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1-Description/Analysis

2-Resolution Extending the Interim Authorization for the Adjusted Habitat Conservation Fee

3- Resolution No. 2026-0130

Description/Analysis

On May 19, 2026, the City Council adopted Resolution No. 2026-0130  which: 1) adopted the

Natomas Basin Habitat Conservation Plan Fee Update - 2026 (Nexus Study); 2) adjusted the HCP

fee; and 3) made findings pursuant to Government Code section 66017, subdivision (b), for the

adjusted HCP fee to take effect immediately upon adoption. That interim authorization is effective for

no more than 30 days. Adoption of the attached resolution will extend the interim authorization an

additional 30 days, bridging the period until the adjusted HCP fee takes permanent effect 60 days

from the date of initial adoption, pursuant to Government Code Section 66017, subdivision (b).

Policy Considerations: Pursuant to Government Code Section 66019, subdivision (b), development

fee adjustments are effective no sooner than 60 days following final action on adoption, unless the

City Council follows the procedures set forth in Government Code section 66017, subdivision (b). On

May 19, 2026, the City Council made findings describing the current and immediate threat to the
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public health, welfare, and safety, and adopted the adjusted HCP fee by a four-fifths vote pursuant to

Government Code section 66017, subdivision (b), authorizing immediate effectiveness. That interim

authorization is effective for no more than 30 days. Government Code section 66017, subdivision (b),

provides that, after notice and public hearing, the City Council may extend the interim authorization

for an additional 30 days by a four-fifths vote. Not more than two extensions may be granted. This

extension will maintain the adjusted HCP fee in effect until  it takes permanent effect 60 days after

the adoption of Resolution No. 2026-0130 (July 18, 2026). Staff will not need to return for a second

extension.

Economic Impacts: Not applicable.

Environmental Considerations:

California Environmental Quality Act (CEQA): The City Council’s action in approving this

resolution is solely for the purpose of maintaining an adequate HCP fee to be used to implement the

NBHCP and is therefore not a project for the purpose of the CEQA pursuant to Guidelines section

15378(b)(4).

Sustainability: Continued collection of the adjusted HCP fee is consistent with and supportive of the

sustainable practice of preservation of prime farmland and critical habitat resources.

Commission/Committee Action: The Natomas Basin Conservancy’s board of directors reviewed

the proposed HCP fees on April 1, 2026, and adopted a resolution recommending an increase be

made to the HCP fee. The underlying fee adjustment was adopted by the City Council on May 19,

2026.

Rationale for Recommendation: The findings adopted by the City Council on May 19, 2026,

pursuant to Government Code section 66017, subdivision (b), supporting the interim authorization

continue to exist. The grading season remains active, and allowing the interim authorization to lapse

would create a 30-day window in which developers would pay the prior HCP fee rate, which does not

reflect the actual costs of implementing the NBHCP. Underfunding the NBHCP jeopardizes the City’s

compliance with its federal and state incidental take permits and the associated implementation

agreement, which could result in the suspension of those permits. Extension of the interim

authorization is necessary to maintain the adjusted HCP fee in effect until it takes permanent effect

on its own terms pursuant to Government Code Section 66019, subdivision (b).

Financial Considerations: There is no obligation of the general fund associated with this action. If

the resolution is not adopted, a 30-day window would exist where developers would pay the HCP fee

in effect before the City Council adopted Resolution No. 2026-0130, resulting in a shortfall in HCP fee

revenue needed to implement the NBHCP.

Local Business Enterprise: Not applicable.
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Background: On May 19, 2026, the City Council adopted Resolution No. 2026-0130 which:

1. Adopted the Natomas Basin Habitat Conservation Plan Fee Update - 2026 (Nexus Study)

prepared by Economic & Planning Systems, Inc.

2. Adjusted the HCP fee from $47,031 to $47,567 per gross acre of development (without land

dedication), and from $33,281 to $33,817 per gross acre (with land dedication); and

3. Made findings pursuant to Government Code Section 66017, subdivision (b), and authorized

the adjusted HCP fee to take effect immediately upon adoption by a four-fifths vote.

Pursuant to Government Code Section 66017, subdivision (b), the interim authorization has no force 
or effect 30 days after adoption. The statute provides that, after notice and public hearing, the City 
Council may extend the interim authorization for an additional 30 days. Not more than two extensions 
may be granted. Any extension also requires a four-fifths vote.

Resolution No 2026-0130 will take permanent effect 60 days from its adoption date (July 18, 2026), 
pursuant to Government Code Section 66019, subdivision (b). This extension bridges the remaining 
30 days until that permanent effective date, ensuring continuous application of the adjusted HCP fee 
with no gap in coverage.

Notice of this public hearing was provided in accordance with Government Code sections 

66017-66019.
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RESOLUTION NO. 2026- 
 

Adopted by the Sacramento City Council 
 

June 16, 2026 
 

Extending the Interim Authorization Established by Resolution No. 2026-0130 for the 
Adjusted Habitat Conservation Plan Fee Pursuant to Chapter 18.40 of the City Code and 

Government Code Section 66017, Subdivision (b) 
  
BACKGROUND 

 
A. On May 19, 2026, the City Council voted 8-0 to adopt Resolution No. 2026-0130, which 

adopted the Natomas Basin Habitat Conservation Plan Fee Update – 2026 (Nexus 
Study), adjusted the amount of the habitat conservation fee established under chapter 
18.40 of the City Code (HCP fee), and made findings pursuant to Government Code 
section 66017, subdivision (b), for the adjusted HCP fee to take effect immediately to 
protect the public health, welfare and safety (Interim Authorization). 
 

B. The findings contained in Resolution No. 2026-0130 supporting the Interim 
Authorization continue to exist and are hereby incorporated by reference. 
 

C. Pursuant to Government Code section 66017, subdivision (b), the Interim Authorization 
will have no force or effect 30 days after its adoption unless extended by a four-fifths 
vote of the City Council at a noticed public hearing.  
 

D. On June 16, 2026, the City Council held a public hearing to consider extending the 
Interim Authorization as part of a regularly scheduled meeting of the City Council in the 
City Council Chamber located at City Hall, 915 I Street, 1st Floor, Sacramento, 
California 95814.  
 

E. The public hearing to extend the Interim Authorization was noticed in accordance with 
Government Code sections 66016 - 66019. 
 

F. The City Council has determined that the Interim Authorization in Resolution No. 2026-
0130 should be extended for 30 additional days, commencing at the end of the initial 
30-day Interim Authorization period, until the adjusted HCP fee takes permanent effect 
60 days from the date of adoption. 

 
BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL 
RESOLVES AS FOLLOWS: 
 
Section 1.  Findings 
 
The City Council hereby finds as follows: 
 

(a) All provisions in the background section are true and correct and are 
incorporated by reference as findings for purposes of this resolution. 

 



(b) Failing to extend the Interim Authorization for an additional 30 days until the 
adjusted HCP fee takes permanent effect 60 days after adoption would result in a 
current and immediate threat to public health, welfare and safety for the following 
reasons: 

 
(i) The HCP fee in effect before the adoption of Resolution No. 2026-0130 is 

not adequate to fund implementation of the Natomas Basin Habitat 
Conservation Plan (NBHCP). Failing to adequately fund implementation of 
the NBHCP could result in suspension or revocation of the City’s federal 
and state incidental take permits, which would jeopardize future 
development in the Natomas Basin. 
 

(ii) Underfunding the NBHCP jeopardizes The Natomas Basin Conservancy’s 
ability to acquire and manage mitigation lands in a timely manner, which is 
essential to maintaining compliance with the federal and state incidental 
take permits and the associated implementation agreement. 
 

(iii) The grading season remains active, and allowing the Interim Authorization 
to lapse would result in developers paying the HCP fee in effect before the 
adoption of Resolution No. 2026-0130, which does not reflect the actual 
costs of implementing the NBHCP. 
 

(iv) Allowing the Interim Authorization to lapse would result in a funding 
shortfall that cannot be recovered retroactively, as HCP fees are collected 
at the time grading permits are issued and cannot be assessed after the 
fact on projects that have already been issued grading permits. 

 
Section 2. Extension of Interim Authorization 
 

The Interim Authorization provided by Resolution No. 2026-0130 is hereby 
extended for 30 additional days, commencing at the end of the initial 30-day 
period of Interim Authorization, as provided for in Government Code Section 
66017, subdivision (b). 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
Adopted by the City of Sacramento City Council on June 16, 2026, by the following vote: 
 
Ayes:    
  
Noes:  
 
Abstain:  
 
Absent:  
 
Attest: 
 
 
The presence of an electronic signature certifies that the foregoing is a true and correct copy as approved by the 
Sacramento City Council. 

 
 
 



RESOLUTION 2026-0130

Adopted by the Sacramento City Council

May 19, 2026 

Adopting the Natomas Basin Habitat Conservation Plan Nexus Study, 
Adjusting the Amount of the Habitat Conservation Fee Established Pursuant to

Chapter 18.40 of the City Code, Making Urgency Findings Pursuant to
Government Code Section 66017, Subdivision (b), and Authorizing the 

Adjusted Fee to Take Effect Immediately 

BACKGROUND

A. On August 7, 1997, the City Council adopted Ordinance No. 97-046, which added chapter
84.10 to title 84 (now title 18, chapter 18.40) of the City Code, which created and
established the authority for the habitat conservation fee (HCP fee), which is used to fund
the costs of implementation of the Natomas Basin Habitat Conservation Plan (NBHCP).
Chapter 18.40 requires the City Council, by resolution, to set the specific amounts of the
HCP fee and the manner in which the HCP fee is to be paid.

B. On September 2, 1997, the City Council adopted Resolution No. 97-508, establishing the
specific amounts of the HCP fee and the manner in which the HCP fee is to be paid.

C. Section 18.40.080 of the City Code contemplates periodic revision of the HCP fee by
resolution of the City Council.

D. The Natomas Basin Conservancy (TNBC), a non-profit public benefit corporation, is the
entity responsible for administration of the NBHCP, which is funded by the HCP fee.

E. The HCP fee is a development impact fee subject to the requirements of the Mitigation
Fee Act (California Government Code, § 66000 et seq.).

F. Economic & Planning Systems, Inc. prepared the Natomas Basin Habitat Conservation
Plan Fee Update – 2026, dated March 25, 2026, (Nexus Study), attached as Exhibit A, in
accordance with the requirements of Government Code sections 66001 and 66015.5.

G. On April 1, 2026, the board of directors of TNBC adopted a resolution requesting that the
City of Sacramento adjust the HCP fee from the current rate of $47,031 per gross acre to
$47,567 per gross acre. If the land dedication option is utilized, the HCP fee would be
adjusted from the current $33,281 per gross acre to $33,817 per gross acre. The board
of directors based its request on the Nexus Study, which established the need to adjust
the HCP fee to fund actual costs of administering the NBHCP.
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H. The Nexus Study was made available to the public at least 10 days prior to the public 
hearing in accordance with Government Code section 66019. 

I. On May 29, 2026, the City Council held a public hearing in the manner required by 
Government Code section 66018 to consider the adoption of this resolution. The public 
hearing was also noticed pursuant to and in compliance with Government Code sections 
6016.5, 66019, and 6062a, and was held as part of a regularly scheduled meeting of the 
City Council. 
 

J. Pursuant to Government Code section 66017, subdivision (a), development fee 
adjustments are effective no earlier than 60 days following final action on the adoption of 
the fee adjustment; however, pursuant to Government Code Section 66017, subdivision 
(b), the City Council may adopt an urgency measure authorizing the adjusted fee to take 
effect immediately upon adoption, if the City Council makes findings describing a current 
and immediate threat to the public health, welfare, and safety, and the urgency measure 
is adopted by a four-fifths vote of the City Council. An interim authorization adopted under 
Government Code Section 66017, subdivision (b), is effective for no more than 30 days, 
but may be extended for up to two additional 30-day periods at a noticed public hearing 
and upon a four-fifths vote. 
 

