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BOYDEN, COOLURIS, LIVINGSTON & SAXE PC

WRITERS EMAIL:
clivingston@bclslaw.com

Ron Milam

Fehr & Pecers Associatcs, Inc.
2990 Lava Ridge Court
Suite 200

Roseville, CA 95001

ATTORNEYS AT LAW
400 CAPITOL MALL, SUITE 1625

SACRAMENTO, CALIFORNIA 95814

TELEPHONE: 916-930-9740 FAX: 916-930-9745

INTERNET: BCLSLAW.COM

September 10, 2003

SEP 177 2003

BAY AREA OFFICE

900 LARKSPUR LANDING CIRCLE
SUITE 155

LARKSPUR, CALIFORNIA 94939
TELEPHONE: (415) 461-4080

FAX: (415) 461-8980

Re:  Employee Population Growth Estimates for TAZ 148 and TAZ 344

Dear Ron:

For purposes of the new model run, please use the following population counts by TAZ:

Existing Plus Existing Plus
New Employees New Employees
(2025) (Buildout)
TAZ 148 6,964 10,608
TAZ 344 3,081 5,289 |
Total 10,045 15,897

These employee population counts were calculated by taking the average annual increase
in employee population in the 19 years since development commenced (1985) within TAZs 148
and 344 and projecting that average annual employce population growth through 2025 and

Buildout of the job-generating land uses within TAZs 148 and 344.

I would note that we also projected employce population growth in TAZs 148 and 344
using lincar and power curve methodologics. Coincidently, these two methodologies resulted in
approximatcly the same estimates of employee population growth through 2025: TAZ 148 --
5,750, TAZ 344 -- 3,051; and Total -- 8,807. As you can sce, these employee population growth
estimates are lower than those based on the use of an averaging mcthodology. As a result, we
would propose to use the higher employee population counts because they will give us a more

conservative analysis.
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Ron Milam

September 10, 2003

Page 2

I have attached for the record the raw data and supporting analysis for the proposed
employee population counts along with a description of the methodology used to derive the
employee population counts set forth above.

It is also my understanding that the new model run will incorporate the following
additional assumptions:

1.

The number of residential units assumed for modeling purposes in TAZ 147 will
be 457 based on Staff confirmation that this unit count is accurate.

The number of residential units assumed to be developed within the Carson Creek
Specific Plan Arca will be 1,470 rather than the 1,683 units that were assumed in
the original runs.

Carson Creek will be modeled as an age-restricted residential development. It is
important to note that the Scttlement Agreement and Mutual Releasc entered into
on September 27, 1999 by and between El Dorado County Taxpayers for Quality
Growth, the Carson Creck property owners and El Dorado County (the
“Settlement Agreement”) stipulates that Carson Creek will be developed as an
age-restricted community (as defined by Civil Code Section 51.3) and is based on
the assumption that this requirement “will reduce by more than 50 percent
anticipated traffic generation associated with development of the Carson Creek
Specific Plan.” Exhibit A to Settlement Agreement at p. 2. Accordingly, we
would proposc that for purposes of modeling Carson Creek as an age-restricted
development in accordance with the requirements of the Settlement Agreement,
the trips generated by the project be assumed to be no more than 50% of the trips
that would have been generated had the project been developed as a non-age-
restricted development.

Please call if you have any questions. Thank you again for your assistance.

Enclosure

{000109495:3)

Sincerely,

Ct e

J. Cleve Livingston



Explanation of Methodology Used in Calculating
the Employee Populations for TAZ 148 and TAZ 344
at 2025 and Buildout

The projections of growth in the employce population for TAZ 148 and TAZ 344 were
derived using data from the spreadsheet enclosed as Attachment 1. This spreadsheet tracks
actual development within the El Dorado Hills Business Park over the 22+ year history of the

Park.

For purposes of estimating the projected growth in the employce population for TAZ 148
and TAZ 344, the following assumptions werc madc:

1.

{00015025:2}

The current developed gross building floor area (“BFA™) within the Park was
assumed to be 2,667,377 square feet (see Attachment 1, line 232). This BFA
includes 106,762 square fect of floor space that is presently under construction
and not yet occupied (sce Attachment 1, lines 36, 90, 107, 190, 191 and 219).
Nevertheless, in order to assurc a conscrvative approach, this unoccupied square
footage was trecated as if it were already occupied for purposes of determining the
Business Park’s current employce population.

Although the land use cntitlements for the Business Park were approved in 1982
and the Park was open for business in 1984, the first buildings were not completed
and occupied until 1985 (see Attachment 1, lines 5, 6, 13 and 14). Thercfore,
again to assure the estimates of employcc population in 2025 are conscrvative in
character, a start ycar of 1985 (rather than 1982 or 1984) was assumed in
determining the number of ycars over which to average the current conditions.

