
Table 1: Summary of Net Annual Fiscal Impacts at Buildout

Alternative 1 Alternative 2 Alternative 3
Annual General Fund Revenues $137,083,474 $147,099,118 $140,307,960
Annual General Fund Expenditures $102,481,315 $116,112,591 $112,164,076
Net Annual Fiscal Impact $34,602,159 $30,986,527 $28,143,885

Sources: City of Modesto FY 2025-26 Adopted Budget; BAE, 2025.



Table 2: Proposed Development Program

Alternative 1

Inside City Limits Outside City Limits Total
Net New Building Square Footage 17,174,941 47,893,544 65,068,485

Retail Square Footage 5,243,653 4,175,139 9,418,792
Office Square Footage 7,545,744 6,008,127 13,553,871
Industrial Square Footage 4,385,544 37,710,278 42,095,822

Net New Residential Units 19,721 34,062 53,783
Single-Family 7,388 16,853 24,241
Multifamily 12,333 17,209 29,542

Net New Service Population (a) 65,840 120,106 185,946
Residents 50,821 96,742 147,563
Workers 45,056 70,093 115,149

Alternative 2

Inside City Limits Outside City Limits Total
Net New Building Square Footage 17,174,941 34,532,065 51,707,007

Retail Square Footage 5,243,653 5,050,577 10,294,230
Office Square Footage 7,545,744 7,267,904 14,813,648
Industrial Square Footage 4,385,544 22,213,584 26,599,129

Net New Residential Units 19,721 42,738 62,459
Single-Family 7,388 15,374 22,762
Multifamily 12,333 27,364 39,697

Net New Service Population (a) 65,840 142,105 207,944
Residents 50,821 121,642 172,464
Workers 45,056 61,386 106,442

Alternative 3

Inside City Limits Outside City Limits Total
Net New Building Square Footage 17,174,941 25,410,459 42,585,400

Retail Square Footage 5,243,653 4,142,014 9,385,666
Office Square Footage 7,545,744 5,960,459 13,506,203
Industrial Square Footage 4,385,544 15,307,986 19,693,531

Net New Residential Units 19,721 42,138 61,859
Single-Family 7,388 12,360 19,747
Multifamily 12,333 29,779 42,112

Net New Service Population (a) 65,840 135,732 201,572
Residents 50,821 119,921 170,742
Workers 45,056 47,434 92,490

Note: 
(a) Service population equals the resident population plus a portion of the employment population to
reflect the reduced service demand from commercial uses.  To estimate service population, each
employee is multiplied by 1/3.
(b) Build-out values represent conceptual planning estimates and should not be interpreted as final
development assumptions.

Sources: Placeworks; BAE, 2025.



Table 3: Assessed Value Assumptions

Residential

Single-Family
Market-Rate Sale Price per Unit (a) $651,050

Multifamily Apartments Multifamily Apartments
Site Preparation $27,610
Hard Construction Cost $227,947
Parking Cost (b) $94,392
Impact Fees $18,700
Soft Costs $52,492

Value per Unit (c) $421,141

Commercial

Office Light Industrial Retail
NNN Rent per sq. ft. per year (d) $31.48 $7.80 $33.00
Vacancy Rate 5.00% 5.00% 5.00%
NOI (per sq. ft.) (e) $29.91 $7.41 $31.35
Capitalization Rate 8.30% 6.40% 6.40%

Value per Sq. Ft. (f) $360 $116 $490

Notes:
(a) Market-rate sale price per unit reflects the median sale price of single family homes built since
2020 over the three month period of August 1, 2025 through October 31, 2025.
(b) Parking costs assume 1.4 podium spaces per unit for Multifamily Apartments.
(c) Value = sum of construction costs per unit.
(d) Rent net of operating expenses.
(e) Net Operating Income (NOI) = annual gross income less expenses and vacancy.
(f) Value = NOI / Capitalization Rate.