K. On February 13, 2007, by Resolution 2007-092, the City Council permanently established 
the land dedication requirement. 

 
BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL 
RESOLVES AS FOLLOWS: 
 
SECTION 1.     Findings 
 
The City Council hereby finds as follows: 
 
A. All provisions in the background section are true and correct and are incorporated by 

reference as findings for purposes of this resolution.  In addition, those findings and other 
provisions specified in the Ordinance No. 97-046 are incorporated by reference as 
findings for purposes of this resolution.

B. The NBHCP itself is designed to serve a number of purposes, including but not limited to 
the satisfaction of the Mitigation Monitoring Plan requirements specified in the North 
Natomas Community Plan and requirements of the Sacramento Area Flood Control 
Agency (SAFCA) Permit, relating to direct, indirect, and cumulative biological impacts 
associated with Urban Development in the City of Sacramento Permit Area, as defined in 
the NBHCP (Permit Area).

C. The Nexus Study does all of the following:
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1. Identify the purpose of the fees.

2. Identify how the fees are to be used.

3. Determine how a reasonable relationship exists between the fees’ use and the 
type of development project on which the fees are imposed. 

4. Determine how a reasonable relationship exists between the need for the facility 
and the type of development project on which the fees are imposed. 

5. Demonstrate a reasonable relationship between the amount of the fee and the cost 
of the facility or portion of the facility attributable to the development on which the 
fee is imposed.

 
D. Pursuant to Government Code Section 66016.5, the City Council finds that charging the 

HCP fee on a per-gross-acre basis is appropriate because:
 

1. Each acre of development, regardless of dwelling unit size, number of stories, or 
density, results in the disturbance of an acre of habitat that must be mitigated; 
 

2. A fee based on gross acreage bears a reasonable relationship between the fee 
charged and the burden posed by development, as each acre of development 
requires one-half acre of habitat mitigation under the NBHCP; and
 

3. A fee basis of gross acreage ensures equity for the allocation of impact costs, as 
denser developments with smaller units pay lower effective fees per unit than less 
dense developments. 

 
E. The amount of the HCP fee, as adjusted by this resolution, is consistent with the City’s 

General Plan, the North Natomas and South Natomas Community Plans, the North 
Natomas Financing Plan, the Mitigation Monitoring Plans and the SAFCA Permit.
 

F. Pursuant to Government Code Section 66017, subdivision (b), the City Council finds that 
a current and immediate threat to the public health, welfare, and safety exists that 
warrants the adjusted fee taking effect immediately, based on the following:
 
1. The current HCP fee is not adequate to fund implementation of the NBHCP. Failing 

to adequately fund implementation of the NBHCP could result in suspension or 
revocation of the City’s federal and state incidental take permits, which would 
jeopardize future development in the Natomas Basin.
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2. Underfunding the NBHCP jeopardizes TNBC’s ability to acquire and manage 
mitigation lands in a timely manner, which is essential to maintaining compliance 
with the federal and state incidental take permits and the associated 
implementation agreement.

3. The annual grading season began on May 1, 2026, and developers who obtain 
grading permits before the effective date of the adjusted fee will pay the current 
HCP fee, which does not reflect the actual costs of implementing the NBHCP.
 

4. Waiting 60 days for the adjusted HCP to take effect would result in a funding 
shortfall that cannot be recovered retroactively, as HCP fees are collected at the 
time grading permits are issued and cannot be assessed after the fact on projects 
that have already been issued grading permits. 

 
SECTION 2.     Adoption of Nexus Study
 
The City Council hereby adopts the Nexus Study.
 
SECTION 3. Amount of HCP Fee
 
The amount of the HCP fee for property located within the Permit Area in Natomas Basin for the 
City planned urban development is set at the rate of $47,567 per gross acre, and if the land 
dedication option is utilized, the HCP fee is set at the rate of $33,817 per gross acre. 
 
SECTION 4. Construction of Resolution
 
The provisions of this resolution are subject and subordinate to the provisions of chapter 18.40 
of the City Code. The definitions set forth in City Code section 18.40.020 apply to the terms used 
in this resolution.
 
SECTION 5. Judicial Action to Challenge this Resolution 
 
Any judicial action or proceeding to attack, review, set aside or annul this resolution shall be 
brought within 120 days of its adoption.
 
SECTION 6.     Effective Date 
 
Pursuant to Government Code Section 66017, subdivision (b), the adjusted fee set forth in 
Section 3 takes effect immediately upon adoption of this resolution. This interim authorization 
shall have no force or effect 30 days after adoption unless extended by the City Council at a 
noticed public hearing and upon a four-fifths vote, as provided in Government Code Section 
66017, subdivision (b). Notwithstanding the expiration of the interim authorization, the adjusted 
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fee adopted pursuant to Section 3 shall take permanent effect 60 days after the date of adoption 
of this resolution, in accordance with Government Code Section 66017, subdivision (a).

Staff is directed to return to the City Council within 30 days after the adoption of this resolution 
with all necessary staff reports, resolutions, or other documents required to ensure the 
immediate effectiveness of this resolution during the sixty 60-day period following adoption of 
this resolution.

SECTION 7.     Exhibit A

Exhibit A is a part of this resolution.

TABLE OF CONTENTS:
Exhibit A – Natomas Basin Habitat Conservation Plan Nexus Study

Adopted by the City of Sacramento City Council on May 19, 2026, by the following vote:

Ayes:  Members Dickinson, Guerra, Jennings, Kaplan, Maple, Pluckebaum, Talamantes, 
and Vang

Noes: None

Abstain: None

Absent: Mayor McCarty

Attest:
_____________________________________
Mindy Cuppy, City Clerk

The presence of an electronic signature certifies that the foregoing is a true and correct copy as approved by the 
Sacramento City Council.
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Economic & Planning Systems, Inc. 1 Introduction and Executive Summary 

The Natomas Basin Habitat Conservation Plan (NBHCP or Plan) requires that all new 
development within the specified NBHCP development area pay a mitigation fee (fee) 
to be used to establish and maintain habitat land in the Natomas Basin. For each acre 
of development subject to the fee, the fee provides funds to establish and maintain a 
half-acre of habitat. Fees are paid by planned development upon issuance of a grading 
permit. The Natomas Basin Conservancy (Conservancy) acts as the NBHCP’s Plan 
Operator and receives all NBHCP mitigation fees1. The NBHCP is a conservation plan 
that facilitates development in the Natomas Basin for a 50-year period ending in 2053. 

A Finance Model (Model) has been developed to analyze the available revenue and 
expenditures associated with establishing and maintaining the habitat and to calculate 
the mitigation fee needed, along with other identified revenue sources, to provide 
sufficient funding to establish and maintain the habitat. Funding must be provided to 
establish and maintain the habitat as development occurs and in perpetuity after the 
entire habitat has been established and all development in the NBHCP fee 
development area has occurred. In total, 17,500 acres of potential new development 
have been identified in the NBHCP development area, which would provide for a 
maximum habitat size of 8,750 acres. 

Beginning with this 2026 NBHCP fee update, the City of Sacramento (City) has 
requested that the report detail how the NBHCP fee complies with the provisions of 
the Mitigation Fee Act for development impact fee programs. Please refer to Chapter 
7 for the required Mitigation Fee Act findings. 

The purpose of this report is to document and present the 2026 update of the NBHCP 
mitigation fee (fee). This section describes the fee and summarizes the proposed 2026 fee 
update. 

The fee contains five separately maintained fee funds, one for each of five fee components. 
Each fee fund is described briefly below. 

 

1 The Conservancy is also the plan operator for the Metro Air Park Habitat Conservation Plan (MAPHCP). The MAPHCP is linked to the 
NBHCP for purposes of updating the mitigation fee. 
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NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE—2026 

Economic & Planning Systems, Inc. 2 Introduction and Executive Summary 

Land Acquisition 

This fund provides for the acquisition of mitigation lands by the Conservancy. The costs 
associated with land acquisition are the costs to acquire the land and transaction costs 
including legal costs, generally speaking. The fund also provides for a contingency in case 
land costs spike in any given year prior to updating the fee. 

Land dedication is required for any development project over 50 acres. For these 
larger projects, land is dedicated in lieu of paying the land acquisition portion of the 
NBHCP fee, and only the transaction and contingencies portion of the Land 
Acquisition fee component would be paid. 

Restoration and Enhancement 

This fund provides for restoring and enhancing mitigation lands acquired by the 
Conservancy. For example, the creation of managed marsh would be provided for 
by the revenues generated in the Restoration and Enhancement (R&E) Fund. 

Supplemental Endowment 

This fund was established in the 2003 NBHCP and consists of two subcomponents, 
a 200-Acre Reserve subcomponent and a Changed Circumstance Contingency 
subcomponent. 

200-Acre Reserve 

The purpose of the 200-Acre Reserve subcomponent is to accumulate revenue to 
allow the Conservancy to purchase up to 200 acres of land in advance of all fees being 
paid or to supplement annual purchases in the case that land prices spike dramatically 
in any given year. 

Changed Circumstance Contingency 

The Changed Circumstance Contingency subcomponent is available to use for any 
unexpected emergencies. After all land is acquired, the revenue accumulated in this 
portion of the Supplemental Endowment Fund will be retained for future use if needed. 

Administration/Operations and Maintenance 

This fund provides for the ongoing operations and maintenance of the mitigation lands, 
including the costs to administer the funds collected from the mitigation fees, insurance, 
property taxes, water, property management, biological monitoring, etc. This fund is 
projected to exist in perpetuity. After year 50 of the Plan, the Administration/Operations 
and Maintenance (Admin/O&M) Fund revenues will be supplemented by interest 
earnings from the Operations and Maintenance Endowment Fund. 

Operations and Maintenance Endowment 

The Operations and Maintenance Endowment (O&M Endowment) Fund is structured 
as an endowment, such that fee revenue is accumulated as principal that will earn 
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NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE—2026 

Economic & Planning Systems, Inc. 3 Introduction and Executive Summary 

interest income over time. The interest income is used to subsidize funding for the 
Admin/O&M Fund after all fee-paying development has occurred and all habitat has 
been acquired. 

Table 1-1 summarizes the proposed 2026 fees by component, and subcomponent 
where applicable, and provides a comparison to the 2025 fees. The 2026 fee reflects a 
very small increase over the 2025 fee, mostly caused by increases in annual 
administration and operations and maintenance costs, as detailed later this report. 

 

As discussed in the previous section, many fee payers are required to dedicate land and 
pay only the land transactions and contingency portion of the Land Acquisition fee. 
Consequently, the two land acquisition subcomponents of the fee are shown in the 
table above. In addition, the total fee with and without the land cost component are 

Fee Component
2025
Fee

2026
Proposed 

Fee Difference

Land Acquisition
Land Cost $13,750 $13,750 $0
Transaction Costs $250 $250 $0
Contingency $250 $250 $0
Subtotal $14,250 $14,250 $0

Restoration and Enhancement $2,775 $2,775 $0

Supplemental Endowment
200-Acre Reserve $296 $312 $16
Changed Circumstances $375 $375 $0
Subtotal $671 $687 $16

Administration/Operations and Maintenance $17,758 $18,076 $318

O&M Endowment $10,655 $10,846 $191

Subtotal $46,109 $46,634 $525
Fee Collection Administration (2%) $922 $933 $11

Total with Land Cost $47,031 $47,567 $536
Percentage Change 1.1%

Total without Land Cost $33,281 $33,817 $536
Percentage Change 1.6%

Fee per Developed Acre
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NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE—2026

Economic & Planning Systems, Inc. 4 Introduction and Executive Summary

shown. Further, the fees for each of the two subcomponents of the Supplemental 
Endowment Fund are shown, as these components have different purposes and the 
corresponding funds are treated differently after all development has occurred (see 
above description of Supplemental Endowment Fund).

