

* Development fee reduction of 50% for construction in infill zone plus fee deferrals

e PG&E 5-yr electricity rate reduction for large power users

* Recycling zone low interest loans and credits for businesses that use recycled material

e Small business revolving loan fund

e UC Merced Venture Lab Proof of Concept fund to assist in commercialization of university startups

Modesto has significant business attraction and development incentives:

*  White glove permitting assistance from entitlement thru certificate of occupancy

* Incentives for green business by providing financing through the Community Development Financial Institution
*  Workforce training programs thru Modesto JC and Stanislaus Workforce Development at low or no cost

* Expedited entitlement and permitting ( same day tenant improvement permits)

* Fee deferrals (5-year installments) and full waiver in special circumstances)

* Downtown occupancy incentive (rebate of 1-year City sales and mil tax)

* Downtown fagade incentives of up to $10,000 matching rebate upon completion of approved projects

* Downtown residential development incentives (fee exemptions and free permits)

* Shop Greater Modesto free e-commerce portal for local businesses

* Modesto Irrigation District incentives for new energy efficient equipment
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DEVELOPMENT IMPACT FEES

Most California cities charge development impact fees and special taxes to fund infrastructure and service costs associated
with new development and may include the following categories:

*  Water Supply

*  Wastewater Treatment/Recycling

* Stormwater / Drainage

* Roads, Bridges and Traffic Signals

* Parks

* Other Public Facilities (Police / Fire / Library / Other)

Fees vary significantly e.g. Residential fees that vary by density per acre / avg home size / population / geographic area
Commercial and industrial fees vary by type (e.g., office, neighborhood retail, regional retail, restaurant, industrial warehouse,
manufacturing, business park). Fees also vary as different geographic areas have different infrastructure needs (areas with new
growth have greater needs)

Alternative Financing Options for major infrastructure is often authorized by cities using Mello-Roos CFD bonds secured by
special taxes or utility pledged facilities charges (PFC’s) to pay debt service for upfront investment needs.

<ol
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COMMERCIAL IMPACT FEE COMPARISON

Turlock fees for new retail development are modestly higher than Merced and Modesto. Important to note that
Turlock Master Plan fees are additive to the Citywide fees, while Modesto CFD fees are all inclusive for each CFD area.

RETAIL TURLOCK MERCED MODESTO
Water & Sewer Fees (Per 5F) 5 2105 6505 357
Parks 5 - 5 4.04
Capital Facilities 5 1980 | 5 314 | 5 13.50
Transportation 5 - 5 7.54
Storm Drain 5 2.00)5 -
Total Per Unit/SF 5 2390 |5 21.22 | 5 17.07
MASTER PLAN/CFD AREAS
Master Plan/CFD Fees /1 S 4.20 NA S 26.00
Maximum Per Unit/SF /1 8 2E.10 NA 8 26.00
f1 Turlock Master Plan fees not applicable unless located in Master Plan area
Disclaimer: The estimates shown above are for illustrative prototypes
'a Actual fees vary based on location, land use type and density
kOSI% KOSMONT COMPANIES I 49

g
E]

;gs
LA
iF



INDUSTRIAL IMPACT FEE COMPARISON

Turlock fees for new industrial development within WISP are significantly higher than Merced and Modesto. Turlock
Master Plan fees are additive to the Citywide fees, while Modesto CFD fees are all inclusive for each CFD area.