The average annual increase in gross building floor arca for TAZ 148 and TAZ
344 was calculated by dividing the cumulative BFA cither constructed or under
construction as of September 1, 2003 by 19 ycars (covering the period of time
from 1985 through and including 2003:

2,667,377 sf + 19 years = 140,388 sf/year

The average annual increase in employee population was then calculated by
dividing the average annual increase in BFA of 140,388 squarc fcet by the average
cmployee density of 1 employce per 574 square feet:

140,388 sf/ycar + 574 sf/cmployce = 245 employeces

The projected cumulative combined employce population for TAZ 148 and TAZ
344 by the end of 2025 was derived by multiplying the average annual increase in
employee population by 41 years covering the period of time between January 1,
1985 and January 1, 2026:

245 employees/yr x 41 years = 10,045 employecs



6. The projected combined cumulative employee population was allocated pro rata
between TAZ 148 and TAZ 344 based on the proportion of the total existing BFA
cither constructed or under construction in each of the two TAZs. Approximately
09.33% of the 2,667,377 sf of cumulative BFA has been constructed or is being
constructed in TAZ 148; approximately 30.67% of the 2,667,377 sf of cumulative
BFA has been constructed or is being constructed in TAZ 344. Accordingly:

10,045 employees x 69.33% = 6,964 employces (TAZ 148)
10,045 employees x 30.67% = 3,081 employecs (TAZ 344)

7. The projected employee populations at Buildout for TAZ 148 and TAZ 344 were
calculated as follows:

a. The projected employeec population of the Business Park at Buildout was
calculated using the following assumptions and methodology. The
Business Park is approximately 831 gross acres in size and includes
approximately 811 developable acres net of right-of-way for public streets.
Of the 811 developable acres, approximately 257 acres or almost one-third
of the Business Park Property has been developed. A total 0f 2,582,521
squarc feet of floor arca have been constructed on the 257 acres that have
been developed, resulting in an average FAR of 23.1% [2,582,521 sf =
(257 acres x 43,560 sf)]. The businesses operating within the Business
Park employed 4,501 employces as of January 1, 2003, resulting in an
employee population density of approximately one employee per 574 sf of
building floor area in the Park (2,582,521 sf = 4,501 employees). If the
actual pattern of development that has dcfined Business Park growth over
the last twenty years involving the development of almost one-third of the
Park acreage were to hold truc for the remaining two-thirds of the Park’s
developable acreage, the Park would produce approximately 5,574,547
additional square fect of new building floor area [.231 FAR x (554 acres x
43,560 sf)] and generate approximately 9,711 new employees (5,574,547
sf + 574 sf/employee). When added to the existing floor area (2,582,521
sf) and employee population (4,501 employces) of the Park, Buildout of
the Business Park would result in a total of 8,157,068 square feet of
building floor arca and 14,212 employces.

b. The projected employee population of the Business Park at Buildout was
allocated between TAZ 148 and TAZ 344 based on the proportion of the
cumulative building floor arca projected to be constructed in cach of the
two TAZs. Approximately 62.78% of the Business Park’s cumulative
building floor area at Buildout is projected to be developed in TAZ 148,
approximately 37.22% of the Park’s cumulative building floor arca at
Buildout is projccted to be developed in TAZ 344. Accordingly:

14,212 employces at 62.78% = 8,923 employees (TAZ 148)
14,212 employces at 37.22% = 5,289 employees (TAZ 344)
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The projected employce population of the 34 acres of land zoned for
Research and Development use within the Carson Creek Specific Plan area
was calculated assuming an average floor area ratio (based on actual
development experience within the Business Park) of .231 and an average
cmployee population density of one ecmployee per 574 square feet of
building floor areca (again, based on actual development experience within
the Business Park):

34 acres x 43,560 sf x .231 FAR + 574 sf/employec = 596 employees

Becausc the Carson Creck R&D acreage is located entirely within TAZ
148, all 596 ecmployees were allocated to TAZ 148.

The projected employee population of the 60 acres of land zoned for Light
Industrial use within the Carson Creck Specific Plan arca was calculated
assuming an average floor arca ratios (based on the industry standards
used by EPS) of .25 and an average employee population density of one
employee per 600 square feet of building floor arca (again, based on the
industry standards used by EPS):

60 acres x 43, 560 sf x .25 FAR + 600 sf/employeec = 1,089 employees

Because the Carson Creek Light Industrial acreage is located entirely
within TAZ 148, all 1,089 employecs were allocated to TAZ 148.

Accordingly, the projected employee population of TAZ 148 at Buildout
based on almost 20 years of actual development expericence is:

Business Park - 8,923 employees
Carson Creck R&D - 596 employces
Carson Creek LI - 1,089 employces
Total (TAZ 148) - 10,608 employces

Accordingly, the projected employee population of TAZ 344 at Buildout
based on almost 20 years of actual development experience is:

Business Park - 5,289 employees
Carson Crecek - 0 employees
Total (TAZ 344) - 5,289 employces

Accordingly, the projected combined employee population of TAZ 148
and TAZ 344 at Buildout based on almost 20 years of actual development
experience is:

TAZ 148 - 10,608 employees
TAZ 344 - 5.289 employees
Total 15,897 employces