The NBHCP mitigation fee was established in 1996 with four fee components. The 
Supplemental Endowment fee component was added in 2001, at which time the 
current five fee components had all been established. The following two charts show 
the history of the fee. The first chart shows the full fee by component. The second 
chart shows the fees for all components except the land cost portion of the Land 
Acquisition fee.

As shown in both charts, the Admin/O&M and O&M Endowment fees together make 
up the majority of the total fee. The R&E and Supplemental Endowment fees are 
relatively minor portions of the total fee. When applicable, the Land Acquisition fee 
makes up a significant portion of the total fee (see Chart 1-1). Chart 1-2 shows the 
applicable fee components for those fee payers who dedicate land.
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For each fee fund, several key variables are instrumental in determining the fee level. 
The most significant variables are listed in the table below and discussed in more detail 
in the remaining report chapters and appendices. This report contains a chapter and an 
appendix that corresponds to each fund. Table 1-2 indicates the chapter and appendix 
that discuss each fund and key variables for that fund. Note that the key variables for 
the Admin/O&M Fund and the O&M Endowment Fund are the same, as both funds are 
used to fund the administration and maintenance of the habitat.
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 Fund / Key Variables Chapter Appendix

All Funds Chapter 2-6 Appendices A-E
Annual investment earnings rates

Land Acquisition Chapter 2 Appendix A
Land acquisition cost
Transaction cost
Cost contingency

R&E Chapter 3 Appendix B
Biological site assessment and pre-construction
survey cost
Costs to convert rice to marsh and upland

Supplemental Endowment Chapter 4 Appendix C
Land acquisition cost
Changed circumstance contingency per acre

Admin/O&M and Chapter 5 Appendix D
O&M Endowment Chapter 6 Appendix E

Land lease revenue
Land acquisition cost
Property taxes
Annual assessments 
Habitat maintenance costs
Administrative costs
Mitigation monitoring costs
Reporting costs (Site Specific Management Plans)
Excise tax (at end of habitat)
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A cash flow is established for each fund for use in estimating the required fees. The 
cash flows for the individual funds are discussed in the remaining chapters and 
appendices of this report. For modeling purposes in this 2026 fee update, the cash flow 
years are identified as shown below: 

2026 Fee Update 

 Historical Years: 1996-2024 
 Current Year: 2025 
 Budget Year: 2026 

Future Years: 2027-2053

The cash flows are based on the assumption that any remaining funds in 2052, except 
for the funds in the Changed Circumstance Contingency component of the Supplemental 
Endowment Fund, will be transferred to the O&M Endowment Fund for use in maintaining 
the habitat in perpetuity. Table 1-3 summarizes the annual cash flows for all funds over 
the entire time period in which the fee program is in effect. 

Item
Land 

Acquisition
Restoration and
Enhancement

Supplemental
Endowment

Admin/
O&M

O&M
Endowment Total

Beginning Balance $0 $0 $0 $0 $0 $0
Revenue $68,742,888 $30,576,580 $22,161,419 $261,585,689 $257,920,677 $640,987,253
Expenses ($58,692,655) ($28,659,499) ($1,388,763) ($253,420,138) ($15,801,386) ($357,962,440)
Transfer to Endowment ($2,351,027) ($2,950,779) ($8,992,947) ($21,559,764) $35,854,516 $0
All Other Transfers/Adjustments ($7,699,206) $1,033,697 ($30,373) $6,483,692 ($62,893) ($275,083)
Drawdown on Endowment $0 $0 $0 $7,150,001 ($7,150,001) $0
Ending Balance $0 $0 $11,749,336 $239,481 $270,760,914 $282,749,731
Less Designated Amount $0 $0 $0 ($239,481) $0 ($239,481)
Adjusted Ending Balance $0 $0 $11,749,336 $0 $270,760,914 $282,510,250

Amount by Fund (1996-2053)
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This chapter summarizes the Land Acquisition Fund key assumptions, fee calculation, 
and cash flow analysis, as well as changes to the assumptions and methodology used to 
calculate the proposed fee. Appendix A provides further detail on each of these items. 

Table 2-1 below summarizes the Land Acquisition fee and compares it to the fee from 
the prior year. Note that most fee payers dedicate land in lieu of paying the Land 
Acquisition Cost portion of the fee. All fee payers, however, are required to pay the 
Transaction Costs and Contingency portion of the Land Acquisition fee. 

Chart 2-1 on the next page shows the historical Land Acquisition fees for each year 
since the fee program was implemented in 1996. As shown in the above table and 
Chart 2-1, there is no change in the 2026 land acquisition fee over the 2025 land 
acquisition fee. 

 

Item 2025 Fee 2026 Fee Difference

Land Acquisition Fee per Developed Acre
Land Acquisition Cost $13,750 $13,750 $0
Transaction Costs $250 $250 $0
Contingency $250 $250 $0
Total Land Acquisition Cost $14,250 $14,250 $0

Fee per Developed Acre
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The Land Acquisition Fund provides for the acquisition of mitigation lands by the 
Conservancy. The costs associated with land acquisition are the costs to acquire the land 
and associated transaction and legal costs. The fund also provides for a contingency in case 
land costs spike in any given year before updating the fee. Once all land is acquired to 
meet mitigation requirements, this fund will no longer be necessary, and any remaining 
funds will be transferred to the O&M Endowment Fund.

Land dedication is required for any development project over 50 acres. For these larger 
projects, land dedicated is in lieu of paying the land acquisition portion of the NBHCP fee, 
and only the transaction and contingencies portion of the Land Acquisition fee 
component would be paid.

The NBHCP requires that one-half acre of habitat be purchased and maintained for each 
acre of development in the NBHCP area. The land acquisition fee per acre of 
development is calculated as one-half of the estimated cost per acre of habitat land. The 
total cost to acquire an acre of habitat land consists of the actual purchase cost plus 
required legal and transaction costs to establish the land as habitat.

The NBHCP includes 17,500 acres of fee-paying development and 8,750 acres of habitat 
at the completion of the NBHCP. However, it is currently estimated that a certain amount 
of development will not occur and that a proportional amount of required habitat will not 
be established. The current assumption is that 95 percent of development, or 16,625 
acres, will occur, resulting in an ultimate habitat size of 8,312.5 acres.
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A Land Acquisition Fund cash flow is established to detail the annual revenue, costs, 
and fund balances and ensure that sufficient funds are available each year for the 
purchase of habitat as it is required and becomes available. In addition to fee revenue 
and interest earnings, the Land Acquisition Fund also occasionally uses transfers from 
other funds and City of Sacramento (City) loans to fund the acquisition of habitat land. 

Table 2-2 summarizes the key variables used to establish the Land Acquisition fee and 
cash flow. Note that the variables apply to all future years of the NBHCP beyond 2026 
and all costs are expressed in current year dollars. 

Item Amount

Habitat Acres Required for Each Acre of Development 0.50

Habitat Land Acquisition Cost per Acquired Acre
Land Acquisition $27,500
Transaction Costs $500
Contingency $500
Total Land Acquisition Cost $28,500

Buildout Development and Habitat (acres)
Development Percent 95%
Maximum Development (acres) 17,500.0
Projected Dvelopment (acres) 16,625.0
Maximum Habitat (acres) 8,750.0
Projected Habitat (acres) 8,312.5

Annual Earnings Rate (2027+) 3.00%
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Table 2-3 summarizes the key cost variables for both the 2025 and 2026 Models. 
There were no changes to these key variables in 2026.  

The land acquisition cost estimate in this year’s Model was derived from a broad range 
of potential land values in the Natomas area and is based on the Conservancy’s 
knowledge of confirmed recent land transactions, supported by a projection of land 
price costs from a market analysis prepared by an MAI Appraiser in September 2025. 

Table 2-4 on the following page summarizes the Land Acquisition Fund cash flow for 
the following two time periods: 

 Actual: 1996—2024 
 Projected: 2025—2053 

The cash flow shows actual fund activity through 2024 and incorporates the 
development, cost, and revenue assumptions described previously for 2025 through 
2053. It includes fund transfers and loans to ensure that adequate funding is available 
each year to fund the annual acquisition of the required amount of habitat. It is 
assumed that all remaining funds in 2052 will be transferred to the O&M Endowment 
Fund to be used for the ongoing maintenance of the habitat. 

As mentioned above, land dedication is required for any development project over 50 
acres. Because of this requirement, all but a few small-acreage fee payers are required 
to dedicate land in lieu of paying the land cost portion of the fee, and nearly all 
mitigation land is acquired by the Conservancy through land dedication.   

  

Item
2025

Model
2026

Model Difference

Habitat Land Acquisition Cost per Acre
Land Acquisition Cost $27,500 $27,500 $0
Transaction Costs $500 $500 $0
Contingency $500 $500 $0
Total Land Acquisition Cost $28,500 $28,500 $0

Resolution 2026-0130 May 19, 2026 Page 21 of 138



NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE—2026 

Economic & Planning Systems, Inc. 12 Land Acquisition Fund 

The Sacramento City Council reauthorized the land dedication requirement for 
development projects over 50 acres without a sunset provision at its February 13, 
2007 meeting. To reflect this requirement, the cash flow analysis assumes that only 15 
percent of future fee payers will pay the Land Acquisition Cost portion of the fee, the 
remaining 85 percent of fee payers will dedicate habitat land, and the Conservancy will 
purchase only 15 percent of the required habitat. 

 

Appendix A includes detailed Land Acquisition Fund development, cost, and revenue 
assumptions and a detailed annual Land Acquisition cash flow analysis.

Item 1996-2024 2025-2053 Total
Actual Projected

Acres
Developed 8,515.2 8,109.8 16,625.0
Acquired 5,115.0 3,197.5 8,312.5

Beginning Balance $0 $1,091,336 $0

Revenue
Land Acquisition Fee $39,834,044 $21,831,911 $61,665,954
City Line of Credit $2,000,000 $0 $2,000,000
Miscellaneous $3,119,758 $0 $3,119,758
Interest Earnings $1,764,502 $192,673 $1,957,176
Total $46,718,304 $22,024,584 $68,742,888

Expenses
Land Acquisition ($40,110,648) ($16,582,007) ($56,692,655)
City Line of Credit ($1,013,299) ($986,701) ($2,000,000)
Total ($41,123,948) ($17,568,707) ($58,692,655)

Loans/Transfers/Adjustments
Transfers to Endowment Fund at End of NBHCP $0 ($2,351,027) ($2,351,027)
All Other Loans/Transfers/Adjustments ($4,503,020) ($3,196,186) ($7,699,206)
Total ($4,503,020) ($5,547,213) ($10,050,232)

Ending Balance $1,091,336 $0 $0

Amount
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This chapter summarizes the Restoration and Enhancement (R&E) Fund key assumptions, 
fee calculation, and cash flow analysis, as well as changes to the assumptions and 
methodology used to calculate the proposed fee. Appendix B provides further detail on 
each of these items. 

Table 3-1 below summarizes the R&E fee and compares it to the fee from the prior year. 

 

Chart 3-1 shows the historical R&E fees for each year since the fee program was 
implemented in 1996.  As shown in the above table and Chart 3-1, there is no change in 
the 2026 R&E fee over the 2025 R&E fee. 