INDUSTRIAL TURLOCK MERCED MODESTO
Water & S5ewer Fees {Per 5F) 5 3.00 |5 63015 1.64
Parks 5 - 5 1.79 1 5 -
Capital Facilities 5 2605 1385 3.40
Transportation 5 253]5 -
Storm Drain 5 1.10] 5 - 5 -
Total Per Unit/SF 5 G.EO| S 12.00] 5 5.04
MASTER PLAN/CFD AREAS

Master Plan/CFD Fees /1 5 13.70 NA 5 7.00
Maximum Per Unit/SF f1 5 20.50 NA 5 7.00

{1 Turlock Master Plan fees not applicable unless located in Master Plan area

'a Disclaimer: The estimates shown above are for illustrative prototypes
‘
m
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MULTI-FAMILY IMPACT FEE COMPARISON

Turlock fees for new multi-family development within Master Plan areas are up to $38,000 per unit, which is almost $1
million per acre, much higher than Merced and Modesto. Important to note that Turlock Master Plan fees are additive
to the Citywide fees, while Modesto CFD fees are all inclusive for each CFD area.

MULTI-F AMILY TURLOCK MERCED MODESTO
Water & Sewer Fees (Per Unit/5F) 5 7,800 |5 7,200 5% 3,100
Parks 5 2,100 5 4,110 | 5 -
Capital Facilities 5 13,500 | 5 3,000 | 5 12,250
Transportation 5 - 5 1,900] 5% -
Storm Drain 5 620 ] 5 - 5 -
Total Per Unit/SF 5 24,1201 5 16,210 | 5 15,350
MASTER PLAN / CFD AREAS
Master Plan/CFD Fees /1 5 14,700 NA 5 24,800
Maximum Per Unit/SF f1 5 318,820 NA, 5 24,800
/1 Turlock Master Plan fees not applicable unlesslocated in Master Plan area
Disclaimer: The estimates shown above are for illustrative prototypes
'a Actual fees vary based on location, land use type and density
kosmon KOSMONT COMPANIES I 51
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TURLOCK IMPACT FEES

Development Fees - 4-acre Example
| Multi-Family |  Office |  Retail | Industrial

Units/SF 100 50,000 40,000 80,000
Street Lights est (per acre) $2,333 $2,333 $2,333 $2,333
Water /Sewer Fees (per DU/1000 SF) /1 $7.800 $1,300 $2,100 $3,000
Master Storm Fee (per acre) $15,500 $22,000 $22,000 $221,000
Capital Facilities Fee /2 (per DU/1000 5F) $15,600 $10,500 $19,800 $2,600
Morth Area Master Plan (per DU) $14,700 MNA NA, MNA
WISP Master Plan Fee (per acre) MNA 54,197 54,197 $13,721
Project Total - Low /3 $2,411,000 $687,000 $973,000 $545,000
Per Unit/1000 5F $24,100 $13,700 $24,300 $6,800
Project Total - MP Areas $3,881,000 $897.,000 $1,141,000 $1,643,000
Per Unit/1000 SF $38,800 $17,900 $28,500 $20,500

/1 Water Fees are included as rough estimates as they are based on fixtures and meter size

H /2 Includes Park Fees for Residential Only ($2,100 per unit)
kosf Nt /3 Project Total -Low excludes projects in North Area and WISP master plan Fees KOSMONT COMPANIES | 52
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City has four major development areas
with several thousand acres of
privately owned land for industrial,
retail, entertainment and blended-use
opportunities,

They include:

. Hwy 99 Corridor

2. Downtown Turlock

3. Westside Industrial Specific Plan
4. Federal Opportunity Zones (OZ)

The most significant near-term
opportunity is the ~30-acre site on
the east side of Hwy 99 planned for
restaurants, entertainment, retail and
hotel uses.

The 2025 Tax Law extended Federal

Turlock City Boundaries

OZ tax benefits indefinitely beginning l [ oo o Retai Coridor
. I [j Downtown Turlock
In Janua’ry 2027' ‘ DWestside Industrial Specific Plan Area

:J Opportunity Zone Census Tracts
kosﬁ%}!m Source: ESRI Business Analyst Online (Accessed December 2024) KOSMONT COMPANIES | 54



HIGHWAY 99 RETAIL
CORRIDOR

Total area size: 371.2 acres with over
1.7 million SF of existing retail space
and over ~100 acres of vacant land

Zoning: Planned Development (PD),
Community Commercial (C-C),
Thoroughfare Commercial (C-T),
Heavy Commercial (C-H)

30-acre site north of Countryside
Plaza is master planned for high
volume food, retail shops and hotel
uses.