Sources: Redfin.com; CoStar Group; BAE, 2025



Table 4: Annual Property Tax Revenue

Inside City Limits Outside City Limits Inside City Limits Outside City Limits Inside City Limits Outside City Limits
Assessed Value

Market-Rate Residential $9,951,559,633 $18,146,803,101 $9,951,591,097 $21,417,791,797 $9,951,591,097 $20,461,890,653
Retail $2,568,570,526 $2,045,165,830 $2,568,570,526 $2,473,993,684 $2,568,570,526 $2,028,939,479
Office $2,718,831,638 $2,164,807,821 $2,718,831,638 $2,618,722,061 $2,718,831,638 $2,147,632,230
Industrial $507,763,807 $4,366,143,096 $507,763,807 $2,571,916,551 $507,763,807 $1,772,377,790

Total Assessed Value $15,746,725,604 $26,722,919,847 $15,746,757,067 $29,082,424,093 $15,746,757,067 $26,410,840,151

Base 1% Property Tax Revenue from Site $157,467,256 $267,229,198 $157,467,571 $290,824,241 $157,467,571 $264,108,402
Annual General Fund Property Tax (a) $16,024,988 $13,597,572 $16,025,020 $14,798,172 $16,025,020 $13,438,775

Assumptions
Modesto Share of Base 1% Property Tax (b) 10.18%

Notes:
(a) Revenue for properties annexed in the future, or "Outside City Limits", will be shared evenly between the City and County according to the County of Stanislaus
Board Action Summary from June 2022.
(b) This is the City's share of the base 1.0 percent property tax after accounting for ERAF reductions.

Sources: Stanislaus County Auditor-Controller; BAE, 2025.

Alternative 1 Alternative 2 Alternative 3



Table 5: Projected Annual Property Tax In-Lieu of Vehicle License Fee (ILVLF) Revenue

Assessed Value Alternative 1 Alternative 2 Alternative 3
Residential $28,098,362,734 $31,369,382,894 $30,413,481,749
Retail $4,613,736,355 $5,042,564,210 $4,597,510,004
Office $4,883,639,460 $5,337,553,699 $4,866,463,869
Light Industrial $4,873,906,902 $3,079,680,358 $2,280,141,596

Annual ILVLF Revenue from Site $4,375,069 $4,618,139 $4,342,922

Assumptions
Total Citywide Taxable Assessed Value, 2025-2026 Assessment Roll $24,111,788,266
FY 2025-2026 ILVLF Revenue $24,839,088
ILVLF Revenue per $1,000 in Assessed Value $0.10

Sources: Stanislaus County Assessor; California State Controller's Office; BAE, 2025.



Table 6:  Estimated Ongoing Annual Sales Tax Revenue

Alternative 1 Alternative 2 Alternative 3
Resident Spending

Number of Net New Residents 147,563 172,464 170,742
Per Capita Resident Taxable Sales in Modesto (a) $15,784 $15,784 $15,784
Total Annual Taxable Resident Spending in Modesto $2,329,146,786 $2,722,182,099 $2,695,012,006

Worker Spending
Number of Net New Workers 115,149 106,442 92,490
Taxable Sales in Modesto per Worker (b) $3,400 $3,400 $3,400
Total Annual Taxable Worker Spending in Modesto $391,506,230 $361,903,414 $314,464,894

Annual Sales Tax Revenue
Total Annual Citywide Taxable Sales $2,720,653,016 $3,084,085,513 $3,009,476,899
Modesto Share of Sales Tax Receipts (c) 2.0% 2.0% 2.0%
Annual General Fund Sales Tax Revenue $54,413,060 $61,681,710 $60,189,538

Notes:
(a) See Appendix Table 14.
(b) Based on data from International Council of Shopping Centers (ICSC), Office-Worker Retail Spending in a
Digital Age, 2012.  The ICSC spending estimates were adjusted to 2025 dollars and adjusted to remove non-
taxable spending on services and entertainment as well as a portion of spending at drug and grocery stores.
Spending estimates assume that 50% of total taxable worker spending occurs in Modesto.
(c) Ongoing City share of sales tax receipts includes the statutory 1.0-percent Bradley Burns sales tax and the
additional 1.0-percent sales tax from Measure H, which became effective in April of 2023.  The additional

ended by voters.