Item 2025 Fee 2026 Fee Difference

R&E Fee per Developed Acre
Biological Site Assessment/Pre-Construction Survey $135 $135 $0
Conversion Costs $2,388 $2,388 $0
Contingency $252 $252 $0
Total R&E Fee $2,775 $2,775 $0

Fee per Developed Acre
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The purpose of the R&E Fund is to provide funding to restore and enhance mitigation 
lands acquired by the Conservancy and to prepare the required associated reports. For 
example, the creation of managed marsh will be funded by the revenues generated in 
the R&E Fund. Once all land is acquired and no subsequent restoration and 
enhancement occurs, this fund will no longer be necessary, and any remaining funds 
will be transferred to the O&M Endowment Fund.

The majority of the habitat acquired is rice land. The NBHCP requires that the 
following habitat composition be established by year 50 of the Plan:

50 percent rice
25 percent marsh
25 percent upland (or “Other”)

An R&E Fund cash flow is established to detail the annual revenue, costs, and fund 
balances and ensure that sufficient funds are available each year for the required 
conversion of habitat to marsh and upland. The cash flow incorporates a habitat 
conversion schedule that plans for habitat conversion to meet the habitat composition 
requirements of the NBHCP summarized above. In addition to fee revenue and 
interest earnings, the R&E Fund also may occasionally use transfers from other funds 
to fund the habitat conversion and associated reporting. 
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Table 3-2 summarizes the key variables used to establish the R&E fee and cash flow.
Note that the variables apply to all future years of the NBHCP beyond 2026 and all 
costs are expressed in current year dollars. 

 

There were no changes to any of the key variables shown in Table 3-2. 

Note that the conversion costs shown in the table above are the costs to convert an 
entire rice acre to marsh or upland, but because much of each acre of habitat will 
remain as rice and not require conversion, the conversion cost required for each 
habitat acre is only a portion of the cost shown. The assumptions used to derive the 
estimated conversion costs per habitat acre are further detailed in Appendix B. 

Table 3-3 on the next page summarizes the R&E Fund cash flow for the following two 
time periods: 

 Actual: 1996—2024 
 Projected: 2025—2053 

The cash flow shows actual fund activity through 2024 and incorporates the development, 
habitat conversion, cost, and revenue assumptions described previously for 2025 through 
2053. It is assumed that all remaining funds in 2052 will be transferred to the O&M 
Endowment Fund to be used for the ongoing maintenance of the habitat. 

Item                                             Estimated Cost

Biological Site Assessment and Pre-Construction Survey
Cost per Acquisition $27,000
Cost per Habitat Acre (100 acres per acquisition) $270

Conversion Costs per Converted Acre
Rice Converted to Marsh $18,500
Rice Converted to Upland $1,000

Cost Contingency 10%

Annual Earnings Rate (2027+) 3%
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Appendix B includes detailed R&E Fund development, conversion, cost, and 
revenue assumptions and a detailed annual R&E cash flow analysis.

Item 1996-2024 2025-2053 Total
Actual Projected

Developed Acres 8,515.2 8,109.8 16,625.0

Habitat Acres Acquired/Converted
Marsh 851.4 1,226.7 2,078.1
Rice 3,181.5 974.8 4,156.2
Other 1,082.1 996.0 2,078.1
Total Habitat 5,115.0 3,197.5 8,312.5

Beginning Balance $0 $4,058,516 $0

Revenue
R&E Fee $6,083,303 $22,529,610 $28,612,914
Interest Earnings $868,242 $1,095,425 $1,963,666
Total $6,951,545 $23,625,035 $30,576,580

Expenses (Reporting and Habitat Conversion) ($3,926,726) ($24,732,773) ($28,659,499)

Loans/Transfers/Adjustments
Transfers to Endowment Fund at End of NBHCP $0 ($2,950,779) ($2,950,779)
All Other Loans/Transfers/Adjustments $1,033,697 $0 $1,033,697
Total $1,033,697 ($2,950,779) ($1,917,082)

Ending Balance $4,058,516 $0 $0

Amount
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This chapter summarizes the Supplemental Endowment Fund key assumptions, fee 
calculation, and cash flow analysis, as well as changes to the assumptions and 
methodology used to calculate the proposed fee. Appendix C provides further detail 
on each of these items. 

Table 4-1 below summarizes the Supplemental Endowment fee and compares it to the 
fee from the prior year. 

 

Chart 4-1 on the next page shows the historical Supplemental Endowment fees for 
each year since the fee program was implemented in 1996. 

  

Item 2025 Fee 2026 Fee Difference

Supplemental Endowment Fee per Developed Acre
200 Acre Reserve $296 $312 $16
Changed Circumstance Contingency $375 $375 $0
Total Supplemental Endowment Fee $671 $687 $16

Fee per Developed Acre
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The Supplemental Endowment Fund serves two purposes and is divided into the two 
subcomponents described below:

200-Acre Reserve: The purpose of the 200-Acre Reserve subcomponent is to 
accumulate revenue to allow the Conservancy to purchase up to 200 acres of land 
in advance of all fees being paid or to supplement annual purchases in the case 
that land prices spike dramatically in any given year. Once all land is acquired to 
meet mitigation requirements, this subcomponent will no longer be necessary, 
and any remaining funds will be transferred to the O&M Endowment Fund.

Changed Circumstance Contingency: The Changed Circumstance Contingency 
subcomponent is available to use for any unexpected emergencies. After all land is 
acquired, the revenue accumulated in this portion of the Supplemental Endowment
Fund will be retained for future use if needed.
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The 200-Acre Reserve fee is calculated based on the remaining amount of funding 
needed to purchase 200 acres of habitat after accounting for the existing fund balance 
available to partially fund the acquisition if needed. 

The Changed Circumstance Contingency fee is based on a set amount per developed 
acre to accumulate a sufficient balance to be set aside for unforeseen circumstances. 

A Supplemental Endowment Fund cash flow is established to detail the annual 
revenue, costs, and fund balances and ensure that sufficient funds are available each 
year as contingencies for the acquisition of 200 acres of habitat and for future use if 
needed for unforeseen circumstances. Occasionally, the Conservancy will use the 
Supplemental Endowment Fund to provide interfund loans to other funds that need 
the additional funds for land acquisition, maintenance, or conversion functions. It is 
assumed that any interfund transfers to other funds will be paid back to the 
Supplemental Endowment Fund. 

Table 4-2 summarizes the key variables used to establish the Supplemental 
Endowment Fund fee and cash flow. Note that the variables apply to all future years of 
the NBHCP beyond 2026 and all costs are expressed in current year dollars.  

 

 

Item                                             Amount

Total Cost per Acre (land, transaction, and contingency costs) $28,500
Acres 200                
Total Estimated Acquisition Cost $5,700,000

Total Cost per Habitat Acre $750

Annual Earnings Rate (2027+) 3%

200-Acre Reserve or Purchase of Final 200 Acres

Changed Circumstance Contingency
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Table 4-3 summarizes the changes to key variables from the previous year. The base 
acquisition cost per acre to purchase the last 200 acres remained the same, but a $500 per 
acre contingency was added, resulting in a small increase in the assumed cost of purchasing 
habitat. As summarized in Table 4-1, the addition of a contingency had very little effect on 
the Supplemental Endowment fee. 

 

Table 4-4 below summarizes the Supplemental Endowment Fund cash flow for the following 
two time periods: 

 Actual: 1996—2024 
 Projected: 2025—2053 

The cash flow on the next page summarizes the activity in total and for each of the two fund 
components. It shows actual fund activity through 2024 and incorporates the development, 
cost, and revenue assumptions described previously for 2025 through 2053. 

Item
2025

Model
2026

Model Difference

200-Acre Reserve or Purchase of Final 200 Acres
Total Cost per Habitat Acre [1] $28,000 $28,500 $500

Changed Circumstance Contingency
Total Cost per Habitat Acre $750 $750 $0

[1] Contingencies of $500 per acres included in 2026.
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This subcomponent provides a contingency for purchasing the last 200 acres of the 
required habitat in the event the cost of habitat acres dramatically increases as the 
supply decreases, but future large spikes in land prices are not assumed in the Finance 
Model, and the Supplemental Endowment Fund balances are not shown as being used 
for land acquisition. Rather, the Model shows the 200-Acre Reserve component funds 
being transferred to the O&M Endowment Fund once all required habitat land has 
been acquired. Thus, it is assumed the Supplemental Endowment 200-Acre Reserve 
component will be used to help fund ongoing administration, operations, and 
maintenance of the habitat if the funds are not needed for land acquisition. The 
potential transfer of the 200-Acre reserve component funds to the O&M Endowment 
Fund helps to keep the Admin/O&M and O&M Endowment fees lower. 

 

Item 1996-2024 2025-2053 Total
Actual Projected

Developed Acres 8,515.2 8,109.8 16,625.0

Supplemental Endowment Fund
Beginning Balance $0 $2,779,967 $0
Supplemental Endowment Fee $2,527,111 $5,575,328 $8,102,438
Interest Earnings $3,680,303 $10,378,677 $14,058,980
Expenses (Fees and Taxes) ($200,888) ($1,187,875) ($1,388,763)
Loans/Transfers/Adjustments ($3,226,559) ($5,796,761) ($9,023,319)
Ending Balance $2,779,967 $11,749,336 $11,749,336

200 Acre Reserve Sub-Fund
Beginning Balance $0 $16,815 $0
Supplemental Endowment Fee $1,571,341 $2,551,929 $4,123,271
Interest Earnings $1,792,976 $4,425,402 $6,218,377
Expenses (Fees and Taxes) ($200,888) ($1,147,813) ($1,348,702)
Transfer to Endowment Fund at End of NBHCP $0 ($8,992,947) ($8,992,947)
All Other Loans/Transfers/Adjustments ($3,146,614) $3,146,614 $0
Ending Balance $16,815 $0 $0

Changed Circumstances Contingency Sub-Fund
Beginning Balance $0 $2,763,153 $0
Supplemental Endowment Fee $955,769 $3,023,398 $3,979,168
Interest Earnings $1,887,328 $5,953,275 $7,840,603
Expenses (Fees and Taxes) $0 ($40,061) ($40,061)
Transfer to Endowment Fund at End of NBHCP N/A  N/A  N/A  
All Other Loans/Transfers/Adjustments ($79,945) $49,572 ($30,373)
Ending Balance $2,763,153 $11,749,337 $11,749,337

Amount
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The Changed Circumstance Contingency subcomponent funds are not assumed to be 
transferred to the O&M Endowment Fund after the purchase of all habitat. Rather, they 
are retained in the Supplemental Endowment Fund because a natural disaster, species 
listing change, or other unforeseen circumstance would require additional funding, even 
after the acquisition of all habitat. 

Appendix C includes detailed Supplemental Endowment Fund development, cost, and 
revenue assumptions and a detailed annual Supplemental Endowment cash flow analysis. 
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This chapter summarizes the Administration/Operations and Maintenance (Admin/
O&M) Fund key assumptions, fee calculation, and cash flow analysis, as well as changes 
to the assumptions and methodology used to calculate the proposed fee. Appendix D 
provides further detail on each of these items. 

Table 5-1 below summarizes the Admin/O&M fee and compares it to the fee from the 
prior year. 

Note that the Admin/O&M fees below are shown in total as it is impossible to identify 
the portion of the fee associated with different fund components or activities as was 
done for all of funds discussed previously in this report. The annual variation in the level 
and costs of the many fund activities do not allow the fee to be broken down by 
component. The method for calculating the fee will be discussed later in this chapter and 
is detailed in Appendix D. 

 

Chart 5-1 shows the historical Admin/O&M fees for each year since the fee program 
was implemented in 1996. 

