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I. INTRODUCTION

Yolo County is presently considering a proposal to expand aggregate mining operations
along Cache Creek to include "off channel” or "terrace” locations. This expansion is
described in the Off-Channel Mining Plan (OCMP) being prepared and evaluated by Yolo
County. Aggregate resources from "in-channel” locations have largely been depleted or
may threaten the integrity of the Creek. The "off-channel" mining will permit the industry
to continue in Yolo County within the area designated by the State Division of Mines and
Geology as a "Mineral Resources Zone" (MRZ). ‘

Because much of the area designated Mineral Resources Zone also contains viable farmland
and ongoing farming operations, Economic & Planmng Systems (EPS) has prepared an
economic analysis that explores key economic issues regarding mining, especially in
comparison to the ongoing agricultural operations. These issues include: 1) the relative
economic value (direct sales and indirect "multiplier” effects) of mining versus continued
agriculture; 2) the effects of mining upon surrounding property values; and 3) contributions
from these industries to the County's tax base. The economic analysis will provide
information that will inform decision-makers as they confront the various discretionary
approvals being sought by the industry. :

This analysis is predicated on a body of work that includes all information generated to
date, including EPS' Economic Analysis of the Gravel Mining Industry completed in 1994,
as well as data and reports generated by YCAPA, the Yolo County Farm Bureau, and other
sources. This report represents the culmmation of a three-part analytic process that
included:

1) General analytical framework and assumptions. Major assumptions, analytical
frameworks, and general methodologies were communicated to major stakeholders,
including representatives of the gravel and agriculture industries in Yolo County.
Comments have been compiled and are summarized in this report.

2) Identification of specific assumptions. Once the general framework and direction of
the analysis were discussed, EPS constructed appropriate models and conducted
research to develop detailed assumptions. These assumptions were presented in a
second technical memorandum, issued for further review and comment from
stakeholders. In cases where consensus has not been reached, disagreements have been -
documented and final assumptions have been justified in this report.

3) Economic analysis and report presentation. Based on the analytical framework and
detailed assumptions derived through the initial steps identified above, this report
identifies relative economic characteristics of each industry and major differences in
respective employment, payroll, and total value-added contributions to the local
economy.

6028RPT1.DOC
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SUMMARY OF CONCLUSIONS

1) The aggregate industry generates a substantial economic infusion into Yolo County.

2)

3)

4)

This infusion (whether from the 100-acre or project-wide scenario) is several orders of
magnitude larger than that provided by agricultural activities on the same land.

The strong agricultural sector in Yolo County will not be significantly affected by the
OCMP. Although agriculture is a much larger industry and is more important to the

. County in terms of total economic activity, gravel mining described in the OCMP would

disturb less than five percent of farmland in the OCMP area and less than 0.3 percent of
the farmland in the County. ‘

There is no evidence that the presence of mining activity has any substantial affect on
residential property values in and around the OCMP area, and likely increases the

. value of agricultural properties with potential aggregate reserves. Moreover, there is no

economic evidence to suggest that other agricultural properties (without reserves) are
affected by the presence of mining activity.

Mining contributes more tax revenues to Yolo County than does agriculture, on a per-
acre basis. The aggregate industry contributes both property and sales tax to the

County's General Fund, while agriculture, as a food commodity, does not generate sales
tax.

ORGANIZATION OF REPORT

Following this initial chapter, Chapter II presents the detailed assumptions used to arrive at
the report's conclusions. Chapter III provides a more detailed discussion of the study's
results for each of three major components of the analysis.

$028RPT1.00C
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GENERAL FRAMEWORK & METHODOLOGY

This analysis compares the econormic characteristics of gravel mining and agriculture, in
order to provide information to the County for purposes of policy making in the Off-
Channel Mining Plan (OCMP) Area. To analyze comparative returns, both a 100-acre "case
study” and a project-wide (OCMP area) analysis are conducted. Important technical
distinctions between these two methodologies are described below:

100-acre analysis. The 100-acre analysis is very straight forward, in that a 100-acre

parcel is evaluated in terms of: 1) returns from agriculture; and 2) a linear progression of
mining, reclamation, and agriculture on reclaimed lands. For purposes of

- simplification, there is no overlap between the mining, reclamation, and subsequent
- agricultural use of land in the mining scenario.

Project-wide analysis. The project-wide analysis is parallel to the 100-acre analysis, but
is more complex due to the model's simulation of the actual sequence of activities
associated with the OCMP. As with the 100-acre analysis, the agricultural scenario is
comprised of basic agricultural production on lands within the OCMP. However, the
mining scenario assumes pre-mining agriculture, mining, reclamation, and subsequent
agricultural production on reclaimed lands. All of these activities may be occurring
simultaneously at any given point of time within the project area.

The length of time for all aspects of the study is 50 years. Several stakeholders expressed an
interest in evaluating a longer period (i.e., 300 years). We have concluded that such longer
study periods are not useful. Two factors support this conclusion:

L]

Discount rate. As shown by Figure 1, discounted revenue streams extending beyond
this period of time will yield little additional information regarding the difference
between agricultural and mining scenarios. A discount rate of 4.0 percent will be
applied to convert nominal revenue streams to current dollar terms.

Uncertainty. There are many factors that could influence the economic returns from
either gravel mining or agriculture. Major changes affecting the supply and demand of
commodities, such as technological advances, are possible but not predictable in the
long-term future. As such, any attempt to predict econon:uc returns over a penod
exceeding 50 years would be misleading.

GRAVEL MINING ASSUMPTIONS

The most recent published YCAPA industry data has been used to identify direct gravel
mining employment characteristics including employment, annual industry payroll, and
sales assumptions. These data have been supplemented by subsequent interviews of gravel
industry representatives.