Sources: BAE, 2025.



Table 7: Estimated Annual Business License Tax Revenue

Alternative 1 Alternative 2 Alternative 3
New Business License Tax Revenue $22,973,482 $21,236,396 $18,452,716
Number of New Employees 115,149 106,442 92,490

Assumptions
2025-2026 Business License/Mill Tax Revenue $18,690,000
Business License/Mill Tax per Employee (a) $199.51

Note:
(a) See Table 13.

Sources: City of Modesto FY 2025-26 Adopted Budget; BAE, 2025.



Table 8: Estimated Transient Occupancy Tax Revenue

Alternative 1 Alternative 2 Alternative 3
Transient Occupancy Tax Revenue $3,550,414 $3,970,449 $3,848,780
Number of New Service Pop. Members (a) 185,946 207,944 201,572

Assumptions
2025-2026 Transient Occupancy Tax Revenue, Inflated (b) $4,728,780
Transient Occupancy Tax Revenue per Service Pop. Member (c) $19.09

Notes:
(a) See Table 2.
(b) Assumes that the local TOT rate will increase three percent before GPU buildout. 

TOT Revenue used as basis for projection is based on a 12 percent TOT rate.
(c) See Appendix Table 13.

Sources: City of Modesto FY 2025-26 Adopted Budget; BAE, 2025.



Table 9: Estimated Other Annual General Fund Revenue

Alternative 1 Alternative 2 Alternative 3
Other Gen. Fund Revenues $22,148,889 $24,769,232 $24,010,209
Number of New Service Pop. Members (a) 185,946 207,944 201,572

Assumptions
Utility User Tax (2025-26 Adopted Budget) (b) $23,620,000
Franchise Fees (2025-26 Adopted Budget) (b) $5,880,000
Total Other General Fund Revenues (2025-26 Adopted Budget) $29,500,000

Current Modesto Service Population (c) 247,660
Other General Fund Revenue per Service Population Member $119.11

Notes:
(a) See Table 2.
(b) Revenues based on the Modesto FY 2025-26 Adopted Budget.
(c) See Table 13.

Sources: City of Modesto; BAE, 2025.



Table 10: General Fund Expenditures by Department, City of Modesto 2025-26 Adopted Budget

Net Variable
FY 2025-26  General Fund

Adopted Budget Net Variable Expenditures
General Fund Percent  General Fund per Service

Department Expenditures (a) Variable (b) Expenditures Population Count
General Government (c) $14,814,340 25% $3,703,585 $14.95
Community & Economic Development $3,147,167 65% $2,045,659 $8.26
Fire Department (d) $53,245,342 90% $47,920,808 $193.49
Police Department $96,010,480 90% $86,409,432 $348.90
Parks and Recreation $13,953,935 75% $10,465,451 $48.35
Public Works (e) $0 75% $0 $0.00
General Revenue Department $435,500 50% $217,750 $0.88
Engineering Services Department $1,586,069 75% $1,189,552 $4.80
Total $183,192,833 83% $151,952,236 $619.65

Assumptions
Current City Service Population (f) 247,660

Notes:
(a) Department totals include General Fund Expenditures net of offsetting charges for service and internal service 
charges. Expenditures covered by Measure H funds are included.
(b) Analysis assumes that a percentage of expenditures will not be impacted by an increase in the service 
population; the remaining variable costs will increase as service population increases.
(c) Includes City Manager, City Attorney, City Clerk, City Auditor, Finance Department, Human Resources, and 
Office of Performance Management & Budget expenses.
(d) Excludes expenses for contracted services in nearby districts.
(e) The Public Works Department only received fewer General Fund dollars than reimbursements for service.
(f) See Table 13.

Sources: City of Modesto FY 2025-26 Adopted Budget; BAE, 2025.