Item 2025 Fee 2026 Fee Difference

Admin/O&M Fee per Developed Acre $17,758 $18,076 $318

Fee per Developed Acre

Resolution 2026-0130 May 19, 2026 Page 33 of 138



NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE—2026

Economic & Planning Systems, Inc. 24 Administration/Operations and Maintenance Fund

The purpose of the Admin/O&M Fund is to provide funding for the ongoing operations 
and maintenance of the mitigation lands, including the costs to administer the funds 
collected from the mitigation fees, insurance, property taxes, water, property 
management, biological monitoring, etc. This fund is projected to exist in perpetuity. 
After year 50 of the Plan, the Admin/O&M Fund revenues will be supplemented by 
interest earnings from the O&M Endowment Fund.

The Admin/O&M Fund and the O&M Endowment Fund fees are established to together 
provide habitat operations and maintenance funding in perpetuity. The two fees are set 
to provide enough funding so that the Admin/O&M Fund provides sufficient funding for 
habitat maintenance through 2053 and the O&M Endowment Fund will have built up 
sufficient earnings by this time to fund the majority of the habitat operations and 
maintenance functions after 2053. It is also assumed that land lease revenue will 
continue to be available to help fund habitat operations and maintenance.

An Admin/O&M cash flow is established to detail the annual revenue, costs, and fund 
balances and ensure that sufficient funds are available to fund operations and 
maintenance of the habitat through 2053. It includes interfund transfers and loans to 
ensure that adequate funding is available each year to fund the habitat operations and 
maintenance.
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Table 5-2 summarizes the key cost and revenue variables used to establish the Admin/
O&M Fund fee and cash flow. Note that the variables apply to all future years of the 
NBHCP beyond 2026 and all costs and revenues are expressed in current year dollars. 
The cost variables include cost assumptions that can be expressed on a per acre basis as 
well as cost assumptions that are expressed on an annual basis only and cannot be 
expressed as a per acre cost. For example, the mitigation monitoring cost is not directly 
related to the number of habitat acres, and so it is expressed on an annual basis. 

 

Table 5-3 summarizes the significant changes to key variables from the previous year. 
The projected annual marsh land maintenance contract cost, Conservancy habitat 
operations and maintenance cost, and fixed asset cost all increased. On a per habitat 
acre basis, the marsh land maintenance contract cost decreased, while the 
Conservancy habitat operations and maintenance cost and the fixed asset cost 
increased. The total projected property taxes for 2026 through 2053 decreased 
(because of some properties being granted Williamson Act status) while the total 
administrative costs  for the same time period increased. All of the increases and 
decreases combined result in the small 2026 fee increase shown in Table 5-1 above. 

Item                                             Amount

Annual Costs per Habitat Acre
Marsh Land Maintenance Contract $597 per marsh acre
Conservancy Habitat Operations and Maintenance $98 per habitat acre
Conservancy Fixed Assets $32 per habitat acre
NCMWC Assessment $93 per habitat acre
Reclamation District 1000 Assessment $20 per habitat acre
Site Specific Management Plan $160 per habitat acre upon acquisition

Annual Costs
Existing Habitat Property Taxes $451,718 annually
Site Specific Management Plan Updates $25,000 annually
On-Going Mitigation Monitoring Costs $538,363 annually (3% increase every 5 years)
Mitigation Monitoring Reviews $150,000 twice - at midpoint and end of plan
Administrative Costs $2,312,941 annually
Excise Tax 1.39% of Admin/O&M and Endowment Fund

earnings after end of NBHCP
Revenue

Rice Land Lease $350 per rice acre
Other Crops Land Lease $75 per other crop acre
Annual Earnings Rate Assumption (2027+) 3%
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Table 5-4 on the next page summarizes the Admin/O&M Fund cash flow for the 
following two time periods: 

 Actual: 1996—2024 
 Projected: 2025—2053 

The cash flow shows actual fund activity through 2024 and incorporates the 
development, cost, and revenue assumptions described previously for 2025 through 
2053. It is assumed that all remaining funds (except for a relatively small amount 
designated for specific purposes) will be transferred to the O&M Endowment Fund in 
2052 to be used for the ongoing operations and maintenance of the habitat.  

After this transfer, a drawdown on the O&M Endowment Fund will be required to fund 
the required operations and maintenance activities. The cash flow is structured so that 
the annual investment earnings in the O&M Endowment Fund in 2053 will equal the 
annual drawdown required from the Admin/O&M Fund plus estimated annual O&M 
Endowment Fund management fees payable to the fund administrator. 

Item
2025

Model
2026

Model Difference

Marsh Land Maintenance Contract
Annual Contract Cost $567,894 $577,463 $9,570
Current Marsh Acres 849.8 967.5 117.7
Annual Cost per Marsh Acre $668 $597 ($71)

Annual Conservancy O&M Costs per Habitat Acre
Annual Cost $512,659 $529,232 $16,573
Current Habitat Acres 5,390 5,402 12
Annual Cost per Habitat Acre $95 $98 $3

Annual Fixed Asset Costs per Habitat Acre
Annual Cost $92,945 $172,316 $79,370
Current Habitat Acres 5,390 5,402 12
Annual Cost per Habitat Acre $17 $32 $15

Property Taxes 
Total Taxes $37,452,693 $35,257,202 ($2,195,491)

Annual Administrative Costs
Annual Admin. Cost $2,138,706 $2,312,941 $174,235
Total Admin. Cost (2026-2053) $59,883,769 $64,762,345 $4,878,577

Annual Costs: 2026 - 2053

Total Costs: 2026 - 2053
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Appendix D includes detailed Admin/O&M Fund development, cost, and revenue 
assumptions and a detailed annual Admin/O&M cash flow analysis. 

Item 1996-2024 2025-2053 Total
Actual Projected

Developed Acres 8,515.2 8,109.8 16,625.0

Habitat Acres (including supplemental mitigation) 
Rice 3,272.3 974.8 4,247.1
Marsh 851.5 1,226.7 2,078.2
Other 1,264.5 1,008.0 2,272.5
Total Habitat 5,388.4 3,209.5 8,597.9

Beginning Balance $0 $12,534,348 $0

Revenue
Land Lease $12,734,313 $32,647,216 $45,381,529
Admin/O&M Fee $37,938,047 $146,840,778 $184,778,825
Miscellaneous $4,015,229 $909,209 $4,924,438
Interest Earnings $7,984,762 $18,516,135 $26,500,897
Total $62,672,351 $198,913,338 $261,585,689

Expenses ($56,621,695) ($196,798,443) ($253,420,138)

Loans/Transfers/Adjustments
Transfer to Endowment Fund at End of NBHCP $0 ($21,559,764) ($21,559,764)
Drawdown on Endowment Fund After All Development $0 $7,150,001 $7,150,001
All Other Loans/Transfers/Adjustments $6,483,692 $0 $6,483,692
Total $6,483,692 ($14,409,763) ($7,926,071)

Ending Balance $12,534,348 $239,481 $239,481
Less Designated Funds ($239,481) ($239,481) ($239,481)
Adjusted Ending Balance $12,294,867 $0 $0

Amount
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This chapter summarizes the Operations and Maintenance Endowment (O&M 
Endowment) Fund key assumptions, fee calculation, and cash flow analysis. Appendix E
provides further detail on each of these items. 

Table 6-1 below summarizes the O&M Endowment fee and compares it to the fee from 
the prior year. 

Note that, as detailed in the previous chapter, the O&M Endowment fee is calculated in 
conjunction with the Admin/O&M fee so that the two funds together will provide 
enough funding to fund the habitat operations and maintenance in perpetuity. 

 

Chart 6-1 on the next page shows the historical O&M Endowment Fund fees for 
each year since the fee program was implemented in 1996. 

Item 2025 Fee 2026 Fee Difference

Endowment Fund Fee per Developed Acre $10,655 $10,846 $191

Fee per Developed Acre
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The O&M Endowment Fund is structured as an endowment, such that fee revenue is 
accumulated as principal that will earn interest income over time. The interest income 
will be utilized to subsidize funding for the Admin/O&M Fund beginning in 2053, at 
which time it is assumed that all fee-paying development will have occurred and all 
habitat will have been acquired.

The Admin/O&M Fund and the O&M Endowment Fund fees are established to 
together provide habitat operations and maintenance funding in perpetuity. The two 
fees are set to provide enough funding so that the Admin/O&M Fund provides 
sufficient funding for habitat maintenance through 2052, and the O&M Endowment 
Fund will have built up sufficient earnings by that time to fund the majority of the 
habitat operations and maintenance functions beginning in 2053. It is also assumed 
that land lease revenue will continue to be available to help fund habitat operations 
and maintenance. 

An O&M Endowment Fund cash flow is established to detail the annual revenue, costs, 
and fund balances and ensure that sufficient funds are available by 2053 to fund 
operations and maintenance of the habitat in perpetuity.

Resolution 2026-0130 May 19, 2026 Page 39 of 138



NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE—2026 

Economic & Planning Systems, Inc. 30 Operations and Maintenance Endowment Fund 

Table 6-2 summarizes the key cost and revenue variables used to establish the 
O&M Endowment Fund fee and cash flow. In addition, because the O&M 
Endowment Fund must fund the habitat administration and maintenance 
beginning in 2053, the Admin/O&M key variables summarized in the previous 
chapter also directly affect the O&M Endowment Fund fee. 

 

The annual interest earnings rate for 2025 through 2027 increased slightly, and 
there were no changes to the other percentages shown in the table above. 
However, the changes to the Admin/O&M key variables described in the previous 
chapter also directly affect the O&M Endowment Fund fee, as the O&M 
Endowment Fund’s purpose is to fund habitat operations and maintenance. 

Table 6-3 on the next page summarizes the O&M Endowment Fund cash flow for 
the following two time periods: 

 Actual: 1996—2024 
 Projected: 2025—2053 

The cash flow shows actual fund activity through 2024 and incorporates the 
development, cost, and revenue assumptions described previously for 2024 
through 2053. By 2053, an annual drawdown on the O&M Endowment Fund from 
the Admin/O&M Fund will be needed to fund the required operations and 
maintenance activities. The O&M Endowment Fund cash flow is structured so that 
the annual investment earnings in 2053 will equal the annual drawdown required 
by the Admin/O&M Fund plus O&M Endowment Fund management fees and taxes. 

Item                                             Amount

Annual Interest Earnings (2025-2027) [1] 7.40%
Interest Earnings (2028+) 3.00%

Costs
Annual Fees and Taxes - First $5 Million 0.50%
Annual Fees and Taxes - Remaining 0.35%

[1] Based on average earnings rates over previous 10 years.