6026RPTI.OOC
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GENERAL CHARACTERISTICS

Reserves per acre. It is assumed that there is an average of 128,000 tons of PCC-grade
aggregate per acre extracted from the off-channel mining area. This assumption, which
assumes a 60-foot deep pit and about 10 feet of overburden, has been discussed with
Yolo County and represents an industry average for off-channel mining applications.

Price per ton. An average price of $5.76 per ton is assumed. This assumption is based

- on the production and sale of PCC-grade aggregate, based on the previous EPS

Economic Analysis in 1994 and a subsequent review of market conditions.

Net operating income. Aggregate industry operating data is consistent with the
Economie Analysis of the Cache Creek Gravel Mining Program prepared by EPS. For
example, net operating income is assumed to be approximately 20 to 25 percent of gross
revenues, before deductions for taxes and amortized capital depreciation.

Sales volume. It is assumed that the percentage of mined tonnage scld as aggregate is
88 percent, consistent with the OCMP and current industry trends.

Average salary. The average salaryl in aggregate mining industry is $57,500 per year,
based on a review of industry data and interviews of industry representatives.

Reclaimed land productivity. There is no assumed difference in the productivity of
reclaimed agricultural land, as compared to other agricultural land, as measured by
crop yield and/or value.

Local Market Capture -- Sales Tax. The sales tax rate in Yolo County, including the
local public safety fund, is 1.475 percent. It is assumed that the producers in the OCMP
Area will post approximately 50 percent of their sales within the County, primarily at
local asphalt and ready-mix batch plants. Therefore, sales tax is calculated using a
factor of 0.74 percent. It should be noted that this is a conservative estimate of Yolo
County market capture. Certain procedures may exceed this assumed capture rate.

County property tax. The County's share of property tax revenues in the OCMP's tax
rate areas averages approximately 12.8 percent of the 1.0 percent property tax rate. This
is based on a statistical review of County Assessor data by tax rate area.

100-ACRE ANALYSIS

Project Description. Based on input from Yolo County, the 100-acre analysxs has been
designed to provide a simplified comparison of the agrlculture and aggregate mining
industries. Unlike the project-wide analysis, this scenario is "linear”, in that it has three
discreet stages that do not overlap:

1. Years 1-10: Mining Activity. It is assumed that the land is used for extraction
of aggregate at a rate of 1.0 million tons per year.

5
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\
2. Years 11 - 30: Reclamation. Starting in Year 11, the tax basis for the property is
changed due to its change in use. Use of reclaimed lands are consistent in use

with the OCMP, including 48 percent reclamation of land back to agricultural
uses.

3. Years 30+: Agriculture, habitat, and recreation. The reclaimed agricultural
land is assumed to be farmed as described below, in a three-year tomato
rotation. Other land uses have not been evaluated.

+ Aggregate employment. Direct aggregate extraction employment is assumed to be
consistent with the current ratio of industry employees and extraction volume, which is
approximately 80,500 annual tons of aggregate per full-time position. This translates to
approximately 12 employees for the 100-acre scenario, which assumes extraction of 1.0
million tons of aggregate per year. :

¢ Subsequent reclamation and agricultural employment. Estimates for the reclamation
and agricultural phases have been developed by EPS based on interviews of industry
representatives. It is assumed that reclamation activities on a 100-acre site would
require full-time employment for four persons, while agriculture would require 0.5 full
time employees. It should be noted that in the case of agriculture, this is higher than the
average employment level assumed in the project-wide scenario (one FTE per 260 acres),
as a loss of efficiency would occur to the relatively small area assumed in this
hypothetical example. A more detailed discussion of employment assumptions is
provided in the following section.

PROJECT-AREA ANALYSIS

¢ Project description. Gravel will be mined using two project alternatives: 1) a rate of 6.2
million tons per year, as assumed by the OCMP DEIR (2,422 total acres mined); and 2)
the 20-year historical County average of 2.6 million tons per year (1,016 acres mined).
Unlike the "100-acre” analysis described above, the project-area analysis assumes a
dynamic cycle of uses resulting in pre-mining agriculture, aggregate mining,
subsequent reclamation, and eventual reuse of land for agriculture. At any given point
in time over the 50-year period (after the initial start—up period), land in the project area
will accommodate all four uses. :

¢ Reclamation rate. Reclamation is assumed to recover 48 percent of all mined land as
agricultural land. It is assumed that there is no difference in the economic viability of
"typical” agricultural land and reclaimed land. Itis assumed that lands are returned to
agricultural use within three years of completion of mining activity.

* Mining Use Values. For purposes of calculating property taxes, the provisions of the

Williamson Act apply to agricultural land that is converted to mining uses. As a result,
property taxes are based on the capitalized value of permitted tonnage heid in reserve.

G026RPTT.LOC
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Reclamation values are assumed to be equivalent to agricultural use values, per
standard assessment practices in Yolo County. Agricultural use values are discussed
below. -

AGRICULTURAL ASSUMPTIONS

Unless otherwise noted, all assumptions listed below apply to both the 100-acre scenario
and the project-wide scenario.

* Agricultural crop rotation. The economic analysis assumes a three-year tomato
rotation. This rotation will consist of tomatoes, followed by a two-year period of wheat
production. Itis assured that agricultural land under production is subject to the
provisions of the Williamson Act.

¢ Land values. The Yolo County Habitat Management Program, published by EPS in 1994,
indicates that the upper end of the price range for Yolo County agricultural land is
$3,500 per acre. Based on a subsequent analysis of the Cache Creek area, which contains
very few orchards and suffers from numerous pockets of boron (resulting in
inconsistent productivity), the average land value is estimated to be $2,500 per acre.
This estimate is based on a review of recent mining and agricultural land transactions in
Yolo County, obtained through DataQuick Information Services and local broker
interviews. It is also consistent with the calculated use value of tomato and wheat crops
in the project area.

e Tomato yield. The average yield among tomato crops in Yolo County is assumed to be
33.7 tons per acre, with a gross value of $53 per ton ($1,780/ac), based on the Yolo
County Crop Report and Sagara Farms.

