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INTRODUCTION AND SUMMARY

This study was designed to meet two objectives. The first objective was

to quantify , on an annual basis, new public dollar revenues derived from

increased property and sales tax revenues and income generated by the Rio

Salado project from the sale and/or lease of pUblicly owned land in the

project area. The second objective was to consolidate the overall economic

benefits from the Bureau of Reclamation's Central Arizona water Control study

Plan Six Alternative with those of Rio Salado. The end result reflects the

total economic benefits to be derived from the construction of upstream dams,

as proposed by Plan Six on the Salt and Verde Rivers and implementation of the

Rio Salado concept.

This study assumes completion of upstream flood control structures on the

Salt and Verde Rivers by 1992 as proposed by the United States Bureau of

Reclamation in their Central Arizona Water Control Study. Annual revenue

estimates are for the period 1992 to 2042. All figures in this report, unless

otherwise specified, are in 1982 dollars.

Although the study is by no means all inclusive, it does contain three

sections including:

*Rio Salado Project and Plan Six Benefit/Revenue Estimates

*Flood:CiAtl=~ Damages-Prevented

*Indian Bend Wash - Property Tax Impacts
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The conclusions herein are drawn from quantification of several

assumptions, most of which are believed to be conservative. The assumptions,

in terms of timing and the absorption of land either by sale or lease, and

expected value thereof, are a result of conversations with real estate

specialists who are familiar with the real estate market in Maricopa County.

Benefits and revenues from the Bureau of Reclamation Central Arizona Water

Control study Plan Six Alternative were provided by the BQR through their

Boulder City, Nevada office. The United states Corps of Engineers provided

data on flood damages prevented and the economic impacts of flood control

under the Plan Six alternative through their document entitled Economic

Supplement for Flood Control Central Arizona Water Control study and their

Phoenix Flood Damage Survey February 1980 report.

Estimates of personal income and sales tax revenues due to employment

generated by Rio Salado and Plan Six were provided by the State of Arizona,

Office of Economic Planning and Development through 2011. Beyond that po~nt,

estimates were made by Valley National Bank.

Other benefits, such as the savings from the damages prevented as a result

of flood control that the Cliff Dam and the expansion of the Roosevelt Dam

will provide will be examined in a section of this report.

The key assumptions are laid out explicitly in the first section of the

report which shows the expected increase in tax revenues, direct income

generated from the sale or lease of project property and the timing of the

project.
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The second section will show results taken from the Corps of Engineer's

study on the damages prevented by building Cliff Dam and expanding Roosevelt

Dam.

And finally, there will be a section providing substantiation of our

belief that the Rio Salado Project will cause assessed valuations of project

land to increase as the land is developed. Statistics on land value along the

Indian Bend Wash Project before the wash came into existence will be compared

to land· values since its creation. These statistics will readily show the

tremendous increases in assessed value that can occur when floodplain land is

reclaimed.

While at this point in time, it is clear that the exact pattern and timing

of development cannot be known with certainty and realizing that market

conditions change, this study makes it clear that virtually any set of

assumptions as to the development of industrial, commercial, and residential

property located on Rio Salado Project land will generate substantial revenues

in the form of property and sales taxes as well as from the sale or lease of

publicly owned land.

The following Schedule of Economic Benefits from Plan Six and Rio Salado

Construction 1992-2042 summarizes both private benefits and public revenues as

a result of implementing Plan Six and Rio Salado.
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Private benefits are defined as "direct expenditures of private funds

avoided and/or capital asset values increased as a result of Plan Six

construction". Public revenues are defined as "direct expenditures of local

funds avoided and/or direct revenues received as a result of Plan Six and Rio

Salado construction".

The benefit and revenue estimates shown on the schedule represent

undiscounted annual values expressed in January, 1982 dollars. The benefit

values represent general increases in income to all direct users of the CAP,

while the revenues represent specific increases in revenue or reductions in

costs to public entities in Arizona. More specific explanation of the

individual revenue and benefit estimates is contained in the Appendix of this

report.

Conclusions from this study indicate that over a fifty year period, Plan

Six-Rio Salado Projects, in combination, will provide $7.6 billion in pUblic

revenues and $2.4 billion in private benefits to this metropolitan region and

the State of Arizona.
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sct£0UlE OF ECONOMIC BENEfITS
fROM PLAN SIX AND RIO SALADO CONSTRLCTION

fOR FIfTY YEARS 1992-2042
(Ooo's)

WAOOEL
Public --- Private

Revenues Benefits

CLIff/ROOSEVELT
PublIc PrIvate

Revenues Benefits

STEWART t-«JLt.lTAIN
PublIc PrIvate

Revenues Benefits

TOTAL
Public ------ Private

Revenues Benefits

I. WATER SlPPl.Y

A. Irrigation

B. M" I

C. Indian

II. fLOOD CONTROL

$ 1,625 $ 317,720 $ 875 $ 171,080 No benefits assigned. $ 2,500 $ 488,800

133,055 -0- 71,645 -0- 204,700 -0-

19,630 10,570 30,200
:J:l
I

U1

A. Inundation Reduction

B. Location

III. RECREATION" fISH" WILDLIfE

Not detel'll\ined fOl'

Agua fria

Not detel'll\ined.

15,300

-0-

328,500

223,000

367,200

15,300 328,500

223,000

367,200

IV. Et£RGY MANAGEJoENT 2,217,300 970,800 2,217,300 970,800

V. TAX REVENLES

A. Property Tax (new)

B. Sales Tax (new)

C. Income Tax (enp1oyment)

VI. RIO SALADO LAND LEASE REVENJES

TOTAL ECOt-llMIC BENEfITS:

Not detel'll\ined for 2,290,775 --- 2,290,775

Wadde1/Agua fria 883,100 --- 883,100

1,490,480 --- 1,490,480

486,579 486,579
--_._-~

$2.351.980 tlJOO.l50 $5..2}8.154 $1.100.350 $ ..()- $ -0- $7.590.734 $2.408.500
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BACKGROUND

The Rio Salado project involves the planning and development of a 40-mile

stretch of the Salt River from Granite Reef Dam to the confluence of the Salt,

Gila, and Agua Fria Rivers. The planning area encompasses 100 square miles,

65,000 acres, and more than 22,000 individually owned parcels of land.

In 1980, the state of Arizona created the Rio Salado Development

District. The District is responsible for:

- assisting in the solution of flood control problems in the Salt River
bed;

- encouraging the optimum development of prime lands along the river
course within the jurisdiction of the District;

- promoting the development of outdoor recreational facilities; and

- combining flood control with environmental design in a manner that will
achieve the greatest social and economic benefits for the region and its
population and thus enhance the general welfare of the state.

Rio Salado is destined to restore life to one of the Phoenix metropolitan

area's greatest natural resources - the Salt River. Working within the

framework of a comprehensive development plan based upon environmental,

social, aesthetic, and economic considerations, the Rio Salado can become a

regional attraction noted for its beauty and recreational opportunities. In

addition, it can serve as an enhancement to local interests in the development

of housing and commercial and recreational assets. Historic development

patterns have proven repeatedly the magnetism of controlled floodplain and

water oriented landscapes.
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By constructing upstream flood control structures, water could be

maintained in the Rio Salado on a year-round basis in the form of lakes and

boating channels. Scenic parkways and local roads will provide views and

access to major public recreation and open space areas. Hiking, horseback

riding, and bicycle paths will traverse the entire length of the river through

the metropolitan area. Sanctuaries for natural flora and fauna could be

preserved for all time. A braided chain of lakes, parks and waterways will

knit the area together. Enhanced uses of private property will be in accord

with an overall plan under special environmental quality standards and

controls.

Perhaps the most significant is that the reclamation of the Rio Salado can

literally turn the Phoenix region inside out. The disorderly outward spread

of urbanization is now being checked as costs and public policy restrict the

further extension of utilities and services. Phoenix is fortunate to have a

sizeable inner frontier where growth can occur using existing infrastructure

to bond the city together. Particular features along the river's course such

as ASU, the airport, the centers of Tempe and Phoenix, and the Papago Park and

Indian Bend Wash, all offer special opportunities. Obstacles to growth at the

city's boundaries are creating a strong market for inner-city housing and

industry, and the space is there to provide for it. Moreover, this central

space is large enough so that all potential users, even including facilities

of large scale, can be accommodated without conflict.
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Reclamation will provide a great bonus of outdoor recreation, new

institutions, and public services for all the citizens of the metropolitan

region. The recreational potential is enormous. Since it will be possible to

integrate housing and industry with the recreational development, new modes of

recreation-related living and wor~ing, as well as new ways of financing and

maintaining recreational facilities, will also be possible.

Analysis of the real estate market in the Phoenix area indicates a

substantial demand for industrial development, as well as the signs of an

evolving demand for in-town water and recreation related housing. Current

population projections suggest that the county will double its population over

the next 25 years and that the growth rate within the project area will be

even greater. Table 1 presents a preliminary analysis as to what share of

regional growth for population, jobs, and dwelling units can be anticipated

within the Rio Salado project area during the period 1981-2005.

In addition, there are special market opportunities here. The overall

demand for future hotel rooms is significant. The hotel industry is likely to

be a major new employment generator in the Rio Salado area. If it is properly

designed, large numbers of tourists can be attracted by the new water

landscape. The potential for a special industrial development related to ASU

and the airport is also strong. Although there are no large shopping centers

envisioned, there will be some demand for new retail facilities, both tourist

oriented and to serve the new housing. These market demands will not only

assure steady development of the Rio Salado, but provide a means for financing
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the improvement through a public-private partnership. A substantial tax base

will be created, enabling bond financing to be secured, a'nd bolstering the

finances of the adjacent local jurisdictions.

Table 1

Preliminary
Regional and Rio Salado Development

District Growth Projections
1981 - 2005

Estimated
Regional Estimated Rio Salado

Share Growth Development District Share
Number Percent

Population 1,437,900 49,300 3%

Jobs 705,400 63,900 9%

Dwelling Units 551,400 22,300 4%

Since the Rio Salado Project passes through many of the lower-income areas

of the region, it is an opportunity to show that this type of development can

afford an opportunity to low-income groups to advance economically and

socially. It can provide jobs, housing, sorely needed public services, and

opportunities for economic enterprise. In the process, it will contribute to

better cross-cultural understanding. This is a potentiality that must be

addressed forcefully and early, however, if it is to be realized.

All of these possibilities are underpinned by the substantial, widespread,

public support that the Rio Salado project enjoys. Although according to a

1982 County-wide public opinion survey, 80% of the people are largely unaware

of what it entails, almost as many said they would support it if it were to

come to a vote, and 2/3 would approve the use of tax money to support it. The



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

B-5

respondents were especially enthusiastic to its recreational potential, and

its ability to improve the quality of their lives. This is not yet an

informed support, nevertheless, the project begins with a great fund of

goodwill. Given effective progress and good public relations, that base of

support should only grow stronger. ~he realization of Rio Salado is

contingent upon solving flood control problems in the Salt River bed.

In October, 1981, the Bureau of Reclamation proposed a plan of action that

included recommended solutions to prevent damages that result from flooding in

metropolitan Phoenix. This proposed action is known as Plan Six.

Plan Six includes the building of a new dam on the Agua Fria River

(Waddell); a new dam on the Verde River (Cliff); and a new or enlarged

Roosevelt Dam on the Salt River; plus a new or modified stewart Mountain Dam

at Sahuaro Lake. Under this plan, new Waddell would replace the existing

Waddell Dam at Lake Pleasant. It would be constructed for regulatory storage

and would provide incidental flood control. Flood control, additional water

conservation, and Safety of Dams would be provided at Cliff, Roosevelt, and

Stewart Mountain. This plan would reduce the 200-year flood at Sky Harbor

Airport to 92,000 cfs and the laO-year flood to 55,000 cfs.
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SECTION I

RIO SALADO PROJECT AND PLAN SIX BENEFITS/REVENUE ESTIMATES

Estimates of new property and sales tax revenues and income from the sale

and/or lease of pUblicly owned property within the Rio Salado project area

were made in two phases. The first phase analyzed the revenue impacts if Rio

Salado developed four specific sites in a five year sequence, over 20 years.

The second phase analyzed the market share of residential and industrial

development that Rio Salado could reasonably expect to attract on an annual

basis.

Specifically, the first phase selects four 550-600 acre sites and analyzes

their revenue potential based upon development of a mixed land use pattern

over a five year "build-out", for each of the four sites. The focal point of

each site is a 300-acre public park and lake site surrounded by 250 to 300

acres of privately financed development for residential, commercial, and

industrial purposes.

The second phase analyzes the revenue potential based upon Rio Salado

attracting 5% of the current market demand for residential and industrial

development in the Phoenix metro area. Each of these land use market shares

was balanced against the total number of acres that can be reclaimed from the

Salt River floodplain as a result of the implementation of the Plan Six flood

control measures on the Salt and Verde Rivers as reported by the United States

Corps of Engineers in their study entitled Economic Supplement for Flood

Control Central Arizona Water Control Study.
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The Total Rio Salado and Plan Six schedule combines the results of phases

at 4,832 net acres available for development under a market share analysis.

$ 501,166
$1,127,391
$1,569,336
$1,834,753
$2,558,088

$7.590.734TOTAL REVENUES:

First ten years
Second ten years
Third ten years
Fourth ten years
Fifth eleven years

revenues are:

The final grand total of all public revenues is $7,590,734,000 for a fifty

year period (1992-2042). Summarized by ten year increments, the public

The USeE study reports that a total of 6,219 acres of land would be

reclaimed from the Salt River floodplain within the Rio Salado project area if

the 100 year flood was controlled to 50,000 cubic feet per second. From this

total for reclaimed land, our study excluded reclaimed land located on the

Salt River Pima-Maricopa Indian Reservation (287 acres), as well as reclaimed

land being privately developed under the first phase (1,100 acres) to arrive

one and two with all other Plan Six public revenues including irrigation,

municipal and industrial water supply, and energy management. In addition,

Personal Income and Sales Tax revenues due to employment generated by Rio

Salado and Plan Six are summarized on an annual basis.
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ASSUMPTIONS

We believe that the figures used for absorption of industrial and
residential land in the project tend to be conservative. For example, figures
used assume that approximately 265,000 square feet of industrial space is
absorbed annually. In 1980 and 1981, absorption of industrial space in the
Phoenix area averaged about 4,000,000 square feet per year. This means that
if industrial absorption is still no greater in the 1992-2042 period than it
was in 1980-1981, this project would have to capture about 6.5% of the
industrial market. Chances are that absorption of industrial space in the
1992-2042 period will be substantially more than 4,000,000 square feet
annually.