Sources: (Accessed December 2024)
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DOWNTOWN TURLOCK

Total area size: 38.4 acres

Zoning: Low-Density Residential (R-L),
Transitional Commercial (TC), Office
or Residential (OR), Downtown Core
(DC), Planned Development (PD)

Legend
a » Downtown Turlock & y “ \ j,- F .
kOSI%Q.I}a..m Sources: (Accessed December 2024) I S Ll SN A2 B KOSMONT COMPANIES | 56




WESTSIDE INDUSTRIAL
SPECIFIC PLAN

Total area size: 2,611 acres

Zoning: Industrial (1), Industrial
Business Park (IBP), Community
Commercial (C-C), Office
Commercial (C-O), Low Density
Residential (R-L), Public/Semi-Public
(P-S), Planned Development (PD)

With major infrastructure investment, and
city incentives, the northern area can help
attract thousands of new industrial jobs,
as well as an indoor/outdoor regional
sports complex, hotels and regional
entertainment uses.

Sources: (Accessed December 2024)
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FEDERAL OPPORTUNITY
ZONES - 2017 TAX ACT

Estimated total area: 837 acres (within
City boundaries) 117 acres in Westside
Industrial SP Area: 11 acres in Downtown

The new 2025 Tax Law has extended the
timeframe for OZ benefits indefinitely.

Effective 1/1/27 OZ investors can defer

capital gains for 5 years on other asset
sales (if invested in businesses or property
in OZ area) and receive a 10% basis step-

up.

Development of new large commercial,
industrial and multi-family apts are the
most prevalent OZ investments.

DTurlock City Boundaries

99 Fwy. Retail Corridor
Downtown Turlock

D Westside Industrial Specific Plan Area
Opportunity Zone Census Tracts

Sources: (Accessed December 2024)
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ECONOMIC DEVELOPMENT TOOLS

Kosmont has prepared a summary of various Economic Development tools and a playbook that the City can consider
for Value Capture and to facilitate future development:

Capture Value from Tax Increment and Special Districts
* Enhanced Infrastructure Financing District (“EIFD”) use property tax increment and Community Facility Districts
(“CFD”) are tools to fund important local and regional infrastructure.

Capture Value from Zoning (Value Capture ZoningVCZ™)
» Development Opportunity Reserve (D.O.R.)® allows cities to create a “bank” of new density in zoning / specific
plans, allowing them to give the density to projects that deliver community benefits & public amenities.

Capture Value from Real Estate
» Cities can use a variety of strategies to capture the value of their properties (sale or long-term lease / Surplus Land

Act).
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THE ECONOMIC DEVELOPMENT PLAYBOOK

Special
Districts -
EIFD, CRIA,
CFD

Zoning

Create Value
Sales Tax i

A " from Zoning &
ssessmen DA Negotiations
Revenue

(STAR%)®

EIFDs
Capture Value from
Tax Increment

Development
Opportunity

Government

Financing

Reserve
(D.O.R.)®

OPM

Financing

Create Value Other Public Create Value
through public Money (OPM) Fumding
financing/refinancing - ARPA,

Infrastructure

Real Estate

Source: Kosmont Companies
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Surplus Land Act

Strategies
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SPECIAL DISTRICTS FOR INFRASTRUCTURE FINANCING

= Public agencies can utilize a variety of tax increment financing (TIF) and special district tools to fund infrastructure
projects that can help to motivate private investment. This includes Enhanced Infrastructure Financing Districts
(EIFDs), community facilities districts (CFDs), and business improvement districts (BIDs). These special districts are
not mutually exclusive, and can work well together to advance goals of motivating private investment.