 Wheat yield. The average yield among wheat crops is assumed to be 2.9 tons per acre,
with a gross value of $180 per ton ($517/ac), based on the Yolo County Crop Report and
Sagara Farms.

s Agricultural employment generation. Tomato employment is estimated to be 28.6
laborers per 1,000 acres (two-month peak harvest), and 5.4 laborers per 1,000 acres in
the Spring associated with planting, thinning and weeding (two months), per the
California Employment Development Department (EDD). This labor is in-additionto .
general management, overhead, and administrative employment estimated to be two to
three full-time equivalents per 1,000 acres. The general baseline of two full-time
employees per 1,000 acres is assumed for wheat production. In order to apply these
assumptions to the analysis it was necessary to adjust for seasonal employment and the
weighted average between tomato and wheat production employment levels and
corresponding payroll. These adjustments yield a total employment assumption of one
FIE per 260 acres, and an average payroll assumptlon of $142 per acre.l

1 For tomato labor, assumes two months at 28.6 FTE per 1,000 acres and two months at 5.4 FTE per
1,000 acres. Year-round baseline employment for tomatoes is assumed to be three full time

7
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¢ Tomato labor costs. Labor costs to produce processing tomatoes are estimated to be
$142/acre, based on information provided by the UC Agricultural Extension.

* Wheat labor costs. Labor costs to produce wheat under dryland/conventional tillage
are estimated to be $14/acre. On an hourly basis, the average labor rate for producing
wheat is estimated to be $8.71/hour. These data have been provided by the UC
Agricultural Extension. '

. ¢ Use value. For purposes of estimating property taxes under the Williamson Act, the
use value of the land is estimated assuming net operating income of 15 percent for
tomatoes and 30 percent for wheat crops, based on discussions with the Yolo County
Assessor’s Office, the UC Agrlcultural Extension, and a review of industry publications.
The net operating income is capitalized at 7.0 percent to estimate the annual use value
per acre for these lands, which is $3,800/acre for tomatoes and $2,200/acre for wheat.
Because wheat will be farmed for two out of every three years on any given parcel in
the project area, the weighted average use value is $2,600 per acre.

» Sales tax assumptions. Agriculture is a food commodity that is exempt from sales taxes
in California. As a result, the analysis assumes no sales tax accruing to the County from
sales of wheat or tomatoes.

RESPONSE TO STAKEHOLDER INPUT

EPS received input from Anthony Russo of YCAPA, Ian Eckholm, Lois Linford, and Charlie
Rominger. EPS has given all comments careful consideration. Where appropriate,
comments have been incorporated into the analysis. Adopted assumptions influenced by
stakeholder input include:

1. Crop Rotation. Incorporation of a tomato/wheat three-year rotation crop cycle.

2. Adoption of multiple project descriptions: 1) the DEIR's 6.2 million tons per year, and
2) the historical average of 2.6 million tons per year.

employees per 1,000 acres. The year-round employment baseline represents total employment
assumption for wheat production. For payroll assumptions, it is assumed that the weighted average
between tomato and wheat payroll is $56.67 /acre. This computed by a weighted average taking into
consideration tomato labor payroll at $142/acre for 33.3 percent of agricultural land and wheat labor
payroll of $14/acre for 66.6 percent of agricultural land. In addition, it was assumed that two (for
wheat production) or three (in the case of tomatoes) employees are needed to conduct administrative,
maintenance, and other routine year-round activities. As a result of these calculations, the average
gross salary (including indirect compensation and benefits) per FTE for agriculture in the project area
is estimated to be $36,800 per year.

SOIGRPTLOQC




Final Report
June 26, 1996

3. County tax contribution methodology. Concern was raised during the comment
period regarding the use of discounted cash flows while analyzing County tax receipts.
It should be noted that the tax revenue model (found in Appendix A) is expressed in
constant 1996 dollar terms, and tax revenues accruing to the County are not discounted.

Several responses from stakeholders were not adopted for various reasons, as described
below:

1. Analytic Framework. Several stakeholders have expressed interest in evaluating
shallow pit mining versus deep pit mining, rather than deep pit mining versus
agriculture. While this is not the focus of this study, Appendix A provides a detailed
account of assumptions and their specific applications, which facilitates independent
analysis by interested stakeholders regarding alternative project descriptions.

2. . Long-term costs and benefits of the gravel pit "lakes”, habitat area, and open space.
These areas, resulting from former mining sites that cannot be reclaimed as agricultural
land, have intrinsic costs and benefits. These items are important policy issues.
However, due to the complexities of evaluating these land uses, the economic analysis
makes no attempt to quantify them, and therefore does not assign economic value to
them.

3. The discount rate, assumed to be 4.0 percent, is used to discount future cash flows to
account for future investment risk. Comments have been made that this rate is either
too high or too low. While there are many potential arguments regarding the
appropriate discount rate, EPS has retained a 4.0 percent discount rate, as this is an
appropriate rate for analyzing natural resource production.

6026RPT1.DOC



Final Report
June 26, 1996

ITI. ECONOMIC ANALYSIS

The economic analysis is divided into three sections: 1) economic impact analysis; 2)
property value analysis; and 3) local tax contribution analysis. Each is described within this
chapter. For all three analyses at the project level, a comparison is drawn between
economic returns from mining and economic returns from agricultural production.

A. ECONOMIC IMPACT ANALYSIS

The economic impact analysis measures direct and indirect economic effects of gravel
mining (with subsequent reclamation of land back to agriculture) and agricultural
production in a three-year tomato rotation. Three measures are analyzed:

1) Employmént. Number of full-time equivalent jobs (FTE's) created by mining or
agricultural activity.