Residential building permits in Maricopa County in the 1977 through 1981
period averaged 19,975 units per year. Thus, 500 units annually comes to less
than 2.5% of the total market for that five year period. Since the new
housing market in the 50 year period covered is likely to be sUbstantially
larger than the five year average 1977 through 1981, the project would have to
capture only a very small percentage of the housing market to meet projected
figures.

The figures for hotel assumes only one 400 room hotel per lake. While
some knowledgeable people believe that the lakes would provide ample
inducement for resort-type hotels, the projection assumes only a
business-oriented hotel to service the industry in the area. Any additional
resort-type facility would only enhance the revenue flows. In addition, room
rates a~vac~cy~rate,s us.ed are a.verag.es for the entire area and are likely
to be Iow;- l(--v..e ~ ,w(JJvtrL ~NJ~vor:;JYVJ Jeri I /ow~ v'A.e.-a-.~/

r J <- J I~ ~I\o rJ~ rio I/ok~ /
The assumptions regarding the shopping center site are that each lake

would have one relatively small five acre specialty shopping center. Once
again, given the nature of the assumed development, i.e., business and
residential oriented rather than tourist oriented, it was felt that estimates
using a small shopping center would probably be more realistic than using a
ten or twenty acre site estimate.

Other direct revenues undoubtedly could occur from rental of space such as
refreshment kiosks, sail boat marinas and other recreation-oriented, income
producing businesses. However, estimates for these items were not made.

Overall, the potential revenue generation from the direct and indirect
benefits not calculated could easily outweigh the direct benefits that were
calculated. thus, despite the fact that the calculated benefits run into the
billions of dollars (1982 dollars), these undoubtedly considerably
underestimate the total benefits of the project.



ASSUMPTIONS REGARDING TOTAL DIRECT INCREASES IN PROPERTY AND
SALES TAXES AS A RESULT OF RIO SALADO REDEVELOPMENT PROJECT

Building:

Of the 18.4 acres of land available for industrial development, 33%, or 6.1
acres, will house industrial facilities.

It is assumed that 20 acres of land per year will be developed for industrial
use as a result of the Rio Salado Redevelopment Project. It is estimated that
8% of the acreage, or 1.6 acres, will be dedicated to roadways, leaving 18.4
acres for industrial development.

7,934,889

11,140,905

400,000

10,740,905

* .55

5,907, L~98

* .25------
1,476,87L~

$ 3,206,016

Value of 20 acres of improvements

Assessment ratio

1-4

Market value

Net assessed valuation of property

Annual Tax Liability (per 20 acres assuming a tax
rate of $10 per $100 of assessed valuation)

Rate to determine full cash value

Less estimated value of land presently in flood plain

Full cash value

$30 per square foot for improvements * 20 acres * 92%
* 33% coverage

$4 per square foot improved * 20 acres * 92% (8% for roads)

Land:

INDUSTRIAL
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Revenue from hotel rooms is assumed to be 55% of total gross receipts.
Assumes 70% occupancy rate and an average per night room charge of $75. Food
and beverage revenue accounts for the other 45% of gross receipts. A 5% room
and food tax is applied to gross receipts.
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COMMERCIAL - HOTEL (400 room hotel assumed)

Land:

$8 per square foot * 20 acres

Improvements:

$100,000 per room * 400 rooms

Value of hotel

Less estimated value of land presently in flood plain

Market value

Rate to determine full cash value

Full cash value

Assessment ratio

Net assessed valuation of property

Annual Tax Liability (per 20 acres assuming a tax
rate of $10 per $100 of assessed valuation)

SALES TAX ON HOTEL REVENUE (per 400 room hotel)

Hotel receipts (400 rooms * .70 occupancy * $75 per
night * 365 days)

Food and beverage receipts

Gross receipts from hotel and food and beverage receipts

Room and food tax

Total annual sales tax on hotel revenue

$ 6,969,600

40,000,000

46,969,600

400,000

46,569,600

* .50

23,284,800

* .25

5,821,200

L 582.120

$ 7,665,000

6,335,000

14,000,000

* .05

~ 700.000
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Land:

.05

.25

.70

466,909

1,867,635

1,361,250

2,668,050

*

*

*

$ 1,306,800

$ 5,445,000

Assessment ratio

Market value

Net assessed valuation of property

Rate to determine full cash value

Annual Tax Liability (per 5 acres assuming a tax
rate of $10 per $100 of assessed valuation)

Full cash value

Tax rate

Total Annual Tax on Sales (assuming a 5% sales tax rate)

$6 per square foot * 5 acres

$25 per square foot * 5 acres * 25% coverage

$100 per square foot in sales per year * 54,450 square feet

It is assumed that five acres of land per lake will be developed for
commercial/shopping center use.

Building:

Of the five acres devoted to commercial/shopping center, 25% of the acreage,
or 1.3 acres, will house a shopping center facility.

COMMERCIAL - SHOPPING CENTER

Sales:

I
I
I
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RESIDENTIAL - APARTMENTS AND CONDOMINIUMS

It is assumed that 250 condominiums and 250 apartments will be built per year
for the first ten years of the Project. In the following years of the
project, 400 condominiums and 400 apartments are projected to be built per
year. Density is assumed to be 29 units per acre.

Apartments:

1994 through 2001 - 250 apartment units assumed per year.

Land:

275,000
12,725,000

-1(- .18
1,832,400

* .8
~180,()OD

6,750,000
8,125,000

170,00.9
7,955,000

* .8
6,364,000

* .18
1,145,520

1- )lt~,552

$ 2,200,OUO

$ 1,375,000

10, 800, ogg
13,000,0

Assessment ratio
Net assessed valuation of property

Annual Tax Liability (per 250 units assuming a tax
rate of $10 per $100 of assessed valuation)

Less previous land value
Market value

Assessment ratio
Net assessed valuation of property

Annual Tax Liability (per 400 units assuming a tax
rate of $10 per $100 of assessed valuation)

Rate to determine full cash value
Full cash value

Less previous land value
Market value

250 units * $5,500 land value

400 units * $5,500 land value

$30 per square foot * 400 units * 900 square feet
Market value

Rate to determine full cash value
Full cash value

Improvement s:

Improvements:

$30 per square foot * 250 units * 900 square feet
Market value

2002 through 2042 - 400 apartment units assumed per year.

Land:

I
I
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Condominiums:

1994 through 2001 - 250 condominium units assumed per year.

Land:

250 units * $5,500 land value

Improvements:

250 units * $75,000

Market value

Less previous land value

Market value

Rate to determine full cash value

Full cash value

Assessment ratio

Net assessed valuation of property

Annual Tax Liability (per 250 units assuming a tax
rate of $10 per $100 of assessed valuation)

2002 through 2042 - 400 condominium units assumed per year.

Land:

400 units * $5,500 land value

Improvements:

400 units * $75,000

Market value

Less previous land value

Market value

Rate to determine full cash value

FuLl cash value

Assessment ratio

Net assessed valuation of property

Annual Tax Liability (per 400 units assuming a tax
rate of $10 per $100 of assessed valuation)

$ 1,375,000

18,750,000

20,125,000

170,000

19,955,000

* .8

15,964,000

* .15

2,394,600

1, 239.46Q

$ 2,200,000

30,000,000

32,200,000

275,000

31,925,000

.J(- .8

25,540,000

* .15

3,831,000
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lakes 1 and 2

land use per lake:

Lakes 3 and 4

Land use per lake:

BREAKOOt/N OF LAm USE BY LAKE

Total acres

Public (including lake)

For development

Hotel site

Specialty Center

Industrial (7 year supply per lake)

Apartments and condominiums

Total acres

Public (including lake)

For development

Hotel site

Specialty Center

Industrial (7 year supply per lake)

Apartments and condominiums

550

300

250

-1Q

230

..-2.
225

140

85

H
I600 u:>

300

300

20

280

--.1
275

140

135



- - - - - - - - - - - - - -- - - - -
RIO SALADO OEVElOf'toENT PROJECT

General AssumptIons as to tImIng of development at each lake

3It is assumed that 5 acres of land per lake will be developed for commercial/shopping center use starting in the fourth year of the first lake and in
the third year of each additional lake.

4It is assumed that 250 condominiums and 250 apartments will be built per year starting in the third year of the first lake through 2001. In the
following years of the Project, 400 condominiums and 400 apartments are projected to be built per year.
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TOTAL DIRECT It£REASES IN PRCPERTY AND SALES TAXES
AS A RESUI..T Of RIO SALADO DEVELOf't.ENT FRO.ECT

(ThOusands - 1982 DOllars)

1m 1993 1994 1995 1996 1997 1998 1999 2000 2001

Property Taxes:

Industrial - Lake 1 148 296 444 592 740 888 1,036 1,036 1,036 1,036

Lake 2 148 296 444 592 740
Lake 3
Lake 4

Subtotal -m ~ 47i4 ~ --;2iiJ T;TI36 T;m --r;48O -r;628" -r,-m

Hotel - Lake 1 582 582 582 582 582 582 582 582

Lake 2 582 582 582 H

Lake 3 I

Lake 4
......

-- -- ......
SUbtotal 582 582 582 582 582 -r;m --r,T67i --r;m

Commercial - Lake 1 47 47 47 47 47 47 47
Lake 2 47 47 47
Lake 3
Lake 4

Subtotal -- -- -- ---u --z;r ---u ---u ~ ~ ~

Residential: Apartments 115 230 345 460 575 690 805 920
Condominluns 239 478 717 956 t,195 1'1~ ~,X~ 1,~1§

Subtotal -- -- -wi fi)8 ~ T;1iI6 ,770 2, 2, 3,

TOTAL INCREASE IN PROPERTY TAXES -!!£!! ~ 1.380 1.929 2,431 3,081 lalll 4,862 ~ 5,866

TOTAL It£REASE IN PROPERTY
TAXES ASSlt4ING 5:11 ItI'"LATION
ANMJALLY -!!£!! -lll 1.521 2,233 2,955 3,932 5,000 6,841 7,925 9,100

TOTAL 10 YEAR It£REASE IN
PROPERTY TAXES 29,088

TOTAL 10 YEAR It£REASE IN
PROPERTY TAXES ASSl.J.tING 5%
INFLATION ANNUALLY 39,966
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~ ~ 2024 2025 ~ ~ 2028 2029 ~ 2031

Property Taxes:

Industrial - Lake 1 1.036 1.036 1.036 1.036 1.036 1.036 1.036 1.036 1.036 1.036

Lake 2 1.036 1.036 1.036 1.036 1.036 1.036 1,036 1.036 1,036 1,036

Lake 3 1.036 1,036 1,036 1,036 1,036 1.036 1,036 1,036 1,036 1,036

Lake 4 1,036 1,¥36 1,~36 1,~36 1,036 1,~36 1,¥36 1,¥36 1,036 1,036

SUbtotal 4,144 4, 44 4. 44 4, 44 4.144 4, 44 4, 44 4, 44 4,144 4,144

Hotel - Lake 1 582 582 582 582 582 582 582 582 582 582

Lake 2 582 582 582 582 582 582 582 582 582 582

Lake 3 582 582 582 582 582 582 582 582 582 582

Lake 4 582 582 582 582 582 582 582 582 582 582
H

Subtotal 2,328 2,328 2,328 2,328 2,328 2.328 2,328 2,328 2,328 2,328 I
~

Commercial - Lake 1 47 47 47 47 47 47 47 47 47 47
.1>0

Lake 2 47 47 47 47 47 47 47 47 47 47

Lake 3 47 47 47 47 47 47 47 47 47 47

Lake 4 47 47 47 47 47 47 47 47 47 47

SUbtotal 188 --rni --rna --rna --rna ---raa --rna --rna 188 188

Residential: Apartments 2.933 2,933 2.933 2.933 2.933 2.933 2,933 2.933 2.933 2.933

CondominillllS 6.125 ~,125 g,125 ~,125 ~.12~ 6,125 6,12~ 'g.12~ 6,125 6,125

SUbtotal 9.058 .058 .058 ,058 .05 9.058 9.05 .05 9,058 9.058

TOTAl.. It.eREASE IN PR~TY TAXES 15,718 15.718 15,718 15,718 15,718 15,718 15,718 15,718 15,718 15,718

TOTAl.. INCREASE IN PROPERTY TAXES
ASSt.J.tII'G 5~ Itf'"LAnON AtNJALLY 67.93} 71.329 74.896 78,641 82,573 86,701 91,036 95.588 100,367 105,386

TOTAl.. fOURTH 10 YEAR INCREASE
157.i80IN PROPERTY TAXES

TOTAl.. fOURTH 10 YEAR It.eREASE
IN PROPERTY TAXES ASSLt4II'lJ 5~

Itf'"LATION AtflJALLY 854,450

TOTAL 40 YEAR It£REASE IN
PROPERTY TAXES 452.22J

TOTAL 40 YEAR INCREASE IN
PROPERTY TAXES ASSlJotING 5~

INfLATION AI'NJALLY 1,649,3}1
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~ ~ ~ ~ ~ ~ ~ ~ ~ 2041 2042

property Taxes:

Industrial ~ Lake 1 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036

Lake 2 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036

Lake 3 1,036 1,036 1,036 1,036 1,036' 1,036 1,036 1,036 1,036 1,036 1,036

Lake 4 1,036 . 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036 1,036

Subtotal 4,144 4,144 4,144 4,144 4,144 4,144 4,144 4,144 4,144 4,144 4,144

Hotel - Lake 1 582 582 582 582 582 582 582 582 582 582 582

lake 2 582 582 582 582 582 582 582 582 582 582 582

Lake 3 582 582 582 582 582 582 582 582 582 582 582

Lake 4 582 582 582 582 582 582 582 582 582 582 582 H

Subtotal 2,328 2,328 2,328 2,328 2,328 2,328 2,328 2,328 2,328 2,328 2,328 I
I-'

Commercial - Lake 1

U1

47 47 47 47 47 47 47 47 47 47 47

Lake 2 47 47 47 47 47 47 47 47 47 47 47

Lake 3 47 47 47 47 47 47 47 47 47 47 47

Lake 4 47 47 47 47 47 47 47 47 47 47 47

Subtotal 188 188 188 188 188 188 188 188 188 188 188

Residential: Apartments 2,933 2,933 2,933 2,933 2,933 2,933 2,933 2,933 2,933 2,933 2,933