= Enhanced Infrastructure Financing Districts (EIFDs) may be well suited for some of the Region’s opportunity areas
that have significant infrastructure needs (roads / connectivity, water / sewer, electricity, telecom / broadband, etc.).

®  EIFDs utilize property tax revenues from new development to finance public infrastructure projects without
introducing new or increased taxes.

u  EIFD project areas do not have to be contiguous, allowing them to target specific areas of high development and
high infrastructure need.

® The district commitment of revenues toward infrastructure can induce private sector investment, accelerate
growth, create jobs, and capture / grow fiscal revenues.
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SPECIAL DISTRICTS FOR INFRASTRUCTURE FINANCING

FUNDAMENTALS OF EIFDS

Tax Increment
Financing

Long-term
Districts

Non-Contiguous
Areas

Eligible Projects
Return on

Investment

Attract
Additional Funds

kosr% ln

companies

Tax increment from new development / assessed value increase used to fund infrastructure projects in
approved project areas

Up to 45-year districts from first bond issuance; Districts provide long-term, committed revenues in
targeted investment areas; Districts can be created in 12-18 months

EIFD project areas do not have to be contiguous, allowing them to target specific sites / areas and making
them compatible with other zoning / entitlement strategies

Any property with useful life of |15+ years and of communitywide significance; purchase, construction,
expansion, improvement, seismic retrofit, rehabilitation, and maintenance

Private sector investment induced by District commitment accelerates growth of net fiscal revenues, job
creation, housing production, essential infrastructure improvements

Allows community to attract tax increment from other entities (cities, special districts), federal / state
grants & loans (TOD, water, housing, parks), brownfield funding
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EIFD WITH A POTENTIAL CITY/COUNTY PARTNERSHIP

TIF Districts which involve a City / County joint effort are more likely to win state grant funding sources. According to the
Stanislaus County Auditor-Controller Office, the City gets an average of 7.6% of the baseline property tax and County receives
approximately 19% of the baseline tax in the Tax Rate areas within WISP.

Federal & State Sources Other Potential Funding Sources
* Cap-and-Trade / HCD grant & = Property tax revenue including RPTTF
Q’ o‘

loan programs (AHSC, IIG, TCC)
=  Prop 1 bond funds / Prop 68
=SB 1 Road funds
=SB 2 Transfer Tax funds

=  Federal DOT / EPA / EDA
funding

= Vehicle license fee (VLF) prop. tax backfill increment
=  Development Agreement / impact fees
=  Benefit assessments (e.g. contribution from CFD)

= Local transportation funding (e.g. Measure M/R)

=  Private investment

kosﬁg&!hs Sources: Kosmont Companies Notes: Actual shares vary by tax rate area. KOSMONT COMPANIES |
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Placentia / Orange County EIFD Partnership

Implementation

Aa . . .
kostnm%mcs Sources: Kosmont Companies, City of Placentia
since 1986

TAX INCREMENT DISTRICT CASE STUDY

PLACENTIA CASE STUDY — FORMED IN 2019

300+ acres: Old Town Placentia Revitalization Plan, Metrolink
Station, TOD Packing House Area

Infrastructure Financing Plan (IFP) will fund $13 million in
public infrastructure improvements for those areas

Water, sewer, streets, parking, transit connectivity

S460M+ expected in new AV from residential, retail,
restaurant development

Net Fiscal Benefit: $22M to City, S15M to County

EIFD feasibility analysis & formation process

Led education/outreach meetings with County BOS
Developed County EIFD Policy for City/County EIFD
Completed first EIFD TIF Court Validation in the state
Working on TIF Bond

KOSMONT COMPANIES
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SPECIAL DISTRICTS FOR INFRASTRUCTURE FINANCING

OTHER DISTRICT TOOLS

Property Business Improvement Districts are special assessments levied on real property to fund improvements and promote
activities the benefit the properties located within the PBID area.This includes capital improvements, parking facilities, street /
streetscape improvements, lighting and landscaping, marketing and promotion, and business attraction / retention. The special
assessment amount that each property owner pays must be directly proportional to the benefit received.

