Insight Research Corporation
Technical Memorandum and Transmittal

Date: November 30, 2011

To:

Pam Mundo, Sunnyvale 4A Development Corporation

From : Elizabeth Morris, CEO /Chief Economist

Insight Research Corporation

Subject: Modifications to the Preliminary Financing Plan, Sunnyvale

TIRZ #1

Attached please find the following seven documents for the Preliminary
Financing Plan for your review, all dated 11-20-11, including:

1.

NOoO MDD

To

PowerPoint Presentation summarizing key points, which needs new
graphics based on the 11-10-11 Council/Board meeting,

Development Summary of TIRZ Private Projects, by developer/owner,
Phasing of Public Infrastructure Investments, by year,

Property Owner Interview Summary, with Detail of Acres and Values,
Preliminary Financing Plan, P&l Schedule,

Revenue Results by Jurisdiction — Summary Worksheets, and

Revenue Results by Jurisdiction — Detailed Worksheets.

recap the latest instructions for Filing Documents for the Preliminary

Financing Plan ( 11-30-11), please find my summary of the following:

Updates are provided in PowerPoint and Excel spreadsheets of TIRZ revenue
by jurisdiction for the Dec 10" Sunnyvale EDC meeting.

Development is assumed through 25 years, to 2036 and TIRZ Revenue
forecast through 40 years.

All documents are to be marked DRAFT, in 2011 Constant Dollars, and
prepared through 40 years, to 2051. These documents may become the
attachments to the TIRZ submission.

All assumptions are expected be modified by the TIRZ Board once the TIRZ
is constituted.



Forecast Methodology:

A “Constant Dollar” analysis used for these revenue forecasts, required for investment-
grade documents, assumes constant 2011 tax rate and taxable property values,
excluding any increases in the forecast based on cost of living or inflation factors. All
increases include business case, development expansions only. The City’s financial
advisor will add inflation factors at a later time, which like the interest rate, may be
adjusted for each bond tranch.

Rollback taxes, due to be paid when property comes out of agricultural exemption status
and is readied for development, are not included in these calculations. When properties
move from agriculturally exempt status to a different land use, five years of back taxes
on the new land value are due.

Coupled with the constant dollar methodology required for investment-grade documents,
these forecasts result in conservative revenue expectations from assumed development.

Property additions / modifications as made to prior development assumptions:

1. Development Assumptions: Six properties are added (#52 through #57).
Passage of the beer and wine option has been favorably recorded and is
expected to affect development site timing. These properties added the following
development assumptions to the proposed TIRZ:

A Temporary Assumptions for (#53), the Hospital Expansion. Assume 20%
expansion of building value and BPP complete in 2016, with a
construction value of $9.5 million and an assessed value of $7.65 million,
plus $2.6 million in new assessed BPP value.

B Multi-family construction. Added 16.4 acres of multi-family at standard
construction values, completed in 2016for the FC Properties addition on
Planters Road. Assume 4 plexes and 96 total units.

03 Hennard property (#56 and 57) of approximately 33.4 acres total in the
two tracts. Development is assumed to be completed by 2026 of
retail/commercial service on the front of the property and muiti-family on
the back to include
« 130,000 sf of retail and service (13 acres), and



o

8

» 12 units per acre density on multi-family/senior housing for a total of
240 units (20 acres)

2. Public Investment Assumptions: As a starting point for future TIRZ Board

consideration, assumptions included the prior 2A infrastructure schedule from the
Counci/EDC Board meeting of 11-10-11 (more aggressive), adjusted to include
to include Collins Road improvements in four bond tranches.

3. Participation Assumptions: Revenue documentation uses the following
participation rate assumptions for the TIRZ revenue forecast, including property
taxes on new value increases of TIRZ land, building and business personal
property (BPP) plus sales taxes generated from the new TIRZ retail only:

City of Sunnyvale 80% on Ad Valorem and BPP
Dallas County 25% on Ad Valorem and BPP
4A (New Sales Tax from TIRZ Retail) 80%
4B (New Sales Tax from TIRZ Retail) 80%

City (New Sales Tax from TIRZ Retail) 50%
| am available at your convenience for your comments or questions at 972-238-8838.

Thanks to you, the Sunnyvale 4A Board and the Town of Sunnyvale for the opportunity
to be of service.