Condominiuns 6,125 6,125 6,125 6,125 6,125 6,125 6,125 6,125 6,125 6,125 6,125

Subtotal 9,058 9,058 9,058 9,058 9,058 9,058 9,058 9,058 9,058 9,058 9,058

TOTAL ItCREASE IN PRCPERTY TAXES 15.718 15.718 1~~718 ~711.l 15.718 15.718 15.718 15.716 15.718 15.718 15.718

TOTAL INCREASE IN PROPERTY TAXES
ASSUMING 5% II£LATION AI'NJALLY 110.655 116.188 121.997 128.097 134.502 141.227 148.288 155.703 163.488 171.662 180.246

TOTAL FIfTH 10 YEAR ItCREASE
IN PROPERTY TAXES 172.896

TOTAL FIfTH 11 YEAR ItCREASE
IN PROPERTY TAXES ASStJ.iING 5%
II£LATION ANNUALLY .L572,053

TOTAL 50 YEAR ItCREASE IN
PROPERTY TAXES 625.191

TOTAL 50 YEAR ItCREASE IN
PROPERTY TAXES ASSlJotING 5%
INFLATION ANtUALLY 3.221,384
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1m 1993 1994 1995 1996 1997 1998 1999 2000 2001

Sales Taxes:

Hotel - Lake 1 700 700 700 700 700 700 700 700
Lake 2 700 700 700
Lake 3
Lake 4 -- --Subtotal ---,.m ---,.m ----mIT --mr ---;m ""'I';7itiJ --r;4M '"T;7iM

Commercial - Lake 1 272 272 272 272 272 272 272 H
Lake 2 272 272 272 I

lake 3
...,
0\

Lake 4
SUbtotal -- -- -- 272 272 272 272 -s47i ----:544 -s47i

TOTAL Ul:REASE IN SALES TAXES ----Jl -!l ....?i!! ~ ~ -..2ll -2:ll ..L.W ..L.W 1,944

TOTAL INCREASE IN SALES TAXES
ASSIJ.lING 5% UfLATION At\NJALLY ----Jl ~ ...I!2 1,125 1,181 1,241 1,303 2,735 2.872 3,016

TOTAL 10 YEAR It£REASE IN
SALES TAXES· 10.420

TOTAL 10 YEAR IN:REASE IN SALES
TAXES ASSlJ4ING 5% INFLATION
ANNJALLY ~



- - -----------------



-------------------
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2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

Sales Taxes:

Hotel - Lake 1 700 700 700 700 700 700 700 700 700 700
Lake 2 700 700 700 700 700 700 700 700 700 700
Lake 3 700 700 700 700 700 700 700 700 700 700
Lake 4 700 700 700 700 700 700 700 700 700 700

SUbtotal 2,800 2,800 2,800 2,800 2,800 2,800 2,800 _ 2,800 2,800 2,800

Commercial - Lake 1 272 272 272 272 272 272 272 272 272 272
Lake 2 272 272 272 272 272 272 272 272 272 272
Lake 3 272 272 272 272 272 272 272 272 272 272 H
Lake 4 272 272 272 272 272 272 272 272 272 272 I

Subtotal 1,088 1,088 -r;oaa 1,068 1,086 --r,oaa 1,086 --r;oaa 1,088 --r;omr I-'
~

TOTAL II'CREASE IN SALES TAXES ).866 ~ 3.888 3.888 3.688 3.888 ~ 3.888 3.688 3.888

TOTAL INCREASE IN SALES TAXES
ASSlJ.tING 5% It-FLATION AtNJALLY 16.89!t ~ 18.527 19.453 20,425 21,447 22.519 23.645 24.827 26.069

TOTAL FOURTH 10 YEAR
INCREASE IN SALES TAXES ~880

TOTAL FOURTH 10 YEAR It£REASE
IN SALES TAXES ASSlJ.tING ~
INFLATION ANNUALLY 211.360

TOTAL 40 YEAR II'CREASE IN
SALES TAXES 118.312

TOTAL 40 YEAR II'CREASE IN
SALES TAXES ASSLHING 5%
INFLATION ANNUAlLY ill. 882
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1m 1993 .!22!!. 1995 ~ 1997 1998 1999 2000 2001

TOTAL PROPERTY II SALES TAXES:

TOTAL DIRECT It£REASE IN
PROPERTY & SALES TAXES AS
A RESULT Of RIO SALADO ---!.U -l2.i 2,080 2,901 3,403 4,053 4,703 6,806 7,308 7,810

TOTAL INCREASE IN PROPERTY
& SALES TAXES ASSlJ.tItli 5%
INfLATION AI'HJALlY ---!.U ...ill. 2,293 3,358 4,136 5,173 6,303 9,576 10,797 12,116

H

TOTAl 10 YEAR It£AEASE IN
I

N

PROPERTY & SALES TAXES ~
I-"

TOTAL 10 YEAR· INCREASE. IN
PROPERTY & SALES TAXES ASSIJ4ING
5% IN'"lATION Al'HJALlY 54,211
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2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

TOTAL PROPfRTV 4: SALES TAXES:

TOTAL DIRECT If'CREASE IN
PROPERTY 4: SALES TAXES AS
A RESlLTOf RIO SALADO 19,458 19,606 19,606 19,606 19,606 19,606 19,606 19,606 19,606 19,606

TOTAL AD.1JSTEO OCREASE IN
PROPERTV 4: SALES TAXES ASSlHItl; H
5% INFLATION At-HJALLY 51,628 54,622 57,354 60,220 63,231 66,393 69,713 73,199 76,859 80,702 I

l\)

TOTAL THIRD 10 VEAR Itt:REASE
w

IN PROPERTV 4: SALES TAXES 195,912

TOTAL THIRD 10 Itt:REASE IN
PROPERTV 4: SALES TAXES ASSlHItl;
5% Itf"LATlON MNJALLY 653,921

TOTAL 30 VEAR INCREASE IN
PROPERTV 4: SALES TAXES 374,545

TOTAL 30 VEAR IOCREASE IN
PROPERTV & SALES TAXES ASSLHING
5% INfLATION ANNJALLV 1,002, 4III
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~ ~ ~ 2035 ~ 2037 ~ ~ ~ 2041 2042

114,929 152,1~2 142.785 167,773 176,162 184,970 194.218 203,929 214,126 224,832

TOTAl PROPERTY" SALES TAXES:

TOTAL DIRECT IN::REASE IN
PRCft:RTY " SALES TAXES AS
A RESULT OF RIO SALADO

TOTAl JlDJUSTEO It-(;REASE IN
PROPERTY " SALES TAXES ASSlJ4INa
5% ItFLATION AtHlALLY

TOTAL fIfTH 11 YEAR It£REASE
IN PROPERTY " SALES TAXES

TOTAL FIfTH 11 It£REASE IN
PROPERTY " SALES TAXES ASSlHINa
5% ItFLATION AtHlALLY

TOTAL 50 YEAR Itl:REASE IN
PROPERTY" SALES TAXES

TOTAl 50 YEAR INCREASE IN
PROPERTY " SALES TAXES ASStJ4ING
5% INFLATION ANNJALLY

~

138,028

215,666

1.930,928

786,271

3,999,145

19,606 19,606 19,606 J.9,606 19,606 19,606 19,606 19,606 19,606 19,606

H
I

l\)

lJ1
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LAND REVENUE

There was a question as to whether Rio Salado land would be sold to users
or leased to users. Projections were made for both possibilities. The first
set of assumptions assumes all industrial, commercial and residential land is
sold at estimated value in 1982 dollars.

The second set of assumpt~ons assumes that the industrial, hotel and
commercial land is leased at a rate of 10% of its market value annually and
residential property is sold.

It should be noted that all land set aside for residential purposes in the
first four lakes would be absorbed by the middle of 2010. We are assuming
that at that time residential property at Lake 5 would be sold. Overall, this
assumption has only minor importance on the overall projection.
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REVEN.£ TO RIO SALADO FROM SALE OF LAt.O
(ThOusands - 1982 ollars)

(Assumes all land is sold, not leased)

(Sold one year before opening) Industrial - 20 acres * $3 per square foot * .94 (net of cOlllllissions) $2,456,784
~SOld one year before opening) Hotel Site - 20 acres * $8 per square foot * .94 6,551,424
. Sold one yeat before opening) COllll\ercial Site - 5 acres * $6 per square foot * .94 1,228.392
(Sold one year before opening) Residential - SOO units * $5,500 per unit land cost * .94 (1993 through 2(00) 2,585,000

BOO units * $5,500 per unit land cost * .94 (2001 through 2011) 4,136,000

1992 1993 1994 1995 1996 1997 1998 1999 2000 2001

Industrial - Lake 1 2,456 2,456 2,456 2,456 2,456 2,456 2,456
Lake 2 2,456 2,456 2,456 2,456 2,456 2,456
Lake 3 2,456
Lake 4

Subtotal 2,456 2";"m 2,456 2,456 4,912 4,912 4,912 2,456 2,456 4,912
H
I

Hotel - Lake 1 6,551 N

Lake 2 6,551 -...J

Lake 3
Lake 4

Subtotal --0 "'""6,m --0 --0 --0 --0 "'""6,m --0 --0 --0

COllll\ercial - Lake 1 1,228
Lake 2 1,228
Lake 3
Lake 4

SUbtotal --0 ----0 1,228 --0 --0 --0 ~ --0 --0 --0

Residential 2,585 2,585 2,585 2,585 2,585 2,585 2,585 2,585 4,136

TOTAL ~ 11.592 6.269 ~ 7.497 7.497 15.276 .z.JW. 5.041 9.048

TOTAL AD.lJSTED ASSlJ4IIfO
5% INFLATION ANNJALLY ~ 12.172 6.912 5.836 9.113 9.568 20,471 7.093 7.448 14,036

TOTAL 10 YEAR ~

TOTAL 10 YEAR AD.lJSTED
ASSlJvIING 5% UFLATION AtNJALLY 95.105
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~ 2003 ~ 2005 ~ ~ ~ 2009 2010 2011

Industrial - Lake 1
Lake 2 2,456
Lake 3 2,456 2,456 2,456 2~456 2,456 2,456
Lake 4 2,4l6 2,4j6 2,45~ 2,456 2,456 2,456

Subtotal 4,912 2,456 2,456 2,456 4,9 2 4,9 2 2,4' 2,456 2,456 2,456

Hotel - Lake 1
Lake 2
Lake 3 6,551
Lake 4 ~,55t

Subtotal 0 6;ill --0 --0 --0 --0 ~55
--0 ---0 --0

Commercial - Lake 1
H
I

Lake 2 N

Lake 3 1,228
())

Lake 4 t:§~:Subtotal 0 ~ -----a -----a -----a ----rr -----a ----rr -----a

Residential (Sold) 4,136 4,136 4,136 4,136 4,136 4,136 4,136 4,136 4,136 4,136

TOTAL 9,048 14,371 ..£a.m ~ ~ ~ 14,371 ..£a.m 6,592 6,592

TOTAL AD.JJSTEO ASSlJ.tIt-lJ· 51
INFLATION AtHJALLY 14,738 25,579 11,838 12,430 17, 91ft 18,810 31,370 15,109 15,864 16,658

TOTAL SECOf 10 YEAR 88,846

TOTAL SECom 10 YEAR ADJUSTED
ASSlt4ING 5111 II'FLATION AN'tJALLY 180,310

TOTAL 20 YEAR 163,604

TOTAL 20 YEAR ADJUSTED
ASSl.J.4ING 5" INFLATION AtHJALLY 27~,ft15
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2012 2013 ~ 2015 2016 2017 2018 2019 2020 2021

Industrial - lake 1
lake 2
lake '3
lake 4 2,456

Subtotal 2,456 ----0 ---0 ---0 ---0 ---0 ---0 ---0 ---0 ---0

Hotel - Lake 1
lake 2
lake 3
lake 4

Subtotal 0 --0 --0 --0 --0 --0 ---0 ---0 -0 --0

Commercial - lake 1.
H

lake 2
I

N

lake 3
1.0

lake 4
Subtotal a ----0 ---0 ---0 ---0 --0 ---0 --0 --0 --0

Residential (Sold) 4,136 __0 -.Q __0 __0 __0 __0 __0 0 0

TOTAl 6,592 ---!l ---!l ---!l -Jl ---!l -.!l ---!l ---!l --!l

TOTAL AOJUSTEO ASSlJ4ING 5%
INFLATION ANNUALlY 17,491 ---!! ---!l --.Jl ---!! -Jl -J! ---!l ---!l ----Jl

TOTAl THIRD 10 YEM 6,592

TOTAl THIRD 10 YEM AO.:lJSTED
ASSlJ.4ING 5% IN'"LATION ANtJAllY ..lL.!L91

TOTAl 30 YEM 170,196

TOTAl 30 YEAR AOJUSTED
ASSlJ4ING 5% INfLATION ANNJAllY 292,906
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2032 ~ ~ ~ ~ ~ 2038 ~ 2040 2041 2042

Industrial - Lake 1
Lake 2
Lake 3
Lake 4

Subtotal 0 --cr --cr --cr --cr --cr ---0 --cr ---0 --0 --0

Hotel - Lake 1
Lake 2
Lake 3
Lake 4

Subtotal 0 ----0 -·-0 --0 --0 --il --0 --cr --0 -0 ---0

Commercial - Lak~ 1
,. H

Lake 2
I

W

Lake 3
I-'

Lake 4
Subtotal 0 --0 --0 --0 --0 --0 --0 -0 --0 --0 --0

Residential (Sold) 0 0 0 __0 __0 __0 0 0 0 __0 __0

TOTAL 0 0 0 --.!l ---!! ---!! 0 ---!! 0 ---.!l 0- - - - -
TOTAL ADJUSTED ASSlJ.tING
5% UFLATION AtKlALLY Q 0 0 ---ll -.2 0 0 0 ---!! -.2 -.!l- - - - -
TOTAL fIFTH 11 YEAR 0

TOTAL FIFTH 11 YEAR ADJUSTED
ASSUMING 5% UFLATION AtKIALLY 0

TOTAL 50 YEAR 170.196

TOTAL 50 YEAR ADJUSTED
ASSlJ.tING 5% INfLATION ANt-IJALLY 292.906
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REVEtUE TO RIO SALADO fROM LEASE Of cot+ERCIAL AN)