Revenue
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Item 1996-2024 2025-2053 Total
Actual Projected

Developed Acres 8,515.2 8,109.8 16,625.0

Beginning Balance $0 $45,624,494 $0

Revenue
O&M Endowment Fee $21,287,332 $88,029,136 $109,316,469
Investment Earnings $26,045,874 $122,558,335 $148,604,208
Transfers from Other Funds ($62,893) $35,854,516 $35,791,623
Total $47,270,313 $246,441,987 $293,712,300

Expenses
Fees and Taxes ($1,645,819) ($14,155,566) ($15,801,386)
Drawdown from Admin/O&M $0 ($7,150,001) ($7,150,001)
Total ($1,645,819) ($21,305,568) ($22,951,387)

Ending Balance $45,624,494 $270,760,914 $270,760,914

Amount

Resolution 2026-0130 May 19, 2026 Page 41 of 138



Resolution 2026-0130 May 19, 2026 Page 42 of 138



Resolution 2026-0130 May 19, 2026 Page 43 of 138



Resolution 2026-0130 May 19, 2026 Page 44 of 138



Resolution 2026-0130 May 19, 2026 Page 45 of 138



Resolution 2026-0130 May 19, 2026 Page 46 of 138



Resolution 2026-0130 May 19, 2026 Page 47 of 138



 

Appendix
 

 
 

 

Resolution 2026-0130 May 19, 2026 Page 48 of 138



 

Appendices 

Appendix A: Land Acquisition Fund 

Appendix B: Restoration and Enhancement Fund 

Appendix C: Administration/Operations and 
Maintenance Fund 

Appendix D: Operations and Maintenance 
Endowment Fund 

Appendix E: Supplemental Endowment Fund 

Appendix F: Conservancy Budget 

Resolution 2026-0130 May 19, 2026 Page 49 of 138



Appendix A: 
Land Acquisition Fund 

Land Acquisition Fund Technical Notes ................................................................................................. A-1 

Table A-1 Land Acquisition Inputs ................................................................................................. A-4 

Table A-2 Development Projections (2 pages) .......................................................................... A-5 

Table A-3 Habitat Acquisition Schedule (2 pages) ................................................................... A-7 

Table A-4 Habitat Transactions ...................................................................................................... A-9 

Table A-5 City Land Acquisition Line of Credit ...................................................................... A-10 

Table A-6 Land Acquisition Cash Flow (2 pages) ................................................................... A-11 

Table A-7 Historical Land Acquisition Cash Flow (2 pages) .............................................. A-13 

 

Resolution 2026-0130 May 19, 2026 Page 50 of 138



Economic & Planning Systems, Inc. A-1 Appendix A 

Land Acquisition Fund Technical Notes 

The tables in this appendix detail the Land Acquisition Fund fee calculation and the 
cash flow analysis. These notes detail the methodology and assumptions used in the 
analysis. 

Assumptions and Fee Calculation 
Table A-1 summarizes the development, cost, and revenue assumptions needed to 
calculate the fee and prepare the cash flow analysis. It also shows the calculation of the 
fee. Most of the assumptions have been discussed in Chapter 2 or are used in and 
detailed in the discussion of further tables in this appendix. Additional detail on the 
habitat acquisition cost per acre is provided below. 

The habitat land acquisition cost estimate in Table A-1 is taken from a broad range of 
potential land values in the Natomas area and is based on the Conservancy�s 
knowledge of confirmed recent land transactions, supported by a projection of land 
price costs from a market analysis prepared by an MAI Appraiser in September 2025. 

Development 
Table A-2 shows the annual fee-paid development to date and provides a projected 
development schedule for the remainder of the years through 2053. This schedule 
reflects an allowance for unusable acres to account for a level of development that is 
less than the maximum 17,500 acres at buildout of the NBHCP. 

Habitat Acquisition 
Table A-3 shows the annual habitat acquisition to date and provides a projected 
annual habitat acquisition schedule for each remaining year through 2053. Under the 
assumption that a portion of the 17,500 acres will not develop, it is also assumed that 
the associated acres of habitat needed to satisfy the mitigation requirement of 
one-half acre of habitat per one acre of development will not be acquired. 

Table A-4 provides the backup for the habitat transactions in the current year. The 
Conservancy anticipates that it will not acquire any additional habitat until needed to 
maintain the required 200 surplus acres, at which time, it will begin to annually acquire 
the number of habitat acres needed to keep pace with the habitat required for the 
projected annual development levels.  
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Note that Table A-3 includes an adjustment to the NBHCP habitat acreage to account 
for required supplemental mitigation (mitigation required of non-NBHCP fee payers). 
As shown in Table A-3, the NBHCP habitat has been reduced to allow for the required 
supplemental mitigation the Conservancy must provide from its habitat holdings. 

City Line of Credit 
Table A-5 shows the projected schedule for repayment of the $2 million loan that the 
City of Sacramento (City) provided to the Conservancy in 2020 for habitat land 
acquisition. It includes the annual amounts repaid to the City to date, as well as 
estimated remaining annual amounts. The Conservancy is obligated to repay the City 
with Land Acquisition development fee revenue. The Conservancy Board of Directors 
has committed to making an annual payment of $250,000 plus the Land Acquisition 
Fund fee revenue from City fee payers to the City for any year in which the funds are 
available. Currently, the Conservancy has repaid the City approximately $1.3 million of 
the loan and plans to complete payments in 2026. 

Cash Flow Analysis 
Table A-6 summarizes the Land Acquisition Fund cash flow through the last completed 
year and provides annual details of development, revenues, costs, and fund balances 
for all years from the current year through the completion of the NBHCP in 2053. 

1996 through 2024 
The cash flow summary for this time period shown in Table A-6 reflects actual annual 
revenues and expenses summed over the entire time period. Table A-7 provides a 
historical annual cash flow for this time period that shows the actual development 
activity, costs, revenues, and fund balances in each year. For each year, the account 
activity has been reconciled to the Conservancy�s end-of-year audited financial 
statements for the corresponding year. 

2025-2053 
The annual balances, revenues, and expenses in Table A-6 for each of these years 
incorporate the development, habitat acquisition, revenue, expense, and City loan 
repayment assumptions presented in the previous tables in this appendix, as well as 
transfers to and from funds needed to ensure positive fund balances in all years. It is 
assumed that any remaining funds in 2052 after all development has occurred and 
after all habitat has been acquired will be transferred to the O&M Endowment Fund 
for use in operating and maintaining the habitat. 
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Fee Revenue and Habitat Acquisition Costs 

As discussed previously, the majority of fee payers dedicate land in lieu of paying the 
Land Acquisition fee. To reflect this level of land dedication, the cash flow assumes that 
only 15 percent of fee payers will pay the Land Acquisition fee, the remaining 
85 percent of fee payers will dedicate habitat land, and the Conservancy will purchase 
only 15 percent of the required habitat. Thus, the annual fee revenue shown in Table 
A-6 is calculated on 15 percent of the projected development, and the habitat 
acquisition costs are calculated on 15 percent of the projected habitat acquisition. 

Annual Investment Earnings 
As shown in Table A-1, annual investment income is estimated differently for the 
current year, the budget year, and all other future years. For the current and budget 
years the annual investment income is estimated based on existing annual and total 
investments through September of the current year, while for all other future years, it 
is estimated as 3 percent of the year�s beginning balance. 

While the 3 percent rate may not be applicable in the short term, the interest rate is 
appropriate for use over a long period of time. This interest rate represents a �real rate 
of return.� Because the cost and revenue projections in the Model are expressed in 
constant dollars and exclude inflation, the projected annual return on investments also 
should exclude inflation. The assumed real rate of return of 3 percent, used to project 
investment income, represents the annual rate of return that could be expected over 
and above inflation.
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Restoration and Enhancement Fund Technical Notes 

The tables in this appendix detail the Restoration and Enhancement (R&E) fee 
calculation and the cash flow analysis. These notes detail the methodology and 
assumptions used in the analysis. 

Assumptions and Fee Calculation 
Table B-1 summarizes the cost and revenue assumptions needed to calculate the fee 
and prepare the cash flow analysis. It also shows the calculation of the fee. Table B-1 
provides further detail on the costs and revenues summarized in Chapter 3. 

R&E Conversion Costs 
Table B-1 shows the conversion costs for each converted acre and each acquired 
habitat acre. These two costs differ because only a portion of each acquired habitat 
acre must be converted to marsh or upland to achieve the required habitat 
percentages shown below: 

 50 percent rice 
 25 percent marsh 
 25 percent upland (or �Other�) 

Table B-2 provides the backup for the assumed percentages of each acquired habitat 
acre that must be converted to marsh and upland to achieve the above required 
habitat percentages. These conversion percentages are dependent on the assumed 
initial uses of acquired habitat. The conversion costs per acre are multiplied by the 
assumed conversion percentage to estimate the conversion costs per acquired habitat 
acre. 

Biological Site Assessment and Preconstruction Survey Costs 
The cost to conduct a formal biological site assessment and preconstruction survey for 
acquired mitigation land, as required by the 2003 NBHCP, is based on a total cost per 
habitat acquisition divided by an estimated 100 acres per acquisition.  
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Contingency Costs 
The contingency component of the R&E costs is essential to ensure adequate funding 
for R&E, particularly given the lag time between when the fee is paid (and the habitat 
preserves are acquired) and when the R&E occurs.  

The Conservancy generally has 3 years to restore and enhance the designated 
preserves after approval of the Site-Specific Management Plan (SSMP), which comes 
1 year after acquisition. 

Habitat Status 
Table B-3 shows the current habitat status, including the current number of rice, 
marsh, and upland acres and the division between NBHCP mitigation and 
supplemental mitigation. It also shows the habitat status for the prior year and the 
anticipated status for the next year. The allocation of habitat acres between rice, 
marsh, and upland acres for the previous and current year has been reconciled with the 
Conservancy�s current inventory of acres. 

Land Development, Habitat Acquisition, and Conversion 
Schedule 
Table B-4 details the projected habitat conversion schedule for converting habitat 
acres to upland and marsh. It includes a summary through the last completed year and 
provides annual details of habitat acquisition and conversion for all years from the 
current year through the completion of the NBHCP in 2053. The Conservancy 
provided the number of acres converted to marsh and upland in the current year and 
planned to be converted in the next year. Beginning in 2027, the Model is based on the 
assumption that enough rice acres will be converted to marsh and upland so that the 
mitigation land use allocation required by the NBHCP will be achieved by 2032 and 
maintained thereafter. 

1996 through 2024 
The schedule for this time period shown in Table B-4 reflects actual development, 
habitat acquisition and conversion summed over the entire time period. Table B-5 
provides a historical annual habitat conversion schedule for this time period that shows 
the actual development activity, habitat acquisition, and conversion in each year. 

2025-2053 
The annual schedule in Table B-4 for each of these years shows the projected 
development, habitat acquisition, and habitat conversion based on assumptions 
presented earlier in this report. 
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Cash Flow Analysis 
Table B-6 summarizes the R&E Fund cash flow through the last completed year and 
provides annual details of development, revenues, costs, and fund balances for all 
years from the current year through the completion of the NBHCP in 2053. 

1996 through 2024 
The cash flow summary for this time period shown in Table B-6 reflects actual annual 
revenues and expenses summed over the entire time period. Table B-7 provides a 
historical annual cash flow for this time period that shows the actual development 
activity, costs, revenues, and fund balances in each year. For each year, the account 
activity has been reconciled to the Conservancy�s end-of-year audited financial 
statements for the corresponding year. 

2025-2053 
The annual balances, revenues, and expenses in Table B-6 for each of these years 
incorporate the development, habitat acquisition and conversion, revenue, and 
expense, assumptions presented in the previous tables in this appendix, as well as 
transfers to and from funds needed to ensure positive fund balances in all years. It is 
assumed that any remaining funds after all development has occurred and after all 
habitat has been acquired will be transferred to the O&M Endowment Fund for use in 
operating and maintaining the habitat. 

Annual Investment Earnings 
As shown in Table B-1, annual investment income is estimated differently for the 
current year, the budget year, and all other future years. For the current year, the 
annual investment income is estimated as equal to the investment income in the 
September Profit and Loss Statement. For the budget year, annual income is estimated 
as 1 percent of the total investments on the September balance sheet, and for all other 
future years, it is estimated as 3 percent of the year�s beginning balance. 