2) Personal Income. Includes direct and indirect employee compensation. |

3} Value Added. Includes employee compensation, proprietary income, other property
income, and indirect business taxes.

The multipliers used in this analysis have been generated by Micro IMPLAN, an input-
output modeling program based on economic data from the U.S. Bureau of Economic
Analysis (BEA). The multipliers are applied to the estimated direct effects to calculate
direct, indirect, and induced economic activity (i.e., all successive rounds of economic
activity within a region contributing to the direct unit under production). In this analysis,
the economic region under analysis is Yolo County.

METHODOLOGY

Direct economiic effects are the jobs, payroll, and sales created through the sale of aggregate
or agricultural goods. Indirect economic effects result when business revenue and

employee income are spent and circulated in the local economy in the form of sales, which
generates further employment, income, and sales through successive rounds of spending. .

The economic impact analysis evaluates the total volume of economic activity leading up to
the sale of the product under consideration (e.g., gravel or tomatoes). As such, the study
evaluates "backward linkages" such as seed, fertilizer, heavy machinery, business services,
and other sectors contributing to the production of a commodity.

Of course, both industries under consideration have important forward linkages. In the
case of tomatoes, for example, an example of a forward linkage is employment at tomato
processing plants, such as American Home Foods in Vacaville. In the case of gravel mining,

10
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direct forward linkages include the production of asphalt and ready mix at nearby batch
plants. Both industries result in truck driving activity. Forward linkages have not been
formally estimated as a part of the quantitative analysis.

RESULTS

Aggregate mining is a resource-intensive activity that yields significantly more economic
output than farming. The following tables summarize the magnitude of each industry's
economic output in terms of employment, personal income, and value added. More
detailed calculations, assumptions, and economic results are found in Appendix A.

Employment. Table 1 presents employment for the project-wide scenario in the last
year of the study period. Employment is most accurately measured using the project-
area scenario (as opposed to the 100-acre scenario), as a 100 acre area is not large enough
to support significant agricultural employment. As shown, direct and indirect
agricultural employment ranges from seven to 17 full-time employees under the low
and high extraction scenarios respectively (including seasonal workers). This is 52 to
125 fewer employees than would result from aggregate extraction, under the low and
high extraction scenarios, respectively.

It should be noted that both industries have substantial "forward linkages" to truck
driving and processing functions. In terms of processing, the aggregate industry is
more directly tied to the next stage in the value-added process, which is the
manufacture of ready-mix and asphalt. The agricultural industry is also closely tied to
processing industries, but regional tomato processing facilities (for example) do not rely
directly on OCMP area resources to the degree that the aggregate industry does.

Personal Income. As shown by Table 2, under the 100-acre analysis, the agricultural
industry would generate a total of $2.4 million (net present value) over the next 50
years, as opposed to $13.9 million from the aggregate industry, contributing to a
difference of $11.5 million. This difference ranges from $62 million to $150 million at
the project-area scenario for the low and high extraction alternatives, respectively. Of
particular note, the agricultural industry has a very high multiplier for personal income,
suggesting that a large proportion of labor originates from within Yolo County.

Value Added. Table 3 presents the total value added as a result of the production of
agricultural goods and aggregate, respectively. This comparison demonstrates the high
resource value of aggregate over the short term, as opposed to the moderate resource
value of agriculture over a longer term. In economic analysis, near-term cash flow is
more certain than long-term cash flow. The net present value of aggregate exceeds that
of agriculture by $57.5 million in the 100-acre scenario, and by over $357 million under
the project-area scenario. Even without discounting, the margin of mining economic
productivity over that of agriculture would be sizable.

11
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Table 1

Employment Impacts (End of Period)
Cache Creek Economic Analysis

Project-Wide Scenario

Itemn Direct  Indirect Total
MINING SCENARIO

Low Extraction Rate (2.6 'mtgyl

Mining 3z 18 49
Reclamation 5 2 7
Agriculture 2 1 3

Total . 39 21 60

High Extraction Rate (6.2 mtpy)

Mining 76 42 118
Reclamation 12 5 17
Agriculture 4 4 8
. Total 92 50 142
AGRICULTURAL SCENARIO

Agriculture -- Low Extraction 4 3 7
Agriculture -- High Extraction g 8 17
Difference -- low extraction 35 18 52
Difference — high exiraction 83 43 125 .

Source: California Employment Developmant Dept. (EDD); Yolo County

Farm Bureau; UC Cooperative Extension; YCAPA; MIG; Economic & Planning

Systermns

Economic & Planning Systems, Inc. &/18/96

12
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Table 2
Personal Income Impacts

Cache Creek Economic Analysis
(1996%8$ discounted by 4.0 percent annually)

100-acre Scenario

Project-Wide Scenario

ltem Direct Indirect Total Direct i Indirect Total
MINING SCENARIO
Low Extraction Rate $8,137,217 85,757,456 $13,804,673 $47,044,929 $34,495,658 $81,540,587
High Extraction Rate - - - $112,184,061 $82,258,878 $194,442,939
AGRICULTURAL SCENARIO
Low Extraction Rate $395,640 $2,004,725  $2,400,364 $3,214,571 §$15,538,273 §18,752,844
High Extraction Rate ' - - - $7,665516 $37,052,805 §$44,718,321
Ditference - low extraction §7,7141.577  $3,752,732  $11,494,308 $43,830,358 $1 8,957,385 62,787,743
Difference — high extraction - - - $104,518,545 $45,206,073 $149,724,618
Source: California Employment Development Dept, (EDD); Yolo County
Farm Bureay; UC Cooperative Extension; YCAPA; MiG; Econamic & Planning
Systems

13
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Table 3
Value Added Impacts

Cache Creek Economic Analysis
{1986%3 discounted by 4.0 percent annually)