ItnJSTRIAL LAN:> AND SALE Of RESIDENTIAL LAND
(AsSl.MlleS industrial, hOtel, and cOIIIIIerclal land Is leased at 1m: of assumed sales price)

(Thousands - 1982 Dollars)

.!m 1993 1994 1995 1996 1997 ~ ~ 2000 2001

Industrial - Lake 1 246 492 738 984 1,230 1,476 1,722 1,722 1,722 1,722
Lal<e 2 246 492 738 984 1,230 1,476
Lake 3 246
Lake 4

2,460 3,444Subtotal --z46 492 ----na 984 1,476 1,968 2,706 2,952

Hotel - Lake 1 655 655 655 655 655 655 655 655 655
Lake 2 655 655 655 655
Lake 3
Lake 4 --Subtotal 655 --m 655 ~ 655 T;3IO T;3IO -om -r;no H

I
W

Commercial - Lake 1 123 123 123 123 123 123 123 123 rv

Lake 2 123 123 123 123
Lake 3
Lake 4

Subtotal -- -- 123 123 123 123 246 ~ -m --m
Residential·(Sold) -- 2,585 2,585 2,585 2,585 2,585 2,585 2,585 2,585 4,136

TOTAL --l!l2 L.m £la.!Q.!. ~ 4,839 5,331 6,601 6,847 7,093 9,136

TOTAL ADJUSTED ASSlJ.tI~

5% Itf'"LATION ANtUAlLY --l!l2 ',919 4,521 .5,032 5,882 ~ 8,846 9,634 10,480 14,173

TOTAL 10 YEAR 52,273

TOTAL 10 YEAR AD.lJSTED
ASSLJ-tING 5% It-FLATION
ANNUALLV 69,537
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2002 ~ 2004 ~ ~ ~ ~ 2009 2010 2011

Industrial - Lake 1 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722
Lake 2 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722
Lake 3 492 738 984 1,230 1,476 1,722 1,722 1,722 1,722 1,722
Lake 4 246 492 738 984 1,230 1,476

Subtotal 3,936 """"4,162 """'4;7i2iJ 4,674 -s;m 5,658 5,904 6,150 6,396 6,642

Hotel - Lake 1 655 655 655 655 655 655 655 655 655 655
Lake 2 655 655 655 655 655 655 655 655 655 c55
Lake 3 655 655 655 655 655 655 655 655 655
Lake 4 655 655 655 655

Subtotal 1,310 1,965 1,965 1,965 1,965 1,965 2,620 2,620 2,620 2,620
H

Commercial - Lake. 1 123 123 123 123 123 123 123 123 123 123 I

Lake 2 123 123 123 123 123 123 123 123 123 123 Vol
Vol

Lake 3 123 123 123 123 123 123 123 123 123
Lake 4 123 123 123 123

Subtotal 246 ~ ~ ~ ~ ~ --n2 ~ ~ -m-
Residential (Sold) 4,136 4,136 4,136 4,136 4,136 4,136 4,136 . 4,136 4,136 4,136

TOTAL 9.628 10.652 10.898 11.144 11.636 12.128 13.152 13.398 13.644 13.890

TOTAL ADJUSTED ASSIJ.tING
5% INFLATION MNJALLY _15.683 18.218 19,571 21,014 23.038 25,213 28,709 30.708 32,836 35.099

TOTAL SECOl'V 10 YEAR 120,170

TOTAL SECOl'V 10 YEAR ADJUSTED
ASSlJ.tING 5% If\FLATION AtNJALLY ~O,089

TOTAL 20 YEAR 172.!l!l1

TOTAL 20 YEAR ADJUSTED
ASSUMING 5% If\FLATION ANNJALLY 319,626
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lQll Wl W 2015 2016 ~ 2018 2019 2020 2021

Industrial - Lake 1 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Laklt 2 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 3 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 4 1,722 1,722 1,722 1,722 1,722 1,722 1,72§ 1,722 1,722 1,722

Subtotal 6,888 6,888 6,888 6,888 6,888 6,888 6,88 6,888 6,888 6,888

Hotel - Lake 1 655 655 655 655 655 655 655 655 655 655

Lake 2 655 655 655 655 655 655 655 655 655 655

Lake 3 655 655 655 655 655 655 655 655 655 655

Lake 4 655 655 655 655 655 655 655 655 655 655

Subtotal 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,620

Commercial - Lake. 1 123 123 123 123 123 123 123 123 123 123
H
I

Lake 2 123 123 123 123 123 123 123 123 123 123 w
.l:»

Lake 3 123 123 123 123 123 123 123 123 123 123

Lake 4 123 123 123 123 123 123 123 123 123 123

Subtotal 492 -W -m -m -W -'492 -m -m -m --w

ResIdential (Sold) 4,136 __0 ° ° ° ° °
__0 ° °

TOTAL 14,136 10,000 10,000 10,000 10,000 .lli.QQQ 10,000 10,000 10,000 10,000

TOTAL AO.JJSTED ASSLHING
5% ItFLATION AtN!ALLY 37,507 27,860 ~ 2Q,715 32,251 ~ 35,557 37,335 ~ 41,161

TOTAL THIRD 10 YEAR 104,1}6

TOTAL THIRD 10 YEAR AD.lJSTED
ASSUMING 5% ItFLATION MNJALLY 341laO!l

TOTAL 30 YEAR 276,570

TOTAL 30 YEAR AD.JJSTED
ASSLHING 5% ItFLATION MNJALLY 664,330



- - - ------- - - - - -- - _.-

-4-

~ ~ ~ ~ ~ 2027 ~ 2029 2030 2031

Industrial - Lake 1 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lakl: 2 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 3 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 4 1,722 1,72i 1,7~i 1,722 1,7~ 1,722 1,~22 1,722 1,722 1,722

Subtotal 6,888 6,88 6,8 6,888 6,8 6,888 6, 88 6,888 6,888 6,888

Hotel - Lake 1 655 655 655 655 655 655 655 655 655 655

Lake 2 655 655 655 655 655 655 655 655 655 655

Lake 3 655 655 655 655 655 655 655 655 655 655

Lake 4 655 655 655 655 655 655 655 655 655 655

Subtotal 2,620 2,620 2,620 2,620 2,620 2,620 ~ 2;620 2,620 2";620

Coovnercial - Lake 1 123 123 123 123 123 123 123 123 123 123 H
I

Lake 2 123 123 123 123 123 123 123 123 123 123 w

Lake 3 123 123 123 123 123 123 123 123 123 123 U1

Lake 4 123 123 123 123 123 123 123 123 123 123

Subtotal 492 --m -m --m --m --m --m --m --m --m
Residential (Sold) 0 ° 0 __0 ° ° 0 __0 ° °
TOTAL 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000

TOTAL ADJUSTED ASSLHING
5% INFLATION AtH./ALLY 43,219 45,380 47,649 50,032 52,533 55,160 57,918 60,814 63,855 67,048

TOTAL FOURTH 10 YEAR 100,000

TOTAL FOlIUH 10 YEAR AD.JJSTEO
ASSUMING 5% INFLATION AtNJALLY 543,608

TOTAl 40 YEAR 376,57'l

TOTAL 40 YEAR PD.xJSTEO
ASSlJHNG 5% INFLATION ANtUALLY 1, 207, 2J8
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~ ~ ~ ~ 2036 ~ ~ ~ ~ 2041 2042

Industrial - Lake 1 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 2 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 3 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722 1,722

Lake 4 1,722 1,72~ 1,722 1,722 1,7~ 1,722 ..lL!22 1,722 1,722 1,722 1,722

Subtotal 6,888 6,88 6,888 6,888 6,8 6,888 6,688 6,888 6,888 6,868 6,888 .

Hotel - Lake 1 655 655 655 655 655 655 655 655 655 655 655

Lake 2 655 655 655 655 655 655 655 655 655 655 655

Lake 3 655 655 655 655 655 655 655 655 655 655 655

Lake 4 655 655 655 655 655 655 655 655 655 655 655

Subtotal 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,620 2,610

commercial - Lake 1 123 123 123 123 123 123 123 123 123 123 123 H

Lake 2 123 123 123 123 123 123 123 123 123 123 123 I
W

Lake 3 123 123 123 123 123 123 123 123 123 123 123 0'1

Lake 4 123 123 123 123 123 123 123 123 123 123 123

Subtotal 492 -m -m -m -m -m -m -m 492 492 492

Residential (Sold) 0 0 0 °
__0 __0 ° ---'! 0 Q °

TOTAL 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000

TOTAL AD.JJSTED ASSLtUNG
51 INfLATION ANtIJJ\LLY 70,400 73,920 77,616 81,497 85,572 89,850 94,343 99,060 104,013 109,214 114,674

TOTAL FIFTH 11 YEAR 110,000

TOTAL FIFTH 11 YEAR AO.lJSTEO
. ASSlJ.4ING 51 It-FLATION I\tHJALLY 1.000,122

TOTAL 50 YEAR A66.2.79

TOTAL 50 YEAR AD.JJSTEO
ASSlJ.4ING 5f! It-FLATION ANNJALLY 2,208.112I
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TOTAL DIRECT REVENJE GENERATED FROM RIO SALADO DEVELOPMENT
FRO.::ECT IN TI£ FORM OF INCREASED TAXES AND REVENUE FROM SALE OF LAN)

(ThOUsands)

1982 Dollars 1m 1m .!22! ~ 1996 1997 1998 1999 ~ lQQ!

TOTAL DIRECT I1'1:REASE IN
PROPERTY & SALES TAXES 148 296 2,080 2,901 3,403 4,053 4,703 6,806 7,308 7,810

TOTAL REVEtIJE TO RIO SALADO
FROM SALE OF LAN) 2,456 11,592 6,269 5,041 7,497 7,497 15,276 5,041 5,041 9,048,

TOTAL DIRECT I~ IN
PROPERTY & SALES TAXES AN)

H

TOTAL REVOOE TO RIO SALADO

I

fROM SALE OF. LAm 2,6O!t 11,888 8,349 7,942 10,900 11,550 19,979 11,847 12,349 16,858
w
-.J

ASSUMING 5" UFLATION AtUJALLY

TOTAL DIRECT It£REASE IN
PROPERTY & SALES TAXES
ASSUMII'C 5% II'FLATION
ANl'IJALLY 148 311 2,293 3,358 4,136 5,173 6,303 9,576 10,797 12,116

TOTAL REVEtlJE TO RIO SALADO
FROM SALE Of LAm ASSLMING
5" II'FLATION AtHlALLY 2,456 12,172 6,912 5,836 9,113 9,568 20,471 7,093 7,448 14,036

TOTAL DIRECT ItCREASE IN
PROPERTY & SALES TAXES AN)
TOTAL REVENUE TO RIO SALADO
FROM SALE OF LAN) ASSLMING
5" II'FLATION JI.tWALLY 2,6O!t 12,483 9,205 ~ 13,249 14,741 26,77!!. 16,669 18,245 ~

TOTAL 10 YEAR 114,266

TOTAL 10 YEAR ASSlNING
5" II'FLATION AtUJALLY 149.316.
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TOTAL DIRECT REVOIJE GEN:RATED fROM RIO SALADO REDEVELOPMENT PRO.:ECT
IN THE FORM OF INCREASED TAXES AND REVEf\lJE fROM THE LEASE OF

IN:lUSTRIAL., tDTEL, AND CCMotERCIAL LAND AND SALE OF RESIDENTIAL LAND
-- (Thousands)

1982 Dollars 1m .!m ~ 1995 1996 1997 1998 1999 2000 2001

TOTAL DIRECT IN:REASE IN
PRlPERTY &: SALES TAXES 148 296 2,080 2,901 3,403 4,053 4,703 6,806 7,308 7,810

TOTAL REVEtlJE TO RIO SAlADO
fR()ot LEASIN:I Of lAND 246 3,732 4,101 4,347 4,839 5,331 6,601 6,847 7,093 9,136

TOtAL DIRECT INCREASE IN
PROPERTY &: SALES TAXES AND
TOTAL REVEf\lJE TO RIO SAlADO
FROM LEASE Of LAND 394 ~ 6,181 ~ 8,242 9.384 .lL.!l!1 ~ 14,401 16,946 H

I
~
N

ASSUMING 51 INFLATION AI'NJALLY

TOTAL DIRECT ItCREASE IN
PROPERTY &: SAlES TAXES
ASSUMIN:I 51 INFLATION
ANl'lJALLY 148 311 2,293 3,358 4,136 5,173 6,303 9,576 10,797 12,116

TOTAL REVEf\IJE TO RIO SAlADO
FROM LEASE OF LAND ASSlJelIN:I
5X Il'f"LATION ANtfJALLY 246 3,919 4,521 5,032 5,882 6,804 8,846 9,634 10,480 14,173

TOTAl DIRECT IN:REASE IN
PROPERTY &: SALES TAXES AND
TOTAL REVEf\IJE TO RIO SAlADO
fROM LEASE Of lAND ASSlJ4IN:I
5X INFLATION AI'H.JALLY 394 .J.am ~ 8.390 10.018 11,977 15,149 19,210 21.277 26.289

TOTAL 10 YEAR 91.781

TOTAl 10 YEAR ASSlJ4IN:I
5X INFLATION A!'H.JALLY 123.748
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GENERAL ASSUMPTIONS

The figures used for land market values were taken directly from a report
entitled, "Economic Supplement for Flood Control, Central Arizona Water
Control Study" prepared by the U. S. Army Corps of Engineers.

The land market values reflect net values, excluding existing values.
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ASSUMPTIONS

Industrial

Absorption of industrial space is currently approximately 4 million square
feet annually.

We converted 4 million square feet to acres and arrived at 91.8 net acres
per year. Allowing 8% for roads and assuming 33% coverage, this translates
into 302 gross acres per year being absorbed.

By using 5% growth per year for 10 years, we calculated approximately 492
gross acres absorption per year starting in 1992.

Revenue figures were calculated -assuming Plan Six would capture 5% of the
industrial market.

In calculating the property tax liability , land value is assumed to be
$85,000. The present value is assumed to be $15,000 per acre. This amount
was deducted to get a net increase in value per acre of $70,000. For the
building, $30 per square foot was applied for improvements, assuming 92% of
the property is to be developed with 33% coverage. The rate to determine full
cash value is 55% and the assessment ratio on industrial property is 25%. A
tax rate of $10 per $100 of assessed valuation is assumed.
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Residential

We calculated projected housing units based on population projections
released by the Maricopa Association of Governments in July, 1982, and our
projection of incremental household size.