While the 3 percent rate may not be applicable in the short term, the interest rate is 
appropriate for use over a long period of time. This interest rate represents a �real rate 
of return.� Because the cost and revenue projections in the Model are expressed in 
constant dollars and exclude inflation, the projected annual return on investments also 
should exclude inflation. The assumed real rate of return of 3 percent, used to project 
investment income, represents the annual rate of return that could be expected over 
and above inflation.
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Supplemental Endowment Fund Technical Notes 

The tables in this appendix detail the Supplemental Endowment fee calculation and the 
cash flow analysis. These notes detail the methodology and assumptions used in the 
analysis. 

Assumptions and Fee Calculation 
Table C-1 summarizes the development and cost assumptions needed to calculate the 
fee and shows the calculation of the fee. Table C-1 provides further detail on the costs 
summarized in Chapter 4. It includes the costs for both the 200-Acre Reserve and the 
Changed Circumstance subcomponents of the fee. The Supplemental Endowment fee 
is calculated based on the amount of revenue needed to purchase 200 acres of land 
plus the cost to fund the Changed Circumstance component, which is a fixed amount 
per acre. 

As shown in Table C-1, the amount of revenue needed to purchase 200 acres of land is 
equal to the revenue needed in addition to the existing Supplemental Endowment 
Fund revenue. The existing revenue is equal to the estimated balance in the 
Supplemental Endowment Fund at the end of the current year plus the amount owed 
to the Supplemental Endowment Fund from other funds. 

Cash Flow Analysis 
Table C-2 summarizes the Supplemental Endowment Fund cash flow through the last 
completed year and provides annual details of development, revenues, costs, and fund 
balances for all years from the current year through the completion of the NBHCP in 
2053. 

1996 through 2024 
The cash flow summary for this time period shown in Table C-2 reflects actual annual 
revenues and expenses summed over the entire time period. Table C-3 provides a 
historical annual cash flow for this time period that shows the actual development 
activity, costs, revenues, and fund balances in each year. For each year, the account 
activity has been reconciled to the Conservancy�s end-of-year audited financial 
statements for the corresponding year.  
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2025-2053 
The annual balances, revenues, and expenses in Table C-2 for each of these years 
incorporate the development, revenue, and expense assumptions presented in the 
previous tables in this appendix, as well as transfers to and from funds needed to 
ensure positive fund balances in all years. It is assumed that any remaining funds from 
the 200-Acre reserve component of the fee after all development has occurred and 
after all habitat has been acquired will be transferred to the O&M Endowment Fund 
for use in operating and maintaining the habitat. The funds in the Changed 
Circumstance Contingency component will be retained in the Supplemental 
Endowment Fund to be used in case of unforeseen circumstances. 

Annual Investment Earnings 
As shown in Table C-1, annual investment income is estimated differently for the 
current year, the budget year, and all other future years. For the current year, the 
annual investment income is estimated as equal to the investment income in the 
September Profit and Loss Statement. For the budget year, annual income is estimated 
as 3 percent of the total investments on the September balance sheet, and for all other 
future years, it is estimated as 3 percent of the year�s beginning balance. 

While the 3 percent rate may not be applicable in the short term, the interest rate is 
appropriate for use over a long period of time. This interest rate represents a �real rate 
of return.� Because the cost and revenue projections in the Model are expressed in 
constant dollars and exclude inflation, the projected annual return on investments also 
should exclude inflation. The assumed real rate of return of 3 percent, used to project 
investment income, represents the annual rate of return that could be expected over 
and above inflation. 
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Administration/Operations and Maintenance Fund 
Technical Notes 

The tables in this appendix detail the Administration/Operations and Maintenance 
(Admin/O&M) fee calculation and the cash flow analysis. These notes detail the 
methodology and assumptions used in the analysis. 

Fee Calculation 
Table D-1 details the calculation of the Admin/O&M and O&M Endowment Fund fees. 
As described in Chapters 5 and 6, the Admin/O&M and O&M Endowment fees are 
established to together provide habitat operations and maintenance funding in 
perpetuity. The two fees are set to provide enough funding so that the Admin/O&M 
Fund provides sufficient funding for habitat maintenance through 2052, and the O&M 
Endowment Fund will have built up sufficient earnings by 2053 to fund the required 
revenue after that time. 

Admin/O&M Assumptions 
Table D-2 summarizes the Admin/O&M assumptions that are used to establish the 
cash flow analysis and estimate the fee. Tables D-3 through D-10 provide additional 
detail on the cost assumptions. 

O&M Costs 
O&M costs are divided into the following categories: 

 O&M costs included in the habitat land management contract for managing the 
marsh portion of the mitigation land. 

 Annual O&M costs that are not part of the habitat land management contract. 

- O&M costs incurred by the Conservancy. 
- Estimated Conservancy costs for replacing fixed assets. 

As shown in Table D-2, the O&M land maintenance cost per acre is estimated as the 
current habitat land management contract amount (including a 10 percent 
contingency) divided by the current number of marsh acres. This cost per marsh acre is 
multiplied by the annual number of marsh acres to estimate the total annual land 
maintenance costs. 
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Table D-3 shows the ongoing O&M costs that are not part of the O&M habitat land 
management contract. These costs were updated based on estimates from the 
Conservancy. Table D-4 includes an accounting of the Conservancy�s fixed assets for 
which replacement costs are estimated. This table shows the original fixed asset costs, 
as well as the costs updated to current dollars, using a 3 percent annual cost inflation, 
and an estimate of the total estimated annual replacement cost per habitat acre. Table 
D-4 also shows the current estimated accrued replacement fund for fixed assets. 

Special Assessments 
Special assessments consist of Natomas Central Mutual Water Company (NCMWC), 
Bureau of Reclamation (Bureau), and Reclamation District 1000 (RD 1000) costs. The 
Bureau costs are not included in the Model, as they only incurred for two properties 
and are negligible. 

NCMWC Costs 

Table D-5 details the NCMWC cost estimate per habitat acre. The current 
assumptions concerning the NCMWC rates and the entity that is responsible for the 
payments are summarized below: 

 The rates are based on the NCMWC 2025 published rates. It is anticipated there 
will be a rate increase in 2026, so the 2025 rates for all NCMWC components 
have been increased by 3 percent to estimate the rates in 2026 dollars. In 
addition, it is assumed that 15 percent of the acres will be excluded from NCMWC 
assessments.  

 For rice acreage, it is assumed that the Conservancy will pay NCMWC�s 
administration and standby service charges only, while the farmers under lease 
agreements will be responsible for paying the annual water toll and winter water 
charges directly to NCMWC. The Conservancy is required, as stated in the 2003 
NBHCP, to ensure that rice is produced on certain mitigation land. For this 
purpose, the Conservancy has included an allowance to fund farmer defaults on 
NCMWC payments, estimated at 5 percent of all farmer-paid costs. 

 For uplands acreage, it is assumed that the Conservancy will pay the 
administration and standby service charges only, while the farmers will be 
responsible for paying the annual water toll and winter water charges directly to 
NCMWC. 

 The Conservancy pays the full cost of water applied to managed-marsh 
complexes. 
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RD-1000 Costs 

Table D-6 details the RD-1000 annual cost per acre for 2024, 2025, and 2026. The 
2024 and 2025 amounts are actual costs based on property tax bills and updates 
provided by RD-1000. RD-1000 added an additional storm water assessment 
beginning in Fiscal Year 2023-24, resulting in a higher assessment. For the purposes of 
estimating annual costs in future years, the 2026 RD-1000 cost is divided by the 
habitat size in acres to obtain a cost per acre. 

Property Taxes 
The land acquisition cost per acre is used to project property taxes for future habitat as 
described below and detailed in Table D-6 and Table D-7. 

 Existing Habitat Properties. The property taxes for existing habitat properties 
are detailed in Table D-6. The 2025 property taxes are based on the actual 
property taxes reported on the Fiscal Year 2024-2025 and 2025-2026 tax rolls. 
The 2026 property taxes for existing habitat are composed of the following two 
components: 

- Property taxes on the Fiscal Year 2025-2026 tax roll. Note that it is assumed 
that two of the habitat properties will receive Williamson Act status in 2026, 
resulting in lower property taxes for the existing habitat beginning in 2026, 
(see Table A-4). 

- A 3 percent contingency to address the uncertainty of maintaining reduced 
property tax levels for Williamson Act properties. In 2014, Sutter County 
instituted the option to decrease Williamson Act contracts from 10 years to 9 
years, as permitted by state law. This option caused an increase in the property 
taxes on Sutter County properties with Williamson Act contracts. The annual 
increase has been included on property tax bills since the 2014/2015 tax year. 
Although California Senate Bill (SB) 1265 (the reduction in Williamson Act 
contract lengths) was set to expire at the end of 2015, another Senate Bill (SB 
1353) was enacted in September 2014 that incorporated reduction of the 
contract lengths into the Williamson Act with no termination date. Therefore, it 
is assumed in the Model that this provision will be extended indefinitely, and 
the Sutter County tax burden will continue at the higher rates. In addition, 
property taxes could increase in Sacramento County if it also chooses the 
option to decrease the length of Williamson Act contracts. 

 Future Habitat Properties. Table D-7 details the estimated property taxes for 
2026 and beyond. This table includes the property taxes for both existing and 
future projected habitat. Note that the assessed values and property taxes for 
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future habitat are based on the current estimated land acquisition cost per acre 
from Table A-1. 

In light of the loss of state funding for Williamson Act contracts, Conservancy staff 
believe that new properties may not be granted Williamson Act contracts. 
Consequently, to remain conservative, the annual property taxes for future habitat still 
to be acquired are calculated as 1.3 percent of the estimated full assessed value of 
future habitat. This factor consists of the 1 percent property tax and an additional 0.3 
percent to cover the additional taxes and assessments on the property tax bills. The 
only assessment not included in the 0.3 percent is the RD 1000 assessment, which is 
accounted for separately in the O&M costs discussed previously. 

For future years, the Model is based on the assumption that, on average, mitigation 
land acquisition costs will escalate by 3 percent annually, net of inflation, and the 
assessed value per acre of new habitat acquisitions will track this 3 percent escalation. 
The Conservancy believes the 3 percent net increase closely reflects the actual 
average increases in habitat land values in the region over the past decade. Annual 
taxes on new properties are estimated at 1.3 percent of the average assessed value per 
acre multiplied by the number of new habitat acres. 

Site Specific Management Plan Costs 
Site Specific Management Plans must be prepared when habitat is acquired. 
Additionally annual updates are required. Table D-2 includes estimated Site Specific 
Management Plan preparation and update costs. 

Mitigation Monitoring and Adaptive Management Costs 
Table D-8 shows the mitigation monitoring and adaptive management costs, which are 
divided into categories, as summarized below: 

 Biological Effectiveness Monitoring Costs: Costs from the 2025 through 2027 
biological effectiveness�monitoring contract.  

 Other Costs: Connectivity and adaptive management review costs. 

 Midpoint Program Review: Costs associated with support for the required City, 
County, and Metro Air Park midpoint program reviews when development 
reaches the half-way point of 8,750 acres, currently projected in 2026. 

 End of Plan Program Review: Costs associated with the required Conservancy 
program review required at the end of the Plan. This cost was added to the Model 
in the 2023 Fee Update based on review of the Plan by the Conservancy (see Plan 
Chapter VI, Section I).  
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Other than the costs associated with the NBHCP-required program reviews, the pre-
acquisition biological reconnaissance (included as a Land Acquisition cost), and the 
SSMPs (shown in Table D-2 and discussed below), all mitigation monitoring costs are 
inflated by 3 percent every 5 years until habitat buildout to reflect both likely cost 
increases, as mitigation land acreage increases to 8,312.5 acres (the ultimate buildout 
level of the 2003 NBHCP less an adjustment made for undevelopable acreage as 
described below) and anticipated increases in labor and related monitoring costs 
throughout the life of the NBHCP. The monitoring cost increases are estimated to 
occur every 5 years because the monitoring contracts tend to last for 5 years with cost 
increases occurring with each subsequent contract. 