M. Elizabeth Morris
CEQ / Chief Economist

Attachments (7)
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SUNNYVALE TIRZ

R

e

DEVELOPMENT SUMMARY
Preliminary Financing Plan
11-30-11
YEAR CONSTRUCTION
BEGINS
ACRES USE SIZE Preliminary Finance Plan
FC PROPERTY 1 LTD 156.2705
# 30-34, 38 Grocery Anchor 80,000 80,000 2013
4 Restaurants @ 4,000 sf each 16,000 2014
RKS TEXAS 3 Restaurants @ 8,000 sf each 24,000 2016
INVESTMENTS Big Box Retail 120,000 2015
# 35-37 Additional Retail 45,000 2014
Additional Retail 45,000 2016
Additiona! Retail 70,000 2022
Total Square Feet 400,000
Motley 4 Extended Stay Hotel 120 rooms| 2015
Cash / Goodhart
10 homes per year for 9 years
# 48-50 62 Residential ($400K) 90 lots beginning in 2013
4 75% Retail / 25% Office 50,000 2012
#47 0.8  Medical Office (Fields) 8,000 2013
Total Square Feet 58,000
Rob Paredes 14
FRY STREET LLP 3 Large Chain Fuel/Retail 4000 sf) 4,000 2013
#45 1 Fast Food Restaurant 4,000 2013
10 75% Retail / 25% Office 80,000 2015
Total Square Feet 88,000
8 homes per year for 4 years
Sun Acres Partnership 32 Residential ($300K) 32 Lots beginning in 2013
#7
Shaiji Daniel 17.34
Business Class Hotel & X
#18-21 6 Conference Ctr 200 rooms} 2022
5 Office Space 40,000 2022
40,000
Motley (No of US-80) 23 Mixed Use Retail 100,000 2024
#-5 Mixed Use Office, Svc, Prof 50,000 2024
150,000
FC Properties 16.4135 Multi-Family 96 Units 2014
#52
Dan Henard Trustee 33.4552 Retail 130,000 2024
# 56 & # 57 Senior Multi-Family 240 Units 2024
20%
Sabra Texas Properties LP Hospital Expansion Increase 2015

# 54




Sunnyvale TIRZ Preliminary Financing Plan
Phasing of Public Infrastructure investments
WORKING DRAFT, In Constant 2011 Dollars
!
! l |
Pubdfic Devetopment Projects Owner/Entity Construction Est. Project includes Goal Stort Year
2012
Pad @ 5. Colfins & Clay Hatdy Fields $10,000 Access Rd from S. Collins across Clay Property 2012
Paul Cash - Phase V1 of Stone Canyon East/Hwy. Commercisl David Goodhart/ $900,000 Paving, Parking, Utilities, Gas, e, 5t. Lighting
| Property Paul Cash 2012
FrySt. 1P
Collins Correr further Rob Parades $2,000,000 Rirgg Rd, Sanitary & Storm Sewesr, Water 2012
|Sunnyvale Centre FC Properties $3,000,000 Ring Road, All utdities, Natural Gas 2012
Sulbtotal TIRZ Funding $1 Released In 2012 7 55,910,000
2014
$. Coflins Rowd, Furnding Phuse 1 TXDOT/County/City $2,500,000 Widening/Turning Lanes/Sidewaks 2014
N. Collins Road, Funding Phase 1 Sunnyvale/Dallas County $1,500,000 dening/Tuming Lanes/S L 2014
Subtotsl TIRZ Funding #1 Released in 2014 $4,000,000
2015
Nat. Gas on N and S Side of High 0 $500,000 Gas Line Extension 2015
Sewer N &S Frontage Rds of Hwy 80 $500,000 2015
Motiey Property st West Town Limits / Hwy 80 $500,000 Gas Water, Sewer, Storm 2015
Subtotal TIRZ Funding #2 Relessed in 2015 $1,500,000
2016
S. Collins Road, Funding Phase 2 TXDOT/County/City $2,500,000 dening/Turning Lanes/Sidewalk 2016
N. Collins Road, Funding Phase 2 Sunnyvale/Dallas County $1,500,000 Videning/Turning Lanes/Sidewslk 2016
T.C. Lupton s $3,000,000 Reconstruction/Turning Lanes/Sidewalks 2016
Planters Road S $1,000,000 Reconstruction/Sidewalks 2016
£. Riverstone Dr. s $500,000 2016
David Goodhart/
Paul Cash - Phyase V of Stone Canyon East Paul Cash $925,000 Streets, Utilities, Gas, Electric, St. Lighting 2016
David Goodhart/
300 S. Collins Commercial Property Pauf Cash $375,000 Streets, Utilities, Gas, Electric, 5t. Lighting 2016
Subtotal TIRZ Funding #3 Refeased in 2016 £4,800,000
2017
TXDOT . 3
South Service Rd st Hwy 80 $7,000,000 Widening/reconstruction 2017
Subtotal TIRZ Funding #4 Released in 2017 $7,000,000
2018
S. Collins Road, Funding Phase 3 TXDOT/County/City $2,500,000 dening/Turning Lanes/Sidewal 2018
N. Collins Road, Funding Phase 3 Sunnyvate/Dallas County $1,500,000 dening/Turning Lanes/Sidewalk 2018
Subtotsi TIRZ Funding #4 Released in 2018 54,000,000
2020
S. Colfins Road, Funding Phase 4 TXDOT/County/City $2,500,000 Widening/Turning Lanes/Sidewalks 2020
N. Coliins Road, Funding Phase 4 Sunmyvate/Dallas County $1,500,000 dening/Turming | anes/Sidewak 2020
FC Properties $1,800,000 Storm Drainage, $1.8m 2020
FC Properties $175,000 Sanitary Sewer Une 7 550,000, Line X 125,000 2020
FC Properties $610,000 Water improvements 610,000 2020
Subtotal TIRZ Funding #5 Relessed in 2020 36585000
2022
Sunnyvale Hotet 8 Confersnce Center Sunnyvale AA/4B 53,000,000 5,000 to 10,000 f conference center@hated 2022
N. Collins Road Sewer Line $100,000 8" sewer Eine 2022
Danie! and Henard Sewer Line i Dunvie! & Henard $250,000 Line C-2 $250,000 from under Hwy 80 ! 2022
Balance of Infrastructure Funding #6 in 2022 $3,350,000
|