We calculated the incremental household size for the decade of the 1970's
using Maricopa Association of Governments' population and housing inventory
figures from Mountain West Research. Below is that information and the
calculation:

Housing
Inventory

Population (2nd Qtr Each Yr)

1980 1,508,030 613,520

1970 971,228 315,082

Change 536,802 298,438

To calculate incremental household size, you take the change in population
divided by the change in housing inventory. In doing that, we arrive at 1.8
people per household. For conservatism, we assumed that househould size would
increase to 2.1 people per household by 1992 and, therefore, assumed 2.1
people per household in this study. We then arrived at projected housing
units per year and assumed that Plan Six development project would capture 5%
of the residential market.

In calculating the property tax liability, land value is assumed to be
$60,000. The present value is assumed to be $15,000 per acre. This amount
was deducted to get a net increase in value per acre of $45,000. For the
improvement, each unit is assumed to have a $70,000 value. The rate to
determine full cash value is 80%. We averaged the assessment ratio for
apartments (18%) and condominiums (15%) to arrive at a 16.5% assessment ratio
for residential as this study makes no differentiation as to the percentage of
each type of unit. A tax rate of $10 per $100 of assessed valuation is
assumed.

Density is assumed to be 10 units per acre which is an average of medium
and high density residential according to the densities assumed by the U. S.
Army Corps of Engineers.
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Commercial

It is assumed that 10 acres of land per year will be developed.

In calculating the property tax liability, land value is assumed to be
$100,000. The present value is assumed to be $15,000 per acre. This amount
was deducted to get a net increase in value per acre of $85,000. For the
building, $25 per square foot was applied for improvements, assuming 25%
coverage. The rate to determine full cash value is 70% and the assessment
ratio for commercial property is 25%. A tax rate of $10 per $100 of assessed
valuation is assumed.

Sales tax revenue is assumed to be $100 per square foot in sales per year
multiplied by the number of square feet. We are using 108,900 square feet (10
acres * 25% coverage * 43,560 square feet).



-------------------

TOTAL DEVELOPED AN> Uta:VELDPED ACRES
AS A RESl1..T Of .PLAN SIX ECOIOlIC DEVELOPt-ENT FRO.ECT

(Assumes industrial and resIdentIal development capture 51 of respective markets)

1m .!22! .!22! 1995 1996 1997 1998 1999 ~ ~

Industrial

Acres developed 25 50 78 106 136 167 200 235 271 309
Acres undeveloped l,4~~ l,4~g l'2lXJ l,r2 1,342 1,311 t,272 1,243 1,2r 1,169

Total acres ,4 ,4 , 7 , 78 ,478 ,478 ,47 ,478 ,4 8 1,478

COIIIllercial
H

Acres developed 10 20 30 40 50 60 70 80 90 100 I

Acres undeveloped 211 201 191 181 171 161 151 141 131 121 U1
~

Total acres -m -m -m -m --m -m 22t -m 221 221

Residential

Acres developed 147 294 442 589 728 868 1,007 1,146 1,286 1,434
Acres undeveloped

~:~~~ J:Y~~ ~:tn ~:~;; ~:1~~ ~,¥65 i'12; ~,~87 1'747 l'f99
Total acres , 33 , 3 , 33 3, 33 3, 33

Total acres developed 182 364 550 735 914 1,095 1,271 1,461 1,647 1,843
Total acres undeveloped 4,650 4,468 4,282 4,097 3,918 3,737 3,555 3,371 3,185 2,989

Total acres ~ 4.832 ~ ~ 4.832 4.832 4,832 4,832 4,832 4,832
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~ ~ ~ ~ 2006 2007 2008 2009 2010 2011
Industrial

Acres developed 350 392 436 482 531 582 636 692 751 814
Acres lIldeveloped l'U8 l,08~ t'~

996 947 896 842 786 727 664

Total acres , 8 ,4 ,4 1,478 T;ii'm T;478 T;478 T;478 1,478 1,478

COIIJllercial

Acres developed 110 120 130 140 150 160 170 180 190 200
Acres undeveloped 111 101 91 81 71 61 51 41 31 21

H

Total acres -m ~ ~ ~ ~ ~ ~ --m -m -m I
U1
IV

Residential

Acres developed 1,582 1,730 1,879 2,027 2,175 2,323 2,471 2,619 2,767 2,915
Acres undeveloped !'l5~ !:1g~ ~,¥54 !'l06 958 810 662 514 366 218

Total acres , 3 , 33 • 33 3,133 '3;ill 3,133 3,133 3,133 3,133

Total acres developed 2,042 2,242 2,445 2,649 2,856 3,065 3,271 3,491 3,708 3,929
Total acres undeveloped 2,790 2,590 2,387 2,183 1,976 1,767 1,555 1,341 1,124 903

Total acres ...!Lam ~ ~ ~ ~ 4,832 ~ 4,832 4,832 4,832
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2012 ~ 2014 ~ 2016 ~ 2018 ~ ~ 2021
IndJstrial

Acres developed 879 947 1,019 1,174 1,258 1,345 1,437 1,478 1,478 1,478Acres undeveloped 599 531 459 383 304 220 133 41 0 0Total acre$ 1,478 T;478 T;478 1,478 1,478 1,478 1,478 1,478 1,478 1,478

COIlIIIercial

HAcres developed 210 220 221 221 221 221 221 221 221 221 I
U1

Acres undeveloped 11 1 0 0 0 0 0 0 0 0 wTotal acres 221 22I 22I 22I 22I 221 22I 22r 22I 221

Residential

Acres developed 3,063 3,133 3,133 3,133 3,133 3,133 3,133 3,133 3,133 3,133Acres undeveloped 702 0 0 0 0 0 0 0 0 0Total acres 3,133 J;rn 3;lli 3,133 3,133 3,133 3,133 3,133 3,133 3,133

Total acres developed 4,152 4,300 4,373 4,449 4,528 4,612 4,699 4,791 4,832 4,832Total acres undeveloped 680 -lli ~ ~ 304 ~ --..m 41 0 0Total acres _-.!I.832 Aa.m ;.832 ~ 4.832 4.832 4.832 4.832 4.832 4.832
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~ ~ 2024 ~ ~ 2027 ~ ~ ~ 2031

Industrial

Acres developed 1,478 1,478 1,478 1,478 1,478 1,478 1,478 1,478 1,478 1,478

Acres undeveloped 0 0 0 0 0 0 0 0 0 0

Total acres 1,478 T;478 1,478 T;7i76 1,478 1,478 1,478 1,478 1,478 1,478

Conmerclal

Acres developed 221 221 221 221 221 221 221 221 221 221

Acres undeveloped 0 0 0 0 0 0 0 0 0 0 H

Total acres 221 --m --m --m --m 22I 221 22I -m 221 I
U1
~

Residential

Acres developed 3,133 3,133 3,133 3,133 3,133 3,133 3,133 3,133 3,133 3,133

Acres undeveloped ° 0 0 0 0 0 0 0 0 0

Total acres 3,133 'J;ID ~ 1;m ~ 'J;m 3,133 3,133 3,133 3,133

Total acres developed 4,832 4,832 4,832 4,832 4,832 4,832 4,832 4,832 4,832 4,832

Total acres undeveloped 0 __0 __0 __0 0 0 0 __0 __0 0

Total acres 4,832 !Lam 4,832 ~ 4,832 4,832 4,832 4,832 4,832 4,832
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roTAL DIRECT It£REASE IN PROPERTY AND SALES TAX REVEN.E
AS A RESULT Of PLAN SIX ECONOMIC OEVELOPt-ENT PRO:£CT

(Assumes industrIal and resIdentIal development capture 51 of respective markets)
(Thousands - 1982 Dollars)

.!m ~ ~. ~ ~ 1997 ~ 1m ~ ~

Industrial

Revenue from developed land 158 324 497 680 872 1,074 1,286 1,508 1,741 1,986

Revenue from Undeveloped land 977 959 941 922 902 a8l 859 835 811 785

Total Property Tax Revenue 1,135 T;2ii3 T;ii38 1,602 ~ 1;955 2,145 2,343 2,552 2,771

convnercial

Revenue from developed land 63 125 188 250 313 375 438 500 563 625

Revenue from Undeveloped land 172 164 156 148 140 131 123 115 107 99

Total property Tax Revenue 23$ --w9 344 ~ ~ --sii6 -s6I -m ~ -rn H
I

Residential

U1
0'\

Revenue from developed land 1,448 2,895 4,343 5,790 7,161 8,532 9,903 11,274 12,644 14,102

Revenue from undeveloped land 1,290 1,}21 !,163 1,099 1,039 979 918 858 798 734

Total property Tax Revenue 2,738 4, 2 ,506 6,889 8,200 9;5II 10,821 12,132 13,442 14,836

Total Revenue from developed land 1,669 3,344 5,028 6,720 8,346 9,981 11,627 13,282 14,946 16,713

Total Revenue from undeveloped land 2,439 2,349 2,260 2,169 2,081 1,991 1,900 1,808 1,716 1,618

Total Property Tax Revenue 4,108 5,693 7,288 8,889 10,427 11,972 13,527 15,090 16,664 18,331

Sales Tax Revenue 545 1,089 1,634 2,178 2,723 3,267 3,812 4,356 4,901 5,445

Total Property &sales Tax Revenue 9,g,a 6,782 8,922 11,067 13,150 15.239 17.339 19.446 21,565 23,776

Total property &sales Tax Revenue
Assuming 5% Inflation Annually 4,653 7.121 9.837 12.811 ~ 19.449 23.236 ~ lL~ ~

Total 10 Year Increase in property
, Sales Tax Revenue 141.939

Total 10 Year Increase in pr.operty
, Sales Tax Revenue Assuming 5%
Inflation Annually 189,192
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~ ~ 2004 ~ 2006 2007 2008 ~ WQ ~
Industrial

Revenue for developed land 2,243 2,513 2,797 3,095 3,407 3,735 4,080 4,442 4,822 5,221Revenue for undeveloped land 758 730 700 669 637 602 566 528 488 447Total Property Tax Revenue 3,001 3,243 3,497 3,764 4,044 4,337 4,646 4,970 5,310 5,668
COIOOlercial

Revenue for developed land 688 750 813 875 938 1,000 1,063 1,125 1,188 1,250Revenue for undeveloped land 91 82 74 66 58 50 42 34 25 17Total Property Tax Revenue 779 ~ ----aB7 -m ~ 1,050 -r;ros ""T;"l59 1,213 1,267
Residential

H
I

U1Revenue from developed land 15,559 17,017 18,474 19,931 21,387 22,842 24,298 25,753 27,208 28,666 -.JRevenUe from undeveloped land 670 606 542 478 414 350 286 222 158 94Total Property Tax Revenue 16,229 17,623 19;016 20,409 2QfOI 23,192 24,584 25,975 27,366 28,760
Total Revenue from developed land 18,490 20,280 22,084 23,901 25,732 27,577 29,441 31,320 33,218 35,137Total Revenue from undeveloped land 1,519 1.418 1,316 1,213 1,109 1,002 ~ ~ 671 558
Total Property Tax Revenue 20,009 21,698 23,400 25,114 26,841 28,579 30,335 32,104 33,889 35,695
Sales Tax Revenue 5,990 6,534 7,079 7,623 8,168 8,712 9,257 9,801 10,346 10,890
Total Property &Sales Tax Revenue 25,999 .2!L.lli 30,479 32,737 35,009 37,291 ~ 41,905 44,235 .46,585
Total Property &Sales Tax Revenue
Assuming 5% Inflation Annually 42,350 98,286 54,736 61,731 69,315 77,525 ~ ~ lQ2..A2I 111,718
Total Second 10 Year Increase in
Property &Sales Tax Revenue 362,064

Total second 10 Year Increase in
Property &Sales Tax Revenue
Assuming 5% Inflation Annually 760,589

Total 20 Year Increase in Property
&Sales Tax Revenue 5OJt,003

Total 20 Year Increase in Property
& Sales Tax Revenue Assuming 5%
Inflation Annually j4~, 788
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2022 ~ £IBi 2025 2026 2027 ~ ~ 2030 2031

Industrial

Revenue for developed land 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486
Revenue. for oodeveloped land 0 0 0 0 0 0 0 0 0 0

Total Property Tax Revenue 9,486 9,486 9,486 9,486 9',486 9,486 9,486 9,486 9,486 9,486

COIllIIIercial

Revenue for developed land 1,381 1,381 1,381 1,361 1,381 1,381 1,381 1,381 1,381 1,381
. Revenue for Uldeveloped land 0 0 0 0 0 0 0 0 0 0

Total Property Tax Revenue 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381

Residential

Revenue from developed land 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 H
I

Revenue' from Uldeveloped land 0 0 0 0 0 0 0 0 0 0 U1

Total Property Tax Revenue 30,810 30,810 30,810 30,810 30,816 30,810 30,810 30,810 30,810 30,810 \0

Total Revenue from developed land 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677
Total Revenue from undeveloped land 0 0 0 0 0 0 0 0 0 0

Total Property Tax Revenue 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677

Sales Tax Revenue 16,880 17,424 17,969 18,513 19,058 19,602 20,147 20,691 21,236 21,780

Total P40perty , sales Tax Revenue 58.557 59.101 59.646 60.190 60.735 61.279 61.824 62.368 62.913 63."57

Total Property &: sales Tax Revenue
Assuming 5% Inflation Annually 253.080 268.201 284.210 301.142 319.062 338.016 358.073 379.285 401.730 350.030

Total Fourth 10 Vear Increase in
Property &: Sales Tax Revenue 610.070

Total Fourth 10 Vear Increase in
Property &: Sales Tax Revenue
Assuming 5% Inflation Annually 1....252.831 ,

Total 40 Vear Increase in Property
&: Sales Tax Revenue 1.651.637

Total 40 Vear Increase in Property
, Sales Tax Revenue Assuming 5%
Inflation Annually 6.016.660
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~ ~ 2024 2025 ~ 2fJ27 2028 ~ 2030 2031

Industrial

Revenue for developed land 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486

Revenue. for tnieveloped land a a a a a a a a a 0

Total property Tax Revenue 9,486 9,486 9,486 9,486 9-,486 9,486 9,486 9,486 9,486 9,486

COlMlercial

Revenue for developed land 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381
. Revenue for ~veloped land 0 a 0 0 0 a 0 a a a

Total Property Tax Revenue 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381

Residential

RevelUle from developed land 30,810 JO,810 JO,810 30,810 JO,810 30,810 30,610 30,610 30,610 JO,610 H
I

Revenue· from tnieveloped land 0 0 0 0 0 0 0 0 0 0 U1

Total Property Tax Revenue - 30,610 30,a10 30,810 30,810 30,810 30,810 30,610 30,810 30,810 JO,810 \0

Total Revenue from developed land 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677
Total Revenue from undeveloped land 0 0 0 0 0 0 0 0 0 0

Total Property Tax Revenue 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677

Sales Tax Revenue 16,880 17,424 17,969 18,513 19,058 19,602 20,147 20,691 21,236 21,780

Total Property 6: sales Tax Revenue 58.557 59.101 59.646 60.190 60.1)5 61.279 61.824 62.368 62.913 63.457

Total Property 6: sales Tax Revenue
Assuming 5% Inflation Annually 253.080 268.203 284.210 301.142 319.062 338.016 358.073 379.285 401.730 350.030

Total Fourth 10 Year Increase in
Property 6: Sales Tax Revenue 610.070

Total Fourth 10 Year Increase in
Property 6: Sales Tax Revenue
Assuming 5~ Inflation Annually 1...252.831.