1C0-acre Scenario Project-Wide Scenario
item . Direet Indirect Total Direct Indirect Total
MINING SCENARIO '
[ow Extraction Rate $41,973,699 $20,069,933 $62,043,832 $299,221,804 $153,654,170 $452,875974
High Extraction Rate . - - - $713,528,918 $366,406,097 51 ,079.935_,015
AGRICULTURAL SCENARIO
Low Extraction Rate $2,385,239 $2,175,185 $4,560,423 $52,120,211  $43,697,585 $95,817,795
High Extraction Rate - - - $124,286,656 $104,201,932  $228,488,588
Ditference — low extraction $39,588,461 $17,894,748 $57,483,209 $247,101,594 $105,956,685 $357,058,179

Ditferance - high extraction . - -

$589,242,262

$262,204,164  $851,446,426

Suurcs: Calfomia Employmant Devalopment Dapt. {EDDY; Yolo County
Farm Bursaw; UC Cocperative Extension; YCAPA; MIG; Economic & Planning
Systems

Econamic & Planning Systams, inc.  8/12/96

14
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B. PROPERTY VALUE ANALYSIS

The purpose of this analysis is to identify any effects aggregate mining has on the value of
adjoining residential and agricultural properties.

METHODOLOGY

Two general methodologies are applied within this component of the study: 1) a statistical
. review of land sales mvolvmg agricultural and residential land; and 2) case studies of key
developments in mining areas.

1) Statistical Review. EPS reviewed major agricultural and rural residential land sales
occurring along the I-505 and I-5 corridors over the past ten years. Sales transactions
have been tracked via DataQuick Information Services. This land transaction analysis
controls for quality of agricultural land.

2) Case studies of key residential project areas associated with gravel mining. Several
cases of mining in close proximity to residential uses have occurred in the greater Bay
Area and Sacramento regions. Case studies of effects on residential value in aggregate
production zones in these regions have been used to provide additional data for this
evaluation.

RESULTS

Impacts on Local Property Values: Project Area

EPS conducted an extensive review of agricultural and residential sales transactions in and
around the proposed OCMP area. Although mining has historically been confined to the
Cache Creek channel, sales transactions have been organized by location under the
assumption that properties located within the OCMP area have a greater likelihood of
having close proximity to a gravel mining operation. If gravel mining operations have a
significant impact on property values, then sales transactions (analyzed on a per acre basis)
should reflect this loss in value.

Agricultural Land Sales

Theoretically, it is possible that truck traffic and dust could have some affect on the value of
adjoining agricultural parcels. However, farming activities also tend to generate truck
traffic, dust, and use herbicides and fertilizers.

Based on a statistical analysis of sales transactions, it appears that agricultural properties
within the OCMP have higher values than similar properties elsewhere.in the County. This
appears to be associated with the possibility of underlying aggregate resources, which tends
to drive land values up irrespective of agricultural value. This is reflected by Table 4. For
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" Table 4
Analysis of Land Value Impacts
Cache Creek Economic Analysis

(1996 $3)

Price Per Acre
ttem Inside OCMP Area Outside OCMP Area Difference
Class lil & iV .
Row Crop Value (1) $4,065 $3,000 $1,065
Rural Residential Value (2) $28,565 $26,740 ‘ $1,825

{1} Agricuitual sales outside project area ara County-wide average.
Applicahle sales from Table B-1 ara shown below;

Sala# Salg Price/Acrg
2 $2,261
3 $7,383
8 $6,500
1 3603
18 $3,5M

(2) See Table B-2 for detailed transactions listing.
Saurce: DataQuick Information Systems; Economic & Planning Systems
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properties within the OCMP, the average price per acte of Class Il and IV row crop land
was $4,000, as compared to the regional average of $3,000 per acre. This represents an
increase of approximately $1,000 per acre -- about 33 percent.

It should be noted that because sales transactions involving comparable agricultural land
are limited in this area, this apparent trend is not statistically significant. To bolster the
statistical analysis, interviews of regional land brokers were conducted. Based on these
interviews, agricultural lands with mining potential tend to sell within the $4,500 to $12,000
per acre range. Based on available sales and anecdotal evidence, it appears that any
mining-related effects on agricultural land values are positive.

Residential Land Sales

EPS analyzed approximately 40 sales transactions involving rural residential homesteads in
the project area. Based on this statistical review, there is virtually no difference in the sales
price per acre among homesteads located near historical gravel mining areas versus
households in other similar areas in the County. Based on available data, there is no
evidence supporting a correlation between rural residential home values and proximity to
gravel mining.

Impacts on Residential Property Values: Greater Bay Area

To further analyze potential effects on residential values, EPS visited and collected sales
transaction data for residential neighborhoods near other quarry sites throughout the Bay
Area. In several communities, including Pleasanton, Livermore, and Roseville, active
mining operations coexist with upscale housing developments. Furthermore, nearby
aggregate mining does not appear to have impeded the planning of major new upscale
developments in the region. Five examples representing key findings are summarized
below:

s South Livermore. Directly north of RMC Lonestar's operation, one of Livermore's upscale
subdivisions has developed over the past three years. The average sales price in this
area, bounded by Concannon Road to the north and Holmes Street to the east, is
$343,000. In addition, Standard Pacific is developing a new housing tract directly
adjacent to the RMC Lonestar gravel mining operation at Isabel Avenue. According to
local real estate analysts, this development includes approximately 150 homes, with
houses estimated to be priced in the low- to mid-$300,000s.

o Mohr Avenue Area (Pleasanton). This high-end neighborhood is located directly west of
Kaiser's operation on the east side of the City of Pleasanton. Of the five residences in
this neighborhood that have sold in 1994, the average sales price was $657,000. One
feature that appears to be protecting property values is a landscaped buffer that
separates the neighborhood from the gravel pits to the east.

o Ruby Hills (Pleasanton). Ruby Hills is an upscale development that is planned around a
championship golf course. The development overlooks RMC Lonestar’s active mining
operation (as well as Futures Lake "A" and "B"), and includes 200 proposed homes at an
average price of $500,000; 650 custom lots; and 32 twenty-acre vineyard parcels. o
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According to Signature's project manager for this developmient, the quarry site below is
a part of the overall visual landscape. In the future this area will be converted to
permanent open space, including a linear park with jogging trails.?