|Sutztotat Prioritized Public improvenwnts Fotal $42,145,000
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Sunnyvale TIRZ Prefiminary Financing Plan
Phasing of Public Infrastructure investments
WORKING DRAFT, In Constant 2011 Dollars

Public Development Projects

Owner/Entity Construction Est. Project indudes

Goal Stort Year
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Sunnyvale TIRZ Preliminary Financing Plan
Phasing of Public Infrastructure investments
WORKING DRAFT, in Constant 2011 Dollars

l I

Public Development Projects Owner/Entity G ction Est. Project Includes Godd Start Year
T
Optional Projects for TIRZ Board C: ’
Entrance Park at SW corner of Coliins/ 80 TXDOY $1,000,000 Park landscaping 2020
Entrance Park at SE corner of Collins/80 TXDOT $1,000,000 Park landscaping 2020
Bicycle/Walking Path north of Hwy 80 on old AR Luminant/Sunnyvate $500,000 12 Bicycle & Pedestrian Trait to Tripp Rd & HwyS0 2022
Other Public Faciities & Buldings e e | Summyvale Council/4A/4B $10,250,000  Possible public safety, community center, libcary | 20162026
Subtotal Optionai Public Investments $12,750,00¢
I I
Current Total of Public investment Options $54,895,000]
7
i
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DRAFT: INVESTMENT TO REVENUE SUMMARY
SUNNYVALE TIRZ # 1, 2011 — CONSTANT DOLLAR ANALYSIS