Total 40 Year Increase in Property
6: Sales Tax Revenue 1.6S3.637

Total 40 Year Increase in Property
6: Sales Tax Revenue AsSllDing 5%
Inflation Annually 6.016.660
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~ ~ ~ ~ ~ 2027 ~ ~ ~ 2031

Industrial

Revenue for developed land 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486 9,486

Revenue. for Uldeveloped land 0 0 0 0 0 0 0 0 0 0

Total Property Tax Revenue 9,486 9,486 9,486 9,486 9-,486 9,486 9,486 9,486 9,486 9,486

COfIIIIl8rcial

Revenue for developed land 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381
. Revenue for lIldeveloped land 0 0 0 0 0 0 0 0 0 0

Total Property Tax Revenue 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381

Residential

Revenue from developed land 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 H
I

Revenue from lIldeveloped .land 0 0 0 0 a 0 0 0 0 0 U1

Total Property Tax Revenue 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 \.0

Total Revenue from developed land 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677
Total Revenue from undeveloped land 0 0 ° 0 0 0 0 0 0 0

Total Property Tax Revenue 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677

Sales Tax Revenue 16,880 17,424 17,969 18,513 19,058 19,602 20,147 20,691 21,236 21,780

Total Property '" sales Tax Revenue 58.557 59.101 59.646 60.190 60.735 61,279 61.82.4 62.368 62.913 63.457

Total Property '" sales Tax Revenue
Assuming 5% Inflation Annually 253.080 268.203 284.210 301,142 319.062 338.016 358.073 379.285 401.730 350.030

Total Fourth 10 Year Increase in
Property '" Sales Tax Revenue 610.070

Total Fourth 10 Year Increase In
Property '" Sales Tax Revenue
Assuming 5% Inflation Annually h..252.831 .

Total 40 Year Increase In Property
'" Sales Tax Revenue 1.65).637

Total 40 Year Increase In Property
'" Sales Tax Revenue AsSlJRing 5%
Inflation Annually 6.016.660
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~ 2033 ~ ~@. ~ ~ ~ ~ ~ 2041 ~

Industrial

Revenue for developed land 9,486 9,486 9,486 9,486 9,486 9,466 9,486 9,486 9,486 9,486 9,486

RevenUQ for tfileveloped land 0 0 0 0 0 0 0 0 0 0 0

Total property Tax Reveooe 9,486 9,486 9,486 9,486 9,486 9,466 9,486 9,486 9,486 9,486 9,486

commercial

Revenue for developed land 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381

Revenue for undeveloped land 0 0 0 0 0 0 0 0 0 0 0

Total Property Tax Reveooe 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381 1,381

Residential

Revenue.from developed land 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 30,810 H

Revenue from undeveloped land 0 0 0 0 0 0 0 0 0 0 o I

Total Property Tax Revenue 30,810 30,810 30,8la 30,810 30,810 30,810 30,810
0'\

30,810 30,810 30,810 30,810 0

Total Reveooe from developed land 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677

Total Revenue from undeveloped land 0 0 0 0 0 0 0 0 0 0 0

Total property Tax Revenue 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677 41,677

Sales Tax Revenue 22,325 22,869 23,414 23,958 24,503 25,047 25,592 26,136 26,681 27,225 27,770

Total property &sales Tax Revenue 64.002 64.546 65.OlU 65,635 66,160 66.72!! 67,262 67.8l1 68,356 68.902 69.447

Total Property &sales Tax Revenue
Assuming 5~ Inflation Annually 450.573 477.l2.1 505.210 534.203 566.312 599.516 634.63J 671,75/i 711,010 752.502 726'.377

Total Fifth 11 Year Increase in
Property &sales Tax Revenue 733.967

Total Fifth 11 Year Increase in
Property &Sales Tax Revenue
Assuming 5~ Inflation Annually 6.699.9!l

Total 50 Year Increase in Property
&Sales TaxRev~e

-.-2.. 387•604

Total 50 Year Increase in property
&Sales Tax Revenue Assuming 5~
Inflation Annually 12.116.573
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TOTAL DIRECT Itl:REASE IN PROPERTY &: SALES TAXREVENIJE
AS A RESULT OF RIO SALADO DEVELOPl>ENT PROJECT AND PLAN SIX DEVELOMNT PROJECT

(Assumes land is leased for RIo salado; assumes Industr~al &residentIal development captures 5% of respective markets for Plan Six)
(Thousands)

1982 Dollars ~ 1993 1994 1995 1996 1m. ~ ~ 2000 2001

TOTAL DIRECT Itl:REASE IN PROPERTY &:
SALES TAXES AND TOTAL REVENUE TO
RIO SALADO FROM LEASE OF LAND 394 4,028 6,181 7,248 8,242 9,384 11,304 13,653 14,401 16,946

TOTAL DIRECT INCREASE IN PROPERTY &:
SALE TAXES FROM PLAN SIX 4,653 6,782 8,922 11,067 13,150 15,239 17,339 19,446 21,565 23,776

TOTAL DIRECT INCREASE IN PROPERTY &:
SALES TAX AND TOTAL REVENUE DUE TO
RIO SALADO AND PLAN SIX 5,047 10,810 15,103 18,315 21.392 ~ ~ ~ 35,966 40,722

IRRIGATION REVENUES 0 0 0 0 0 0 0 0 0 0

MUNICIPAL &: INDUSTRIAL WATER SUPPLY
REVENUES 0 0 0 0 0 0 0 200 400 700

ENERGY MANAGEJvENT REVENUE 17,700 19,000 20,400 21,700 23,000 24,400 25,700 27,000 28,400 29,700

FLOOD CONTROL INUNDATION REDUCTION
REVEfIlJES 300 300 300 300 300 300 300 JOO 300 300 H

I
(j)

PERSONAL INCOME &: SALES TAXES DUE TO
I-'

Et-R.OYMENT GENERATED BY RIO SALADO
AND PLAN SIX 438 --m 1,340 1,780 2,255 2,772 3,329 3,928 4,425 ~946

GRAND TOTAL 23,485 ~ 37,143 42,095 ~ ~ ~ ~ 69.491 76,368

GRAND TOTAL ASSUMING 5% INFLATION
ANNUALLY 23,485 32,592 40,950 48,730 ~ 66,488 lZ.&§ 2.Ual2§. 102..6}Q 118,472

TOTAL 10 YEAR 501.166

TOTAL 10 YEAR ASSUMING 5% INFLATION
ANNUALLY 658,938
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1982 Dollars 2002 2003 2004 2005 2006 2007 ~ 2009 ~ ~

TOTAL. DIRECT INCREASE IN PROPERTY &:
SAlES TAXES At-Il TOTAl REVEtu:: TO
RIO SAlADO FROM LEASE OF LAt-Il 18,300 20,186 22,747 23,707 24,913 26,267 28,153 30,714 31,674 32,634

TOTAL. DIRECT INCREASE IN PROPERTY &:
SALE TAXES FROM PLAN SIX 25,999 28,232 30,479 32,737 35,009 37,291 39,592 41,905 44,235 46,585

TOTAL. DIRECT INCREASE IN PROPERTY &:
SAlES TAX AND TOTAl REVEtu:: DUE TO
RIO SAlADO At-Il PLAN SIX 44,299 48,418 53,226 56,444 ~ 63,558 67,745 72,619 75.909 l2"l!2.

IRRIGATION REVENJES 0 0 0 0 0 0 0 0 0 0

M.JNICIPAL. &: Itf)lJSTRIAL. WATER SUPPLY
REVENUES 900 1,200 1,400 1,700 1,900 2,100 2,300 2,400 2,600 2,800

EtERGY MANAG::t.£NT REVENJE 31,000 32,700 34,900 36,900 38,800 40,700 42,700 44,600 46,600 48,500

FLOOD CONTROL INJt{)ATION REDUCTION
REVENUES 300 300 300 300 300 300 300 300 300 300

PERSONAl Il'COME &: SAlES TAXES DUE TO
.EK'LOYt.£NT GENERATED BY RIO SAlADO
AND PLAN SIX 5,497 6,076 6,689 7,333 8,012 8,728 9,481 10,428 11,471 12,617 H

I
0'

GRAt-Il TOTAL. 81,996 88,694 96,515 102,677 108.934 115.386 122.526 130.3A7 136.880 143.436 N

GRANO TOTAL ASSUMING 5% INFLATION
ANNUALLY 133,563 151,697 173,327 193.613 215.682 239.879 267.459 298.75Jl 329.418 362,45~

TOTAL. SECOt-ll 10 YEARS 1.127~91

TOTAl SECOND 10 YEARS ASSUMING 5%
INFLATION ANNUAlLY 2,3~852

TOTAl 20 YEARS 1,626.557

TOTAL. 20 YEARS AtNJAlLY ASSUMING
5% INFLATION AtftJAlLY 3.024.790
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1982 Dollars 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

TOTAL DIRECT INCREASE IN PROPERTY &:
SAlES TAXES ANJ TOTAL REVEtuE TO
RIO SALADO FROM LEASE OF LAN) 33,594 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606

TOTAL DIRECT INCREASE IN PROPERTY &:
SALE TAXES FROM PLAN SIX 48,953 50,601 51,566 52,544 53,545 54,569 ~617 56,689 57,468 58,012

TOTAL DIRECT INCREASE IN PROPERTY &:
SALES TAX ANJ TOTAL REVENUE OlE TO
RIO SALADO ANJ PLAN SIX 82,547 80,207 81,172 82,150 83,151 84,175 85,223 86,295 87,074 87,618

IRRIGATION REVENUES 0 0 0 0 0 0 0 0 0 0

r.tJNICIPAL &: ItfJUSTRIAL WATER SUPPl.Y
REVENJES 2,900 3,100 3,200 3,400 3,600 3,700 3,900 4.,000 4~100 4,300

ENERGY MANAGEt.£NT REVEMJE 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400

FLOOO CONTROL IMJNJATION REOOCTION
REVEMJES 300 300 300 300 300 300 300 300 300 300

PERSONAL INCtM: &: SALES TAXES DUE TO
EWLOYt.£NT GEI'£RATEO BY RIO SALADO H
AND PLAN SIX 13,500 14,445 15,456 16,538 17,696 18,935 20,260 21,678 23,196 24,820 I

0'\
Vol

GRAN) TOTAL 149,647 148,452 150,528 152,788 155,147 157,510 160,083 162,673 165,070 167,438

GRAND TOTAL ASSl...MING 5% INFLATION
ANNUALLY 397,058 413,582 440,334 469,292 500,365 533,384 569,203 607,333 647 ,096 689,198

TOTAL THIRD 10 YEARS 1.569,336

TOTAL THIRD 10 YEARS ASSl...MING 5%
INFLATION ANNUALLY 5,266,845

TOTAL 30 YEARS 3,197,893

TOTAL 30 YEARS ASSl...MING 5% INFLATION
ANNUALLY 8,929,635
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1982 Dollars 2012 2013 2014 2015 2016 2017 2018 2019 2020 ~

TOTAL DIRECT INrnEASE IN PROPERTY &
SAlES TAXES At-[) TOTAL REVENJE TO
RIO SALADO FROM LEASE OF LAt-V 33,594 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606

TOTAL DIRECT INCREASE IN PROPERTY &
SALE TAXES FROM PLAN SIX 48,953 50,601 51,566 52,544 53,545 54,569 55,617 56,689 57,468 58,012

TOTAL DIRECT INCREASE IN PROPERTY &
"-

SALES TAX At-[) TOTAL REVENUE OlE TO
RIO SALADO At-[) PLAN SIX 62.547 80.207 81.172 62.150 63.151 64.175 65,223 86.295 87.074 67.616

IRRIGATION REVENUES 0 0 0 0 0 0 0 0 0 0

NJNICIPAL &: nnJSTRIAL WATER SUPPLY
REVEMJES 2,900 3,100 3,200 3,400 3,600 3,700 3,900 4.,000 4~100 4,300

ENERGY MANAGEt-ENT REVEMJE 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400

FLOOO CONTROL INUt-[)ATION REOOCTION
REVENJES 300 300 300 300 300 300 300 300 300 300

PERSONAL INCtJt.£ &: SALES TAXES DUE TO
EIfl.OYt-ENT GENERATED BY RIO SALADO H
AND PLAN SIX 13,500 14,445 15,456 16,538 17,696 18,935 20,260 21,678 23,196 24,620 I

(J)

w
GRAt-V TOTAL 149'647 148.452 150,528 152.788 155.147 157.510 160.063 162,673 165.070 167,436

GRANO TOTAL ASstJ.tING 5% INFLATION
ANNUALLY 397.056 413.562 440.334 469.292 500. 365 533.384 569.203 607.333 647.096 669.196

TOTAL THIRD 10 YEARS 1.569,336

TOTAL THIRD 10 YEARS ASSlJ.tING 5%
INFLATION ANM.IALLY 5.266,845

TOTAL 30 YEARS 3.197,693

TOTAL 30 YEARS ASSLNING 5% INFLATION
ANNUAUV 8.929,635



- - - - - - - - - - - - - - - - - - -
-4-

1982 Dollars 2022 ~ ~ 2025 2026 2027 2028 2029 2030 2031

TOTAl DIRECT INCREASE IN PROPERTY &:
SALES TAXES AN) TOTAL REVEI'I£ TO
RIO SAl...ADO FR(J4 LEASE OF LAN) 29,606 29,606 29,606 29,606 ' 29,606 29,606 29,606 29,606 29,606 29,606

TOTAl... DIRECT Ir-.rnEASE IN PROPERTY &:
SAlE TAXES FR(J4 PLAN SIX 58,557 59,101 59,646 60,190 60,735 61,279 61,824 62,368 62,913 63,457

• TOTAl DIRECT Ir-.rnEASE IN PROPERTY &:
SALES TAX AND TOTAL REVEI'I£ OlE TO
RIO SAlADO AI'V PLAN SIX 88,163 88,707 89,252 89,796 90,341 90,885 91,430 91,974 92,519 93,063

IRRIGATION REVEt-lES 200 200 200 200 100 100 100 100 100 100

KJNICIPAI... &: II'VUSTRIAL WATER SUPPLY
REVENl£S 4,400 4,600 4,700 4,900 5,000 5,200 5,800 5,900. 6,200 ·6,600

Et£RGY MANAGEt-ENT REVEI'lJE 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50;400 .