*  Stanford Ranch (Roseville). According to representatives of Stanford Ranch, a large
mixed-use development adjacent to a defunct gravel mine (operations ceased in 1994),
the gravel mine has no detectable impact on home prices. The closest residential
subdivision at this point is three miles from the mine. Although there were substantial
concerns regarding the gravel mine in 1989 when residential development was initiated,
neither the mining activities nor the negative publicity generated by concerned citizens
had any apparent effect on home sales. The homes are visually buffered from the gravel
mine, although there have been some complaints that the buffers are not well
landscaped. The mine is planned for reclamation and subsequent development.

This case study, and EPS' general experience in analyzing the economic impacts of siting
large-scale facilities in the Bay Area, suggest that certain measures, including mitigation of
noise, dust, and visual impacts, can be utilized to minimize property value impacts. The
available data (see Table B-3 in Appendix B) suggest that high value residential
developments often coexist with gravel mining operations.

C. LOCAL TAX CONTRIBUTION ANALYSIS
METHODOLOGY

This component of the economic analysis compares property and sales tax revenues
accruing to Yolo County from mining and farming, respectively. Sales taxes accruing to
Yolo County stem from transactions recorded within Yolo County. In the case of gravel
mining, sales to contractors are posted at both plant sites and construction sites, depending
on whether material is being sold as base rock or as a component of cement or asphalt
production. ' '

It is assumed that property is purchased at the outset of the analysis for its full market value
under both scenarios. Moreover, it is assumed that for both mining and agricultural land, -
there is no difference in real appreciation of land or the turnover rate of property.

RESULTS

Table 5 presents respective tax contributions from agricultural and mining activity. These

revenues are expressed in constant 1996 dollars, and are not discounted. Aggregate mining
is projected to contribute $8.7 to $20.8 million more than agriculture under the project-wide
scenario. This analysis does not include fees paid to the County directly by the YCAPA for

2 RMC Lonestar has an agreement with the County whereby the company must reclaim land as its
proceeds with mining. Planting at the eastern extent of this operation has reportedly already begun.

18
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purposes of environmental documentation, monitoring, and other County services. These
have traditionally ranged between $120,000 and $150,000 annually. The higher contribution
from aggregate is higher than agriculture for two reasons:

1) Property taxes are higher. Both aggregate mining and agriculture pay taxes based on
their respective use values. Because the capitalized use value of aggregate far exceeds
that of agriculture, property taxes are much higher.

2) The aggregate industry pays sales taxes. Unlike agriculture, which is a food
commodity and therefore exempt from sales taxes in California, the aggregate industry
pays sales taxes on all transactions posting in Yolo County. Based on industry research
and interviews, it is estimated that about 50 to 60 percent of YCAPA's aggregate sales
are posted in Yolo County -- primarily at nearby industry asphalt and ready mix batch
plants. This analysis conservatively uses a 50 percent capture rate.

19
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Table 5
County Tax Contribution Analysis

Cache Creek Economic Analysis
{constant 1996$8$) o '

[tem 100-acre Project-Wide

Scenario Scenario
MINING SCENARIO (1)
Low Extraction Rate $512,306 $8,916,090
High Extraction Rate - $21,261 446
AGRICULTURAL SCENARIO (2)
Low Extraction Rate $10,262 $177,261
High Extraction Rate - $422,700
Difference -- low extraction $502,044 $8,738,829
Difference -- high extraction - $20,838,746

{1} Includes property and sales taxes.

{2} Includes property taxes, as focd sales are not taxable in California,

Source: California Employment Development Dept. (EDD); Yolo County

Farm Bureau, UC Cooperative Extension; YCAPA; MIG; Economic & Planning
Systems
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Table B-1a
List of Assessor Parcel Numbers in Planning Area
Cache Creek Economic Analysis

Assessor Parcel Numbers

Map Book: 025

Map Book: 048

Map Book: 049

025-120-08
025-120-07

025-120-13

025-120-18
025-120-17
025-120-32
025-120-35
025-120-38
025-130-01
0256-130-02
025-130-08
025-130-16
025-130-17
025-130-26
025-130-27
025-130-28
025-130-29
025-130-32
025-130-73
025-130-75
025-191-28
025-290-02
225-280-04
025-280-06
025-290-07
025-280-08
J25-280-12
025-280-13
025-290-16
025-280-17
J25-300-02
J25-300-04
J25-300-07
J25-300-08
225-300-16
025-300-22
025-300-25
025-300-26
025-300-30
025-300-33
025-310-10
025-310-20
025-310-22
025-310-23
025-310-28

Economic & Planning Systems, Inc. 6/17/96

025-340-23
025-340-24
025-340-25
025-340-29
025-340-30
025-340-32
025-350-01
025-350-04
025-350-10
025-350-14
025-350-15
025-350-16
025-350-19
025-350-20
025-350-26
025-350-28
025-350-30
025-350-32
025-350-35
025-360-13
025-360-16
025-360-18
025-360-20
025-360-20
025-360-21
025-360-26
025-360-37
025-360-39
025-360-40
025-360-41
025-360-42
025-360-43
025-360-44
025-360-46
025-360-47
025-360-48
025-360-49
025-360-52
025-360-54
025-360-55
025-43-01