City Ad Valorem City Ad Valorem Total City
and BPP Taxes on| City Ad Valorem | Rovenue After City Sales City Sales Tax Revenue from
Added TIRZ and BPP Taxes TIRZ Taxes on New | City Sales Taxes | Revenue After TIRZ after
Year Values Participation Participation TIRZ Participation | TIRZ Participation Participation
$0.407962 80% 1% 50%
2012 $0 $0 $0 $0 $0 $0 $0
2013 520,806 516,645 $4,161 $46,875 523,438 $23438 $27,599
2014 $79,644 $63,715 $15,929 $189,475 594,738 $94,738 $110,666
2015 $150,270 5120,216 530,054 $309,725 $154,863 $154,863 $184,917
2016 $308,447 $246,758 561,689 $534,725 $267,363 $267,363 $329,052
2017 $429 584 5343 667 $85917 5662 975 $331,488 $331,488 $417,404
2018 5456,226 $364,981 $91,245 $662, 975 $331,488 $331,488 $422733
2019 p470,913 5376,730 594,183 $662,975 331,488 $331,488 $425,670
2020 $485,599 $388,479 $97,120 $662,975 5331,488 $331,488 $428,607
2021 $500,286 $400,229 $100,057 $662 975 $331,488 331,488 $431,545
2022 5514,972 $411,978 $102,994 $662,975 $331,488 $331,488 p434,482
2023 $560,746 p448 597 $112,149 $750,475 $375,238 p375,238 $487,387
2024 $629,707 $503,765 $125,941 $750,475 $375,238 $375,238 $501,179
2025 737,760 $590,208 5147,552 $929,225 p464,613 $464,613 $612,164
2026 $811,079 $648,863 $162,216 $982,975 5491,488 $491,488 $653,703
2027 $863,533 5690,826 $172,707 $1,037,975 518,988 $518,988 $691,694
2028 5870,085 $6396,068 $174,017 $1,037,975 $518,988 $518,988 $693,004
2029 $870,085 $696,068 $174,017 $1,037,975 $518,988 $518,988 $693,004
2030 b870,085 $696,068 $174,017 $1,037,975 $518,988 $518,988 $693,004
2031 $870,085 $696,068 5174,017 $1,037,975 $518,988 $518,988 $693,004
2032 $870,085 $696,068 $174,017 51,037,975 $518,988 $518,988 $693,004
2033 5870,085 5696,068 5174,017 $1,037,975 $518,988 $518,988 $693,004
2034 5870,085 $696,068 5174,017 51,037,975 $518,988 $518,988 $693,004
2035 $870,085 p696,068 174,017 $1,037,975 $518,988 $518,988 $693,004
2036 $870,085 $696,068 174,017 51,037,975 $518,988 $518,988 $693,004
2037 $870,085 $696,068 174,017 51,037,975 5518,988 b518,988 $693,004
2038 $870,085 $696,068 $174,017 51,037,975 $518,988 $518,988 $693,004
2039 b870,085 $696,068 $174,017 $1,037,975 $518,988 b518,988 $693,004
2040 $870,085 $696,068 $174,017 $1,037,975 $518,988 $518,988 $693,004
2041 $870,085 $696,068 5174,017 51,037,975 $518,988 $518,988 $693,004
2042 $870,085 $696,068 $5174,017 51,037,975 $518,988 $518,988 $693,004
2043 $870,085 $870,085 51,037,975 $1,037,975 $1,908,060
2044 $870,085 $870,085 51,037,975 51,037,975 51,908,060
2045 p870,085 $870,085 $1,037,975 $1,037,975 $1,908,060
2046 $870,085 b870,085 $1,037,975 $1,037,975 b1,908,060
2047 $870,085 $870,085 $1,037,975 $1,037,975 $1,908,060
2048 $870,085 $870,085 $1,037,975 $1,037,975 51,908,060
2049 $870,085 $870,085 $1,037,975 $1,037,975 $1,908,060
2050 $870,085 $870,085 $1,037,975 1,037,975 $1,908,060
2051 $870,085 $870,085 $1,037,975 $1,037,975 $1,908,060
TOTAL $27,901,605 $16,056,674 $11,844,931 $34,421,175 $12,539,700 21,881,475 $33,726,406
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DRAFT: INVESTMENT T0 REVENUE SUMMARY
SUNNYVALE TIRZ # 1, 2011 - CONSTANT DOLLAR ANALYSIS

County Ad Valorem | County Ad Valorem | County Ad Valorem
and BPP Taxes on and BPP Taxes Revenue After TIRZ
Added TIRZ Values Participation Participation
$0.623770 25%