FLOOD CONTRa... ItUVATION REDLCTION
REVENlES 300 300 300 300 300 300 300 300 300 300

PERSONAL It£M &: SALES TAXES DUE TO
Etfl..Ovt.£NT GEt£RATED BY RIO SALADO H

AND PLAN SIX 26,557 28,416 30,405 32,533 34,811 37,247 39,855 42,645 45,630 48,824 I
(jI

187,885 191,)19 195,1il2 199,287
tI:>-

GRAt{) TOTAl... 170,020 172,623 175.257 178,129 180,952 184,1)2

GRAND TOTAL ASSlJUNG 5% INFLATION
Al'NJALLY 734,817 783,370 835,089 891,213 950,604 1,015,675 1.088,192 1,161.489 1,246.120 1. 33Ji--.170

TOTAl... FOffiTH 10 YEAAS 1,834,753

TOTAL FOlRTH 10 YEAAS ASSlJ.iING 5%
INFLATION Al'NJAl...LY 10,044,7!l2

TOTAL 40 YEARS 5,032,646

TOTAl 40 YEARS ASSlJ.iING 5% INFLATION
ANNUALLY 18,974,377
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1982 Dollars 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042

TOTAL DIRECT IM:REASE IN PROPERTY
&: SALES· TAXES AND TOTAL REVEru::
TO RIO SALADO FfO.1 LEASE OF LAND 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606 29,606

TOTAL· DIRECT IM:REASE IN PROPERTY
&: SALE TAXES FR()04 PLAN SIX 64,002 64,546 65,091 65,635 66,180 66,724 67,269 67,813 68,358 68,902 69,447

TOTAL DIRECT I~REASE IN PROPERTY
&: SALES TAX AND TOTAL REVEru::
OLE TO RIO SALADO AND PLAN SIX 93,608 94,152 94,697 95,241 95,786 96,330 96,875 97,419 97,964 98,500 99,053

IRRIGATION REVEMJES 100 100 100 100 100 100 100 100 100 100 100

KJNICIPAL & INJUSTRIAL WATER
SUPPLY REVENUES 6,900 7,300 7,600 7,900 8,300 8,600 8,900 9,300 9,600 9,900 10,300

ENERGY MANAGEt£NT REVEtu:: 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 50,400 70,900

FLOOD CONTROL INl.WATION
REOOCTION REVEru::S 300 300 300 300 300 300 300 300 300 JOO 300

PERSONAL. I~t£ &: SALES TAXES
OlE TO Bf'l.Oyt£NT GENERATED H

BY RIO SALADO AND PLAN SIX 52,241 55,898 59,811 63,998 68,478 73,271 78,400 83,888 89,760 96,043 102,767 I
(j)

GRAND TOTAL 203,549 208.150 212,908 217.939 223,364 229,001 234,975 241.407 248.124 255.251 283,420 U1

GRANO TOTAL ASSlJ.1ING 5"
INFLATION ANNlJALLY 1.4J2•.2!U 1,538,~42 1.652.504 1.776.130 1.911.359 2,057,5762.216,615 2,391,371 2,580,80~ 2,787,681 3.250,090

TOTAL FIFTH 11 YEARS 2.5.58.00.8

TOTAL FIFTH 11 YEARS ASSlJ4ING
5% INFLATION ANNJALLY 23.595,926

TOTAL 50 YEARS 7,590.734

TOTAL 50 YEAAS ASSlJ4ING 5%
INFLATl(J-.I AtnJALLY 42.570.Jll
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SECTION II

FLOOD CONTROL DAMAGES PREVENTED

In recent years, flooding of the Salt River has caused problems for the

Phoenix metropolitan area. Since 1978, a series of floods have resulted in

substantial damage in the form of income losses, emergency costs, and property

damage, and have adversely affected transportation and people living in the

flood zone.

Fiscal damages resulting from the February, 1978 floods were estimated at

$31 million, with damages from the December, 1978 and February, 1980 floods

set at $46 million and $49 million respectively (united States Corps of

Engineers). These flood occurrences have created strong public and private

support for flood control in the Phoenix metropolitan area.

Of the most recent floods, the worst was in February, 1980 when the salt

River peaked at 180,000 cubic feet per second (cfs) through metropolitan

Phoenix. The U.S. Army Corp of Engineers has calculated the uncontrolled flow

for a 200-year flood through the Phoenix area as 275,000 cfs. The 100-year

event would have a flow of 215,000 cfs. The largest recorded flow in the

river was 300,000 cfs in 1891.

As stated in an earlier section of this report, in October, 1981, the

Bureau of Reclamation proposed a plan of action that included recommended

solutions to prevent damages that result from flooding in metropolitan

Phoenix. This.proposed action is known as Plan Six.
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Plan Six includes the building of a new dam on the Agua Fria River

(Waddell); a new dam on the Verde River (Cliff); and a new or enlarged

Roosevelt Dam on the Salt River; plus a new or modified Stewart Mountain Dam

at Sahuaro Lake. Under this plan, new Waddell would replace the existing

Waddell Dam at Lake Pleasant. It would be constructed for regulatory storage

and would provide incidental flood control. Flood control, additional water

conservation, and Safety of Dams would be provided at Cliff, Roosevelt, and

stewart Mountain. This plan would reduce the 200-year flood at Sky Harbor

Airport to 92,000 cfs and the 100-year flood to 55,000 cfs.

There are three benefit categories that can be measured as the result of a

flood control program such as that proposed by Plan Six. These categories are

inundation reduction benefits, intensification benefits, and location

benefits. Inundation reduction benefits result from prevention of 'physical

damage to structures in the floodplain as well as savings in costs associated

with flood fighting, closed businesses, transportation delays, and emergency

operations. Intensification and location benefits of flood control result

from improved land use in former floodplain areas.

Inundation reduction benefits are often measured as damages prevented.

The Bureau of Reclamation has specifically identified inundation reduction

benefits which are based on the value of property damages (both public and

private) prevented by Plan Six flood control features for a fifty year

period. These benefits total $328,500,000. Public revenues resulting from
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Plan Six flood control features are in the form of costs avoided principally

from decreases in the annual cost of physical repairs to public structures,

principally the airport and bridges across the Salt River. The public

revenues total $15,300,000 over a fifty year period.

Floods damage people and property. The Bureau of Reclamation projects

that Salt and Gila River flooding will impact 46,460 people by the year 2000

without the implementation of Plan Six. This is slightly less than 2% of the

projected Maricopa County population for the year 2000.

Measurable flood damages that can be prevented as a result of Plan Six's

proposed flood control action are identified by the Bureau of Reclamation in

their Environmental Impact Statement for the Central Arizona Water Control

Study. They are:

- Elimination of potential for inundations of 46,460 individuals.
Elimination of high probability of large number of flood-related
deaths. Potential for physical injury and illness and severe stress
eliminated for 46,460 individuals. Substantial reduction of potential
for disorganized (panic) activity.

- Reduction of $86,690,000 in residential property damage by year 2000;
majority of directly affected individuals in low-to-moderate income
brackets. Extreme reduction of potential for loans and depletion of
personal savings for property repairs by majority of 46,460 individuals.

- Extreme reduction of lifestyle disruption. Elimination of disruptions
for 46,460 individuals. Elimination of lost work and school time for
46,460 individuals.

- 14-15 bridge crossings maintained. Substantial reduction of costs of
damages to bridges and roads ($10,800,000). Elimination of significant
transportation disruptions.
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- Elimination of $7,021,000 in damage costs and reduction of damages to
airport channel clearing project by year 2000.

- Substantial reduction of damages to electrical transmission towers and
power lines ($5,400,000). Substantial reduction of damages to sewage
and wastewater treatment plants and active landfills.

- Elimination of disruption of delivery service of pUblished material,
Le., mail, newspapers, etc. Substantial reduction in disruption of
phone service.

- Reduction of $62,519,000 in damages. Elimination of lost revenues due
to transportation disruptions.

- Substantial reduction of short and long-term losses due to cancellations
of trips and adverse publicity.

- Reduction of $1,049,000 in emergency costs. Elimination of needed aid
from outside the Phoenix metropolitan area.

- Elimination of residential property damage and breakdowns in informal
support networks and community cohesion for 46,460 individuals of seven
communities (Mesa, Tempe, Phoenix, SRPMIC, GRIC, Buckeye, Holly Acres).
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SECTION III

INDIAN BEND WASH - PROPERTY TAX IMPACTS

Property tax research was conducted in June, 1982, to obtain actual tax

impacts from a floodplain reclamation project, namely, Scottsdale, Arizona's

Indian Bend Wash Project. The purpose of the research was to document the

impact of floodplain reclamation on property values reclaimed and developed

out of a floodplain and the resulting assessed value increases.

A single development project lying within the floodplain of Indian Bend

Wash was selected. This project, known as the Schrader Ranch Development,

totals 175 acres in the floodplain between Indian School and Thomas Roads.

Specifically, the project includes 80 acres for a golf course; a 3-acre pUblic

park; and 92 acres of mixed high density residential, commercial and office

park uses. The public park, residential, commercial and office uses were

removed from the original floodplain through a levee and re-channelization.

The golf course also serves as the residual floodplain lying totally within

the re-channelized Indian Bend Wash.

Characteristics of Indian Bend Wash are very similar to the Rio Salado

concept. Reclamation of Indian Bend Wash was made possible by the

construction of an upstream flood control structure thus allowing a reduction

in floodwater quantity. In addition, a series of lakes were constructed in

the flood channel to reduce the velocity of those flood waters. These two

actions allowed for the reclamation of a significant number of acres to be

used for private development along the edges of the reduced floodplain. The

reduced greenbelt floodplain has become a series of pUblic and private parks,

golf courses and openspace.
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HISTORY OF PROPERTY SELECTED FOR RESEARCH

Prior to 1975, the .entire development area consisted of several

individually owned parcels, the largest of which was owned by Schrader Farms.

It contained 77 floodplain acres. This 77 acres was researched back to 1960

to develop a history of "typical" assessed values for comparison to current

assessed values on "typical" property in the new development plan.

In 1975, American Continental .Homes, Inc., purchased the Schrader Farms

and other properties in the floodplain and put together an overall floodplain

reclamation development plan known as Schrader Ranch.

Property Tax history on the Schrader Farm is:

Assessed Taxable
Tax Year Valuation Acreage Total Taxes Paid

1960 N/A 77.00 $ 520.02
1965 N/A 74.45 819.68
1970 N/A 71. 79 1,522.94
1975 Land-$107,685 71. 79 2,495.64

Imp.-$ 13,495

Records on assessed valuation for tax years 1960, 1965, and 1970 were not

available. The actual 1975 tax bill was obtained. It shows 71.79 acres of

land valued at $107,685 and improvements valued at $13,495. Tax assessment

ratio was 18% on total assessment or $21,815. 1975 total tax rate was $11.45

per $100 of assessed valuation. Total property taxes paid for 1975 was

$2,495.64.
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In 1977, American Continental Homes submitted the Schrader Ranch master

development plan to the City of Scottsdale for approval. By 1980, physical

improvements to property had begun, including the Continental Golf Course

built in the reduced flood channel. Typical development property and assessed

valuations included:

I. THE GARDENS

A condominium project built on four acres contiguous to the golf course.

In 1980, this property, still under construction, was assessed for tax

purposes as follows:

Land - $2,000 per acre X 4 acres $ 8,000

Improvements - $00 -0-

Total Assessed Value - 1980 $ 8,000

In 1982, this property, now complete with 43 residential units, was

assessed for tax purposes as follows:

Land - $5,790 per unit X 43 units $ 248,970

Improvements - $79,031 per unit X 43 units 3,398,333

Total Assessed Value - 1982 $3,647,303

II. SUNRISE APARTMENTS

An apartment project built on 22 acres contiguous to the golf course.

In 1980, this property, partially completed, was assessed for tax

purposes as follows:

Land - $30,786 for all 22 acres $ 30,786

Improvements - under partial complete category 2,492,074

Total Assessed Value - 1980 $2,522,860



259,000

975,059

$ 1,234,059

$ 1,056,000

10,478,400

$11,534,400

In 1982, this property, now complete with 480 units, was assessed for .

tax purposes as follows:

Land - $2,200 (avg unit) per unit X 480 units

Improvements - $21,830 per unit X 480 units

Total Assessed Value - 1982

1II-4

IV. LUCKY GROCERY MARKET

A supermarket on 3 acres. In 1980, this property was assessed as vacant

_ $9,729. In 1982, this property now complete, was assessed as follows:

Land $ 203,469

Improvements 397,523

Total Assessed Value - 1982 $ 600,992

III. HAYDEN CENTER OFFICE PARK

A 4-acre office park not yet completed. In 1980, this parcel was

assessed as vacant property - $5,946. In 1982, this property, under

construction, was assessed as partially complete as follows:

Land - partially complete $

Improvements - partially complete

Total Assessed Value - 1982

I
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V. SOUTHWEST SAVINGS AND LOAN

A savings and loan branch office located on the southwest corner of

Hayden and Osborn (.868 acres). In 1980, this land was assessed as

vacant - $1,302. In 1982, this project, now complete was assessed as

follows:

Land $ 75,620

Improvements 169,097

Total Assessed Value - 1982 $ 244,717

The previously cited examples document the significant assessed valuation

impact of floodplain reclamation and development.
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Dear Mr. Schulz:

Enclosure

BUREAU OF RECLAMATION
LOWER COLORADO REGIONAL OFFICE

P.O. BOX 427
BOULDER cm. NEVADA 89005

MAR 28 1983

United States Department of the Interior

N. w. P1umme r
Regional Director

Sincerely yours,

NWPlummer

cc: Mr. Wesley E. Steiner, Director, Arizona Department of Water
~esources, 99 E. Virginia Avenue, Phoenix, Arizona 85004

y'Rio Saiado Development District, 141 E. Palm tane, Suite 202,
Phoenix; Arizona 85004

(w/encl. to ea.)