Property Business
Improvement
Districts (PBID)

Community Facility Districts are a new property assessment or “’special tax” that appears as a separate line item on a tax bill

Community and can be used to fund infrastructure / services that benefit the property.This includes transportation, parking, street / utility
Facilities District  improvements, hazardous waste remediation, street lighting / sidewalk, and public services. CFDs are useful because they
(CFD) provide early financing for a variety of critical services and infrastructure. CFDs also pair well with EIFDs as a value capture

strategy — with CFDs providing early funding and EIFDs providing funds as projects are constructed, and tax increment grows.

Parking Authority Districts can utilize a variety of funding sources — including bonds, ad valorem taxes, user fees, parking meter

Parking Authorit
Distri i Y charges, parking revenues, and City / County contributions — to fund improvements such as parking lots, structures, and

Istric alterations to circulatory infrastructure to facilitate ingress and egress.
Climate Climate Resilience Districts are a new type of district can fund projects to mitigate climate change. These districts have broad
Resilience financing powers, and can fund a wide range of eligible projects, including projects that address sea level rise / flooding, extreme
District (CRD) weather, wildfire, and drought.
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ZONING AND LAND USE STRATEGIES

DEVELOPMENT OPPORTUNITY RESERVE D.O.R.®

Zoning and entitlements create value. Cities can avoid simply giving that value away, and instead capture
that value as currency to support community benefits and public amenities.

Old Playbook:
Rezone Areas for New Density
and Expect New Development

Rezoning gives the value of the new density to current property
owners: inflated land values, limited possibility of development.

New Playbook: D.O.R.® allows cities to create a “bank” of new density in zoning /
2N B2 N1 AV (4 WISV 1ol (0| specific plans, allowing them to give the density to projects that
OLLEIILTACHIAAPRO N WA dcliver community benefits & public amenities.
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ZONING AND LAND USE STRATEGIES

DEVELOPMENT OPPORTUNITY RESERVE D.O.R.® - PROCESS

Create
D.O.R.®

Implement
D.O.R.®

A a
kosmgﬂﬂnics

Step 1

Conduct market / economic density analysis to
understand development potential.

|dentify sites and areas within community as
areas targeted for new development.

Step 3

Development Projects apply for density from
the DOR in exchange for amenities and
community benefits delivered.

Step 2

Use planning process to create a reserve bank
of density to use in target areas and create an

amenity list of desired community benefits and
advance projects.

Step 4

City & Developer sign a Development
Agreement, assigning D.O.R.® density to
project with contractual commitment to
deliver amenities or infrastructure.

KOSMONT COMPANIES
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City of Buellton: Avenue of Flags

D.O.R.® CASE STUDY ILLUSTRATIONS

Goal: Induce housing development in downtown area

Benefits & Amenities: public restrooms, off-site
improvements, public parking, parking district, public art,
parks, green buildings, other

Incentives: Increase density up to 40 units / acre, increase
heights, reduce on-site parking , reduced setbacks, reduced
traffic and application fees

City of El Monte: Downtown Main St.

= Goal: Increase downtown density along with community benefits
and public improvements

= Benefits & Amenities: streets, bicycle facilities, parking, open
space, beautification, transit, arts / cultural spaces, lot
consolidation; developer can either install improvements or make

payment into public improvement fund; value based on a portion of
residual land value (~75%)

= Incentives: Increase density, heights, FAR, dwelling units per acre

Implementation Steps

with community

1. Conduct market housing / economic
study to match RHNA needs

2. Discuss new density and public amenities

3. Create DOR mechanism as new Zoning /

'a Specific Plan provision
A
kosmon

mpaiis — Sources: Kosmont Companies, City of Buellton, City of El Monte
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