$0 $0 $0
$31,812 $7,953 $23,859
$121,775 530,444 $91,331
$229,762 $57 441 $172,322
$471,613 $117,903 $353,710
$656,830 $164,207 $492.622
$697,565 $174,391 $523,174
5720,021 $180,005 $540,016
5742,476 $185,619 $556,857
$764,932 $191,233 $573,699
787,388 $196,847 $590,541
b857,375 $214,344 $643,031
$962,816 5240,704 $722,112
51,128,027 $282,007 $846,020
$1,240,132 5310,033 $930,099
$1,320,333 $330,083 $990,250
$1,330,351 $332,588 $997,763
$1,330,351 5332,588 $997,763
51,330,351 $332,588 $997,763
51,330,351 $332,588 }997,763
$1,330,351 $332,588 $997,763
51,330,351 $332,588 b997,763
51,330,351 $332,588 $997,763
51,330,351 $332,588 p997,763
51,330,351 $332,588 $997,763
1,330,351 $332,588 p997,763
51,330,351 $332,588 $997,763
$1,330,351 $332,588 $997,763
$1,330,351 $332,588 $997,763
51,330,351 $332,588 $997,763
51,330,351 $332,588 $997,763
$1,330,351 $1,330,351
51,330,351 $1,330,351
$1,330,351 $1,330,351
51,330,351 $1,330,351
$1,330,351 $1,330,351
$1,330,351 $1,330,351
51,330,351 $1,330,351
51,330,351 $1,330,351
$1,330,351 $1,330,351
$42,661,287 $7,672,032 $34,989,256
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DRAFT: INVESTMENT TO REVENUE SUMMARY

SUNNYVALE TIRZ #1, 2011 - CONSTANT DOLLAR ANALYSIS

4A Sales Taxes 4A Sales Tax 4A Sales Tax After| 4B Sales Taxes from 4B Sales Tax |4B Sales Tax After|
from New TIRZ Partici Participation New TIRZ Participation Participation
0.5% 80% 0.5% 80%

30 $0 $0 $0 $0 $0
523,438 318,750 $4,688 523,438 518,750 $4,688
594,738 $75,790 518,948 $94,738 $75,790 $18,948

$154,863 $123,890 530,973 5154 863 $123,890 $30,973
$267,363 $213,890 $53,473 $267,363 $213,890 $53,473
$331,488 $265,190 b66,298 $331,488 5265,180 $66,298
$331,488 b265,190 $66,298 $331,488 $265,190 $66,298
331,488 b265,190 b66,298 $331,488 $265,190 $66,298
$331,488 $265,190 566,298 b331,488 $265,190 566,298
$331,488 5265, 180 $66,298 $331,488 5265,190 566,298
$331,488 5265,190 $66,298 $331,488 $265,190 $66,298
$375,238 $300,190 $75,048 $375,238 300,190 $75,048
$375,238 $300,190 75,048 b375,238 $300,190 b75,048
$464,613 $371,690 592,923 $464 613 b371,690 $92,923
p491,488 $393,190 $98,298 491,488 $393,180 $98,298
$518,988 $415,190 $103,798 $518,988 $415,190 $103,798
$518,988 415,190 $103,798 $518,988 415,180 $103,798
$518,988 $415,190 103,798 $518,988 p415,190 $103,798
5518,988 b415,190 103,798 $518,988 b415,190 $103,798
$518,988 5415,190 $103,798 $518,988 $415,190 $103,798
5518,988 5415,190 5103,798 5518,988 b415,190 $103,798
$518,988 b415,190 5103,798 $518,988 5415,190 $103,798
$518,988 415,190 $103,798 $518,988 415,190 $103,798
b518,988 $415,190 $103,798 $518,988 $415,190 $103,798
$518,988 5415,190 $103,798 $518,988 5415,190 $103,798
$518,988 5415190 103,798 b518,888 $415,190 $103,798
$518,988 b415,190 103,798 $518,988 $415,190 $103,798
5518,988 $415,190 $103,798 $518,988 $415,190 $103,798
$518,988 b415,190 $103,798 $518,988 $415,190 $103,798
$518,988 $415,190 103,798 5518,988 $415,190 $103,798
5518,988 $415,190 5103,798 $518,988 $415,190 $103,798
$518,988 £518,988 $518,988 $518,988
$518,988 $518,988 $518,988 $518,988
$518,988 $518,988 b518,988 b518,988
$518,988 $518,988 $518,988 $518,988
$518,988 $518,988 $518,988 $518,988
518,988 $518,988 $518,988 $518,988
$518,988 $518,988 518,988 $518,988
$518,988 $518,988 518,988 $518,988
$518,988 $518,988 $518,988 $518,988
$17,210,588 $10,031,760 $7,178,828 $17,210,588 $10,031,760 $7,178,828