Mr. Bill Schulz, Co-Chairman
Plan Six Task Force
Office of the Governor
State House
Phoenix, Arizona 85007

This is in response to your letter of October 14, 1982, to Project
Manager Ed Hallenbeck of our Arizona Projects Office. Thank you for
working with us as we developed the data you need for the Task Force.
Enclosed is a table showing the benefits and revenues flowing from
Plan 6 of the Central Arizona Water Control Study (CAWeS). We are
also enclosing a brief explanation of the methodology and assumptions
used in developing the benefit and revenue estimates.

The benefits shown in the table represent the values of goods and
services received by the general population. The revenues shown are a
more limited concept, expressing only increases in tax yields and user
fees to public agencies in Arizona, or decreases in their
expenditures.

Our Arizona Projects Office staff has discussed the format and content
of the table with the Rio Salado staff, and we believe it will meet
your needs. If we can be of further service do not hesitate to call
on us.

i'IRF.PlY LC-740
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Explanation of Plan 6 Benefits and Potential Revenue Table
February, 1983

The attached table provides a summary of benefits and potential revenues
that would result from construction of Plan 6, the recommended plan of the
Central Arizona Water Control Study (CAWCS). The plan includes New Waddell
Dam on the Agua Fria River, New or Modified Roosevelt Dam on the Salt River,
Cliff Dam on the Verde River, and New or Modified Stewart Mountain Dam on the
Verde River. The current estimate of total construction cost for the plan is
approximately $1 billion.

Plan 6 would provide approximately 650,000 acre-feet of regulatory storage
for the Central Arizona Project (CAP), increasing the project's water supply
by approximately 115,000 acre-feet annually. In addition, regulatory storage
space will allow most project water to be pumped during the offpeak winter
period allowing a large portion of the project's energy from Navajo Generating
Station to be sold commercially during the summer period of peak power
demand. Plan 6 would also provide significant flood control for the Phoenix
area by reducing floodflows on the Salt/Verde and Agua Fria Rivers Systems.
At the same time, Plan 6 would alleviate serious dam safety problems currently
in existence on the Salt/Verde River System.

The benefit and revenue estimates shown on the table represent
undiscounted annual values expressed in January, 1982 dollars. The benefit
values are consistent with those to be displayed in the CAWCS Stage III
Report, which is scheduled for pUblic release in April, 1983. The benefit
values represent general increases in income to all direct users of the
project, while the revenues represent specific increases in revenue or
reduction in cost to public entities in Arizona. All values shown are rounded
to the nearest $100,000. More specific explanation of the individual revenue
and benefit estimates is provided in the following:

Irrigation. Irrigation benefits represent the increased income farmers
will earn from the use of additional water provided by Plan 6. It is
important to note, however, that the farmer's increase in income will be
partially offset by the cost and CAP operation, maintenance, and replacement
costs.

In computing the irrigation revenue values shown, it was assumed that
after 2020, provision of CAP water would prevent a decline in the amount of
irrigated acreage in central Arizona of one-fifth acre per acre foot. This
decline in acreage was multiplied by the current average property tax yield of
about $6.80 per acre. UndOUbtedly, a decrease in irrigated acreage would
result in loss of local revenue from ,income and sales taxes, as well as a loss
of revenue from taxes in other sectors. However, since it could be argued
that such losses could be accompanied by offsetting decreases in required
public expenditures, such revenues were excluded from the analysis.

-ii-
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Municipal and Industrial (M&I) Water Supply. Estimates of benefits and
revenues for M&I water ate based on the assumption that, in absence of the
CAP, state or local entities would have to incur the cost of developing
facilities to meet M&I water demands.· Hence, the M&I values represent cost of
providing the same quantity and quality of M&I water to be provided by Plan 6.

Indian Water Supplt. Benefits shown for Indian water supply are based on
increased farm income hat various Indian tribes would receive from the use of
CAP water for irrigation. Since Indian lands are exempt from local taxes, no
increased revenues from Indian water were estimated.

Flood Control. Inundation reduction benefits are based on the value of
property damages (both public and private) prevented by Plan 6 flood control
features. Inundation reduction revenues are the estimated decreases in the
annual cost of physical repairs to public structures, principally the airport
and the bridges across the Salt River. Historically, some of these
expenditures have been offset by Federal funds •.

Location benefits represent the enhanced value of property located in the
floodplain protected by Plan 6 facilities. Revenues to be derived from this
source are being developed by a subcommittee of the Plan 6 Task Force and are
not presented in the table.

Power. The power benefits shown in the table are based on the enhanced
value of commercial energy sold from the Navajo Generating Station (Navajo).
Regulatory storage developed by Plan 6 allows Navajo energy to be used for
pumping water during periods of reduced power demands, this allows more of the
energy to be sold at higher prices during the period of peak demand. The
power benefits have been adjusted to account for real escalation in energy
prices (I.e., escalation greater than expected inflation) over the 50-year
period. The benefits have also been adjusted to account for losses that will
occur to the Colorado River hydropower system from additional releases of
water in the offpeak winter period, as opposed to the summer onpeak releases
that would occur in absence of Plan 6.

The power revenues shown were estimated under the assumption that a
"split-the-savings" approach could be used in marketing the power. In
essence, this approach would allow benefits to be shared equally between the
Central Arizona Water Conservation District and the public or a private
utility purchasing Navajo's commercial energy. No adjustment was made,
however, for revenue losses to the Colorado River hydropower system since it
was assumed those losses would not be directly borne by Arizona interests.

There are a number of significant points about the power revenues that
should be noted. First, the analysis assumes that Navajo energy will never be
used to pump more than 1.5 million acre-feet of water annually (i.e., a normal
year water supply). This means that other energy sources would have to be
used to pump additional water in surplus years. Depending upon the cost of
the additional energy, this could substantially increase the cost of obtaining
extra water in surplus years.

-iii-
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Secondly, the revenue analysis assumes that the surplus energy from Navajo
can be sold for its full market value. Traditionally, Federal power has been
marketed at its "cost of service" through a public rate setting process. As a
result, most federal power has been sold for less than its actual market value.

The analysis assumes that Navajo will have a useful life that extends to
the year 2040, or that the plant is replaced, at some considerable expense,
sometime in the interim. Current thinking is that the latter assumption is
more realistic.

As a final note, it should be added that more refined power revenue
estimates will be available when studies currently underway by local interests
are completed.

Recreation. Recreation benefits shown in the table represent the
estimated value of increased recreation opportunities created by Plan 6.
Recreation revenues are not presented since it is not expected that they will
exceed the cost of developing, operating, and maintaining the recreation
facilities.

-iv-
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PLAN 6 8ENEFITS AND POTHll IAL REVENUE BY YEAR

TH)USANDS OF 1982 DOLLARS

Water Supply Flood Control Power Recreation
Irrigation M&I Water Indian Water Inundation Reduction Locahon

Year Benefits Revenues Benefits Revenues Benefits Revenues Benefits Revenues Benefits Revenues Benefits Revenues Benefits Revenues

1992 12,100 --- --- --- --- --- 6,700 300 223,000 To be 123,200 17,700 7,200 No net
1993 12,000 --- --- --- --- --- 6,700 300 --- provided 26,700 19,000 7,200 revenues
1994 11,900 --- --- --- --- --- 6,700 300 --- by others 28,600 20,400 7,200 over
1995 11,800 --- --- --- --- --- 6,700 300 --- 30,500 21,700 7,200 recreation
1996 11,700 ---- --- --- --- --- 6,700 300 --- 32,400 23,000 7,200 'Cost
1997 11,600 --- --- --- --- --- 6,700 300 --- 34,200 24,400 7,200 increase
1998 11,500 --- --- --- --- --- 6,700 300 --- 36,100 25,700 7,200
1999 11,400 --- 200 200 100 --- 6,700 300 --- 38,000 27,000 7,200
2000 11,300 --- 400 400 100 --- 6,700 300 --- 39,900 28,400 7,200
2001 11,200 --- 700 700 200 --- 6,700 300 --- 41,700 29,700 7,200
2002 11,000 --- 900 900 200 --- 6,700 300 --- 43,600 31,000 7,200
2003 10,900 --- 1,200 1,200 300 --- 6,700 300 --- 46,300 32,700 7,200
2004 10,800 --- 1,400 1,400 300 --- 6,700 300 --- 49,100 34,900 7,200
2005 10,700 --- 1,700 1,700 300 --- 6,700 300 --- 51,800 36,900 7,200
2006 10,600 --- 1,900 1,900 400 --- 6,700 300 --- 54,500 38,800 7,200
2007 10,500 --- 2,100 2,100 400 --- 6,700 300 --- 57,300 40,700 7,200
2008 10,500 --- 2,300 2,300 400 --- 6,700 300 --- 60,000 42,700 7,200
2009 10,400 --- 2,400 2,400 500 --- 6,700 300 --- 62,700 44,600 7,200
2010 10,400 --- 2,600 2,600 500 --- 6,700 300 --- 65,400 46,600 7,200
2011 10,400 --- 2,800 2,800 500 --- 6,700 300 --- 68,200 48,500 7,200
2012 10,300 --- 2,900 2,900 500 --- 6,700 300 --- 70,900 50,400 7,200
2013 10,300 --- 3,100 3,100 500 --- 6,700 300 --- 70,900 50,400 7,200
2014 10,200 --- 3,200 3,200 600 --- 6,700 300 --- 70,900 50,400 7,200

I 2015 10,200 --- 3,400 3,400 600 --- 6,700 300 --- 70,900 50,400 7,200<: 2016 10,100 --- 3,600 3,600 600 --- 6,700 300 --- 70,900 50,400 7,200I
2017 10,100 3,700 " 3,700 600 6,100 300 70,900 50,400 7,200--- --- I ---
2018 9,900 3,900 3,900 700 --- 6,700 300 --- 70,900 50,400 7,200
2019 9,800 --- 4,000 4,000 700 --- 6,700 300 --- 70,900 50,400 7,200
2020 9,600 --- 4,100 4,100 700 --- 6,700 300 --- 70,900 50,400 7,200
2021 9,500 --- 4,300 4,300 700 --- 6,700 300 --- 70,900 50,400 7,200
2022 9,400 200 4,400 4,400 800 --- 6,800 300 --- 70,900 50,400 7,200
2023 9,200 200 4,600 4,600 800 --- 6,800 300 -- 70,900 50,400 7,200
2024 9,100 200 4,700 4,700 800 --- 6,800 300 --- 70,900 50,400 7,200
2025 9,000 200 4,900 4,900 800 --- 6,800 300 --- 70,900 50,400 7,200
2026 8,800 100 5,000 5,000 900 --- 6,800 300 --- 70,900 50,400 7,200
2027 8,700 100 5,200 5,200 900 --- 6,800 300 --- 70,900 50,400 7,200
2028 8,500 100 5,800 5,800 900 --- 6,800 300 -- 70,900 50,400 7,200
2029 8,400 100 5,900 5,900 900 --- 6,800 300 --- 70,900 50,400 7,200
2030 8,300 100 6,200 6,200 900 --- 6,800 300 -- 70,900 50,400 7,200
2031 8,200 100 6,600 6,600 900 --- 6,800 300 --- 70,900 50,400 7,200
2032 8,000 100 6,900 6,900 900 --- 6,800 300 --- 70,900 50,400 7,200
2033 7,900 100 7,300 7,300 1,000 --- 6,800 300 --- 70,900 50,400 7,200
2034 7,800 100 7,600 7,600 1,000 --- 6,800 300 --- 70,900 50,400 7,200
2035 7,600 100 7,900 7,900 1,000 --- 6,800 300 --- 70,900 50,400 7,200
2036 7,500 100 8,300 8,300 1,000 --- 6,800 300 --- 70,900 50,400 7,200
2037 7,400 100 8,600 8,600 1,000 --- 6,800 300 -- 70,900 50,400 7,200
2038 7,200 100 8,900 8,900 1,000 --- 6,800 300 --- 70,900 50,400 7,200
2039 7,100 100 9,300 9,300 1,000 --- 6,800 300 --- 70,900 50,400 7,200
2040 7,000 100 9,600 9,600 1,100 --- 6,800 300 --- 70,900 50,400 7,200
2041 6,800 100 9,900 9,900 1,100 --- 6,800 300 --- 70,900 50,400 7,200
2042 6,700 100 10,300 10,300 1,100 --- 6,800 300 -- 70,900 70,900 7,200
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141 EAST PALM LANE. #202
PHOENIX. ARIZONA 85004
(602l 252-0826

.. --

Rio Salado
DEVELOPMENT DISTRICT

M E M 0

TO:
FROM:
DATE:
SUBJECT:

Plan Six Economic Development Committee
Tim Bray
June 27,1983

Economic Benefits from Plan Six and Rio Salado

;.l{um CfHF;til mSTR\CT
RECEiVED

jU\1 2. 9'83

We have now completed what we set out to do last fall - namely to quantify the combined
benefits of Plan No.6 and Rio Salado.

The enclosed document is for your review and comment at a meeting scheduled for
July 5, 1983, 10:00 a.m., Rio Salado office, 141 East Palm Lane, Suite 202, Phoenix.
The purpose of the meeting will be to discuss the document's contents prior to its
general release.

Committee members include:

Bob Mason, Salt River Project
Orin Thompson, Salt River Project·
Elliott Pollack, Valley National Bank
Chris Gelker, Bureau of Reclamation
Frank Barrios, Department of Water Res.

TB:cw
Ene.

Len Dueker, AMWUA
Tom Clark, CAWCD

~an Sagramsos, FCDMC
Terry HUdgins
Bill Chase, City of Phoenix
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