Table 11: Estimated Annual City of Modesto General Fund Expenditures 
  

General Fund 
per Service

Department Population (a) Alternative 1 Alternative 2 Alternative 3
General Government (b) $14.95 $2,780,688 $3,109,659 $3,014,368
Community & Economic Developmen $8.26 $1,535,900 $1,717,606 $1,664,973
Fire Department (c) $193.49 $23,239,838 $27,496,385 $26,263,403
Police Department $348.90 $64,877,048 $72,552,381 $70,329,103
Parks and Recreation $48.35 $8,991,225 $10,054,939 $9,746,818
Public Works $0.00 $0 $0 $0
General Revenue Department $0.88 $163,489 $182,831 $177,228
Engineering Services Department $4.80 $893,127 $998,789 $968,183
Total $619.65 $102,481,315 $116,112,591 $112,164,076

Assumptions
Net New Service Population (d) 185,946 207,944 201,572
Net New Service Population in SOI (e) 120,106 142,105 135,732

Notes:
(a) See Table 9.
(b) Includes City Manager, City Attorney, City Clerk, City Auditor, Finance Department, Human Resources, and
Office of Performance Management & Budget expenses. 
(c) Expansion for new SOI population only; 

Assumes existing fire capacity can absorb calls from new development inside city limits without expanding.
(d) See Table 2. Includes projected service population growth throughout development within current city limits and
the designated SOI for each Alternative.
(e) See Table 2. Includes projected service population growth throughout development only in the SOI for each
Alternative. This population is used to calculate additional per-capita expenses for departments where costs
increase due to geographic expansion

Sources: City of Modesto FY 2025-26 Adopted Budget; BAE, 2025.



Table 12: Estimated Net Annual Fiscal Impact to the City of Modesto General Fund 

Alternative 1 Alternative 2 Alternative 3
Annual General Fund Revenues $137,083,474 $147,099,118 $140,307,960
Property Tax $29,622,560 $30,823,192 $29,463,795
ILVLF $4,375,069 $4,618,139 $4,342,922
Sales Tax $54,413,060 $61,681,710 $60,189,538
Business License Tax $22,973,482 $21,236,396 $18,452,716
Transient Occupancy Tax $3,550,414 $3,970,449 $3,848,780
Other GF Revenues $22,148,889 $24,769,232 $24,010,209

Annual General Fund Expenditures $102,481,315 $116,112,591 $112,164,076
General Government $2,780,688 $3,109,659 $3,014,368
Community Development $1,535,900 $1,717,606 $1,664,973
Fire Department $23,239,838 $27,496,385 $26,263,403
Police Department $64,877,048 $72,552,381 $70,329,103
Parks and Recreation $8,991,225 $10,054,939 $9,746,818
Public Works $0 $0 $0
General Revenue Department $163,489 $182,831 $177,228
Engineering Services Department $893,127 $998,789 $968,183

Net Fiscal Impact $34,602,159 $30,986,527 $28,143,885

Sources: City of Modesto FY 2025-26 Adopted Budget; BAE, 2025.



Table 13: Current Service Population, Modesto, 2025

Residents 216,434
Workers 93,679
Service Population (a) 247,660

Notes: 
(a) Service population equals the resident population plus a portion of the employment population to reflect the reduced 

service demand from commercial uses.  To estimate service population, each employee is multiplied by 1/3.

Sources: California Department of Finance, 2025; US Census ACS 2019-2023; BAE, 2025.



Table 14: Estimated Annual Taxable Sales per Resident, Modesto, 2025

2025 Taxable
Business Category Sales per Capita
Retail and Food Services

Motor Vehicle and Parts Dealers $1,146
Home Furnishings and Appliance Stores $613
Bldg. Materials, Garden Equip. & Supplies $877
Food and Beverage Stores $874
Gasoline Stations $1,492
Clothing and Clothing Accessories Stores $1,357
General Merchandise Stores $2,064
Food Services and Drinking Places $2,612
Other Retail $1,293
All Other Outlets $3,456

Total $15,784

Notes:
(a) 2024 data inflated to 2025 dollars.  Population estimates for 2025 per the 

California Department of Finance:

 City of Modesto: 219,765

Sources: CA Department of Finance; CA Department of Tax and Fee
Administration; BAE, 2025.
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