025-430-01
025-430-02
025-430-03
025-430-08

048-140-19
048-140-20
048-140-22
048-190-08
048-190-09
048-190-10
048-190-12
048-190-13
048-190-14
048-210-01

048-210-03

048-210-04
048-210-05
048-210-06
048-210-08
048-210-10
048-210-11
048-220-02
048-220-03
048-220-16
048-220-17
048-470-10

049-040-03 .
- 049-040-05

048-040-06
049-040-07
049-040-07
049-040-08
049-040-08
049-040-09
049-050-04
049-050-07
049-050-10
049-060-01
049-060-02
049-060-07
049-060-11
049-070-01
049-070-04
049-070-05

049-070-06 -

049-070-08
049-070-09
049-070-11
04907012
049-070-13
049-120-01
049-120-02
049-120-03
049-120-05
049-120-08
049-120-07
049-120-08
049-120-09
049-120-16
049-120-17
049-130-01
048-130-05
042-130-06
048-130-24
049-130-27
049-140-24
049-140-28
048-140-30
049-140-32
049-150-23
049-150-40

HA\B026y0l0\AGLANDZ XLS



Table B-1a
List of Assessor Parcel Numbers in Planning Area
Cache Creek Economic Analysis

Assessor Parcel Numbers

Map Book: 025 Map Book: 048 Map Book: 049
025-330-03 025-440-09 048-220-15
025-330-04 025-440-16 049-220-16
025-330-05 . 025-440-17 049-470-11
025-330-08  025-440-41 048-470-18
025-330-21 025-440-42
025-330-22 025-440-43
025-340-01 025-450-01
025-340-07 025-450-05
025-340-08 025-450-07
025-340-10 025-450-14
025-340-11 025-450-15
025-340-12 025-450-16
025-340-16 025-450-17

Sources: ECHOE Map Publishing Co.'s Yolo County California
1984 Agri-Land Property Ownership Maps; Economic & Planning
Systems, Inc. :

Economic & Planning Systems, Inc. 6/17/96
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Table B-3

Residential Sales Data: Greater Bay Area
Cache Creek Economic Analysis

Development . Adjacent Quarry

Streat

City Name Name Name Bdrms Bath Age Sq. Ft. Sales Price
(1)
Oakland Crestmont Leona Quarry Campus Drive 5 3 5 8,644 $639,000
Oakdand Crostmont L.eona Quarry Campus Drive 4 4 3 5,063 $1,400,500
Qakland Crestmont l.sona Quarry Campus Drive 3 2 4 2,425 $386,000
Qaktand Crestmont Leona Quarry Campus Drive 4 3 4 3,026 $529,000
Ozkland Crestmont Leona Quarry Campus Drive 4 4 3 5,063 $1,600,000
Oakland Crestmant Leona Quarry Campus Drive 4 3 6 3,026 $505,000
OCakland Crestmont Laona Quarry Ridgemont Drive 4 3 8 2,509 $458,000
Qakland Crestmont Leona Quarry Ridgemont Drive 3 2 10 nfa $469,000
Oaldand Crestmont Leona Quarry Ridgemont Drive 3 2 7 1,885 $350,000.
Oakiand Crestrmont L.ecna Quarry Ridgemont Court 3 2 9 2,212 $360,000
Qakland Crestmont Leona Quarry Ridgemont Drive 3 2 7 2,330 $380,000
Qakland Cresimont Leona Quarry Ridgemont Court 4 3 9 2,662 $380,000
Qakiand Crestmont Leona Quarry Ridgemont Drive 3 2 7 1,860 $395,000 .
Qakiand Crestmont Leona Quany Ridgemont Cournt 3 2 9 2,710 $407,500
Qakiand Crastmont Leona Quarry Ridgemont Court 4 3 9 2,659 $409,900
Qakland, - Crestmont {.eona Quarry View Crest Drive 3 2 6 2,524 $379,800
Qakland Crestmont Leona Quarry View Crest Court 4 3 7 2,690 $391,000
Qakland Crestmont Leona Quatry View Cres! Drive 4 3 6 2,453 $410,000
Oakdand Crestmont Leona Quarry View Crest Drive 3 2 - 6 2,524 $385,000
Qakiand Crestmont Leona Quarty View Crest Drive 3 2 g 2,524 $399,000
Qakiand Crestmont Leona Quarry View Crest Drive 3 2 6 2,524 $41,900
Sunol nfa Suno! Quarry Foothill Road 3 2 33 1,616 $249,500
Sunol nfa Sunol Quarry Kiltkare Road 4 3 5] 4,400 $799,900
Suncl n/a Sunol Quarry Foothill Road 4 2 0 3,064 $598,000
Sunol nfa Sunol Quarry Foothill Road 2 1 99 1,640 $175,000
Sunol n/a Sunol Quarry Foothill Road 3 2 52 1,288 $180,000
Sunol nfa Sunol Quarry Kilkare Road 3 2 60 1,890 $425,000
Sunoi nfa Suno! Quarny Kilkare Read 4 3 40 4,392 $480,000
Suna n/a Sunol Quarry Kilkare Road 4 3 4 4,400 $825,000
Sunol nfa Sunol Quarry Foothill Road 3 2 40 1,288 $260,000
Sunal nfa Sunol Quarry Foothilt Road 3 2 32 1,616 $295,000
Sunot nfa Sunol Quany Kilkare Road 3 2 19 2,700 $430,000
Sunol nfa Sunol Quarry Kitkare Road 3 3 32 2,455 $585,000
Pleasanton n/a Kaiser Nichole Avenue 3 3 5 3,107 $590,000
Pleasanton nfa Kaiger Trenery Drive 4 2 16 3,404 - $649,000
Pleasanton n/a Kaiser Courtney Avenue 4 3 5 3,338 $769,500
Pleasanton nia Kaiser Courtney Avenue 4 2 & 3,211 $575,000
Pleasanton na Kaiser Courtney Avenue 5 3 5 3,738 $700,000
Livermore Toppen ‘RMC Lonestar QOrion Way 3 2 22. 2135 $283,950
Livermore Toppen RMC Lonestar QOrion Way 3 2 22 1,664 $252,000
Livermore Toppen RMC Lonestar Holmes Street 4 2 3 2,000 $433,000
Livermore Toppen RMC Lonestar Qrion Way 3 2 22 1,664 $260,000
Livermore wa RMC Lonestar Bel Avenue 4 2 28 2,407 $258,900
Livermore na RMC Lonestar Via del Sol 4 2 28 2,196 $274,950
Livermore nfa RMC Lonestar Rhea Way 4 2 5 33,412 $475,000
Livermore na BMC Lonestar Regutus Court 4 2 5 3,392 $599,950
Livermore n/a AMC Lonestar Mars Road 4 2 25 1,674 $249,980
Livermora n/a AMC Lonestar Bell Avenue 3 2 27 1,518 $207,500
Livermore nfa AMC Lonestar Via del Sol 4 2 21 1,928 $224,500
Livermore nfa " AMC Lonestar Fontonett Avenue 3 2 28 1,518 $227,000
Livermore na RMC Lonestar Mars Road 3 2 22 1,466 $229,000
Livermore n/a AMC Lonestar Satum Way 4 2 23 1,674 $234,000
Livermore nfa AMC Lonestar Via del Paz 3 2 16 1,753 $247,000
Livermore nfa AMC Lonestar Desconsado Avenue 4 3 15 1,950 $260,000
Livermaore n/a RMC tonestar Nepiune Road 3 2 23 1,684 $260,000
Livermore n/a AMC Lonestar Satum Way 4 2 23 2,510 $284,000
Livermore nia AMC Lonestar Via del Sof 4 3 25 2,623 $295,000
Livermare n/a RMC Lonestat Alden Lane 4 2 7 3,454 $410,000
Livermore nfa RMC Lonestar Alden Lane 4 2 6 2,848 $435,000
Livermore nfa RMC Lenestar Rhea Way 4 3 -] 3,332 $452,000
Livermore nfa AMC Lonestar Fontonett Avenus 4 3 5 3,243 $480,700
Livermoro nfa RMC Lonestar Pulsar Avenue 4 3 G 3,304 $470,000
Livermore nfa RMC Lonestar Ahea Way 4 2 § 3,367 $485,000
& Planning Sy L Ine, 617096 HA190msrMREDATAXLS
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Table B-3 .

Residential Sales Data: Greater Bay Area
Cache Creek Fconomic Analysis

Davelopment Adjacent Quarry Street .
City Name Name Name Bdrms Bath  Age Sq. Ft. Sales Price
: )

Livermore na RMC Lonestar Serenidad Street 3 2 27 1,500 $219,500
Livermore n/a BMC Lonestar Via det Sol 4 3 26 2,080 $289,900
Livermore n/a BMC Lonestar Lagrange Lane 4 3 7 2,582 $429,950
lLivermore na RMC'Lonestar Alden Lane 4 2 8 2,900 $449,000
Livermore nfa RMC Lonestar Rhea 4 2 5 3412 $478,850
Fremont nfa Alameda Creak Quarries Isherwood Way 4 2 22 1,830 $222,000
Fremont nfa Alameda Creek Quaries  isherwood Way 3 2 22 1,578 $215,000
Fromont na Alameda Creek Quarres Isherwood Way 3 2 22 1,579 $205,000
Fremont nfa Alameda Creek Quarties  Isherwood Way 3 2 23 1,879 $219,950
Fremont n/a Alameda Creek Quarriss  Harrisburg Avenug 3 2 14 1,838 $289,000
Fremont na Alameda Creek Quarries Harrisburg Avenus 3 2 14 1,838 $299,000
Framont n/a Alameda Creek Quarries  Hardisburg Avenue 3 2 14 1,939 $319,877
Framont n/a Alameda Creek Quarries  Barnard Drive 4 3 15 2,191 $349,950
Fromont nfa Alameda Creek Quarries Bamnard Drive 4 3 15 2,658 $364,888
Fremort n/a Alameda Creek Quarries Barnard Drive 4 3 14 2,888 $395,000
Fromont n/a Alameda Cresk Quarries Barnard Drive 3 2 1 1,838 $330,000
Fromont ra Alameda Creek Quarries  Barrington 3 3 ] 1,466 " $242,000
Fremont n/a Alameda Creek Quaries  Barrington 3 3 7 1,466 $245,000
Fromont n/a Alameda Creek Quarries Barrington 3 3 6 1,466 $260,000
Fromont n‘a Alameda Creek Quarries  Barrington 3 2 5 1,650 $284,950
Fremont na Alameda Creek Quagries  Barrington 2 2 6 1,376 $228,500
Fremont na Alameda Creek Quarries  Barrington 3 3 6 1,466 $246,000
Fremont n/a Alameda Cregk Quarries  Barrington 3 3 5 1,466 $246,875
Fremont n/a Alameda Creek Quarries  Barrington 3 3 6 1,466 $252,500
Fremont r/a Alameda Creek Quarries Barnington 3 3 7 1,466 $260,000
Fremont na Alameda Creek Quarries Barrington 2 2 5 1,650 $290,000
Framont na Atameda Creek Quarries Dickens Court 3 2 20 1,500 $256,500
Fremont nfa Alameda Creek Quarries  Reynelds Court 4 3 22 2,320 $269,998
Fremont na Alameda Creek Quaries Reynolds Court 4 3 22 2,320 $279,950
Fremont n/a Alameda Creek Quarries  Reynolds Court 4 3 21 2,320 $289,995
(1) Utilizes 1994 data.

Source: Multiple Sales Listings; Economic & Planning Systems, inc.
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