Administrative Costs 
Table D-9 details the annual administrative costs and summarizes the annual contract 
costs for the current, budget, and future years. Annual administrative costs were 
revised for the budget and future years based on the Conservancy�s current budget 
estimates. The costs, including contract costs, include a 5 percent contingency for the 
current and all future years. It is assumed that the total annual administrative and 
contract costs for all future years will remain constant. 

Table D-10 details the contract costs for future years. These costs were estimated by 
the Conservancy based on expected ongoing contracts. The Conservancy added a 5 
percent contingency on all contracts. 

Endowment and Supplemental Endowment Fund Management Fees 

As summarized on Table D-2, the Conservancy�s fund management fees are calculated 
as 0.5 percent of the first $5 million of the O&M Endowment and Supplemental 
Endowment combined fund balances, plus 0.35 percent of the remainder of the 
combined fund balances, resulting in increasing fees as the fund balances increase. The 
Model reflects this calculation for all future years through 2053, as detailed in the 
O&M Endowment and Supplemental Endowment cash flow tables. 

Excise Tax 
Based on a letter provided from Gilbert CPAs, dated August 11, 2023, the 
Conservancy currently qualifies as a tax exempt 501(c)(3) publicly supported 
foundation because more than 10 percent of all Conservancy revenues come from 
public support in the form of mitigation fees. In 2052, when no mitigation fees will be 
collected, the Conservancy will no longer pass the fee revenue public support test. 
While there are additional ways to qualify for tax exempt 501(c)(3) status that could 
apply to the Conservancy, an application to change from private foundation status 
would be required, and the decision to approve this application is uncertain. Because of 

Resolution 2026-0130 May 19, 2026 Page 94 of 138



NATOMAS BASIN HABITAT CONSERVATION PLAN FEE UPDATE�2026 

Economic & Planning Systems, Inc. D-6 Appendix D  

this uncertainty, an excise tax of 1.39 percent has been included on all revenues the 
Conservancy earns each year after all habitat has been acquired (2053 and beyond). 

Rice and Other Crop Revenue Estimates 
Table D-2 shows the revenue per acre assumptions for rice and other crop land lease 
revenue and for miscellaneous revenue. 

Rice Lease Revenue 

The Model is based on the assumption that rent revenue will be earned on 90 percent 
of the total rice acres in the habitat, with the remaining 10 percent assumed to be 
required fallow fields, which produce very low or no cash rents.  

Other Crop Lease Revenue 

It is assumed that 25 percent of the habitat upland acreage will be committed to 
commercial farming of crops other than rice, and the other 75 percent will not be 
farmed and will provide foraging vegetation for Swainson�s hawks. The current lease 
rate assumption on Table D-2 is based on the Conservancy�s actual earnings from non-
rice farm leases in recent years and is blended with certain leases where Swainson�s 
hawk friendly crops are grown for the benefit of the hawk but which otherwise 
generate less revenue than conventional farming arrangements. 

Miscellaneous Revenues 

Miscellaneous revenues can include contract payments, various reimbursements, and 
hunting revenues. The estimated annual miscellaneous revenue shown on Table D-2 is 
based on the Conservancy�s knowledge of realized and expected revenue. 

Cash Flow Analysis 
Table D-11 summarizes the Admin/O&M cash flow through the last completed year 
and provides annual details of development, revenues, costs, and fund balances for all 
years from the current year through the completion of the NBHCP in 2053. 

1996 through 2024 
The cash flow summary for this time period shown in Table D-11 reflects actual annual 
revenues and expenses summed over the entire time period. Table D-12 provides a 
historical annual cash flow for this time period that shows the actual development 
activity, costs, revenues, and fund balances in each year. For each year, the account 
activity has been reconciled to the Conservancy�s end-of-year audited financial 
statements for the corresponding year. 
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2025-2053 
The annual balances, revenues, and expenses in Table D-11 for each of these years 
incorporate the development, habitat acquisition and conversion, revenue, and 
expense, assumptions presented in the previous tables in this appendix, as well as 
transfers to and from funds needed to ensure positive fund balances in all years. In 
2053, after all development has occurred and habitat has been acquired, the 
Admin/O&M Fund will be supplemented by O&M Endowment Fund investment 
earnings in the form of drawdowns on the O&M Endowment Fund to provide funding 
for the required habitat operations and maintenance functions. 

Annual Investment Earnings 
As shown in Table D-2, annual investment income is estimated differently for the 
current year, the budget year, and all other future years. For the current year, the 
annual investment income is estimated as equal to the investment income in the 
September Profit and Loss Statement. For the budget year, annual income is estimated 
as 1 percent of the total investments on the September balance sheet, and for all other 
future years, it is estimated as 3 percent of the year�s beginning balance. 

While the 3 percent rate may not be applicable in the short term, the interest rate is 
appropriate for use over a long period of time. This interest rate represents a �real rate 
of return.� Because the cost and revenue projections in the Model are expressed in 
constant dollars and exclude inflation, the projected annual return on investments also 
should exclude inflation. The assumed real rate of return of 3 percent, used to project 
investment income, represents the annual rate of return that could be expected over 
and above inflation. 
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Table D-7
2026 NBHCP Fee Update
Estimated Property Taxes (2025-2053)

Existing Habitat
Year 

Acquired Acres [1]
Value

per Acre
Annual Taxes

(2026$) [2]
New Taxes

(2026$)
Annual Taxes

(2026$)

3% annual increase 1.3% of total value [3]

1999-2025 5,402.4
2026 0.0 $27,500 $451,718 $0 $0 $451,718
2027 0.0 $28,325 $451,718 $0 $0 $451,718
2028 0.0 $29,175 $451,718 $0 $0 $451,718
2029 0.0 $30,050 $451,718 $0 $0 $451,718
2030 109.7 $30,951 $451,718 $44,122 $44,122 $495,840
2031 158.3 $31,880 $451,718 $65,616 $109,737 $561,456
2032 158.3 $32,836 $451,718 $67,584 $177,322 $629,040
2033 158.3 $33,822 $451,718 $69,612 $246,933 $698,651
2034 158.3 $34,836 $451,718 $71,700 $318,633 $770,351
2035 158.3 $35,881 $451,718 $73,851 $392,484 $844,202
2036 158.3 $36,958 $451,718 $76,067 $468,551 $920,269
2037 158.3 $38,066 $451,718 $78,349 $546,899 $998,617
2038 158.3 $39,208 $451,718 $80,699 $627,598 $1,079,316
2039 158.3 $40,385 $451,718 $83,120 $710,718 $1,162,436
2040 158.3 $41,596 $451,718 $85,614 $796,332 $1,248,050
2041 158.3 $42,844 $451,718 $88,182 $884,514 $1,336,232
2042 158.3 $44,129 $451,718 $90,827 $975,341 $1,427,059
2043 158.3 $45,453 $451,718 $93,552 $1,068,893 $1,520,611
2044 141.2 $46,817 $451,718 $85,957 $1,154,850 $1,606,568
2045 135.8 $48,221 $451,718 $85,128 $1,239,978 $1,691,696
2046 135.8 $49,668 $451,718 $87,682 $1,327,661 $1,779,379
2047 135.8 $51,158 $451,718 $90,313 $1,417,973 $1,869,691
2048 135.8 $52,693 $451,718 $93,022 $1,510,995 $1,962,713
2049 135.8 $54,274 $451,718 $95,813 $1,606,808 $2,058,526
2050 135.8 $55,902 $451,718 $98,687 $1,705,495 $2,157,213
2051 71.6 $57,579 $451,718 $53,590 $1,759,085 $2,210,804
2052 0.0 $59,306 $451,718 $0 $1,759,085 $2,210,804

2053+ 0.0 $61,085 $451,718 $0 $1,759,085 $2,210,804

Total 8,597.9 $12,648,108 $22,609,094 $35,257,202

[1] Includes supplemental mitigation acres and taxes.

[3] Includes 1% of value for property taxes and 0.3% for other taxes and assessments on the property tax bill
(excl. RD-1000).

[2] See Table D-6. Excludes RD-1000 assessment.

Future Habitat Total
Annual Taxes

(2026$)
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Table D-8
2026 NBHCP Fee Update
Species and Habitat Monitoring Cost Assumptions (2026$)

Task Amount

Biological Effectiveness Monitoring (GEI 2025 - 2027 contract costs)
Habitat Mapping and Botanical Survey and Monitoring Support $74,112 
Wildlife Survey and Monitoring Support $85,649 
Prepare Annual BEMP Report $47,218 
Project Administration and Management $17,184 
Other Direct Costs 

Equipment Rental/Use $2,000 
Printing and Reproduction $200 
Travel $5,000 
Subcontractor 1 - Cramer Fish Sciences $25,000 
Subcontractor 2 - Conservation Science Partners $35,000 
Administration Fee (4% of Subcontractor Costs) $2,400 

Total Year 1 - 2025 $293,763 
Total Year 2 (5% increase) - 2026 $308,451 
Total Year 3 (5% increase) - 2027 $323,874 

2026 Contract Adjusted
Original 2026 Contract $308,451 
Amendment 1 - Prepare Administrative Report $13,409 
Amendment 2 - Giant Garter Snake Monitoring $125,000 
Amendment 3 - Additional Marsh Acres $4,433 
Subtotal $451,293 
Contingency (10%) $45,129 
Total $496,422 

2027 Contract Adjusted (5% increase) $521,243 

Other Costs
Connectivity -- Assessment $2,400 
Connectivity -- O&M $5,000 
Adaptive Management -- Periodic Review of NBHCP Monitoring Data [1] $3,600 
Adaptive Management -- Report to Review Adaptive Management [2] $6,120 
Total $17,120 

Total Species and Habitat Monitoring Costs
Total Year 1 - 2025 $310,883 
Total Year 2 (5% increase) - 2026 $513,542 
Total Year 3 (5% increase) - 2027 $538,363 

Midpoint Program Review Support [3] $25,000 

End of Plan Review [4] $125,000 

Source: GEI, Natomas Basin Conservancy

[1] $180,000 over 50 years.
[2] $306,000 over 50 years.
[3] Includes overall Conservancy program review and support for the Sutter County midpoint review.

Midpoint review is required by the time development reaches 8,750 acres and is planned for 2026.
[4] While the Conservancy is not required to perform an independent midpoint review, it will be

required to perform an overall review of the program at the end of the Plan.
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Table D-9
2026 NBHCP Fee Update
Estimated Administrative Costs

Item Percentage 2025 Estimated 2026 Budgeted 2027 - 2053

Administrative Expenses
Staff $812,170 $869,115 $845,355
Benefits and Charges $319,120 $341,310 $341,310
Board Expense $5,000 $8,000 $8,000
Subtotal $1,136,290 $1,218,425 $1,194,665

Office Expenses
Rent $84,733 $87,864 $87,864
Telecommunications $32,102 $70,000 $70,000
Copying and Printing $42,000 $50,000 $50,000
Office Supplies $28,000 $30,000 $30,000
Postage $2,453 $3,000 $3,000
Equipment $50,000 $40,000 $40,000
Auto Expense $69,297 $40,000 $40,000
Subtotal $308,585 $320,864 $320,864

Miscellaneous Expenses
Insurance $110,922 $122,014 $122,014
Accounting $45,675 $53,500 $53,500
Legal [2] $100,000 $200,000 $200,000
Fees and Taxes $62,838 $68,901 $68,901
Subtotal $319,435 $444,415 $444,415

Subtotal Administrative Costs (Excl. Contracts) $1,764,309 $1,983,704 $1,959,944
Contingency 5% - $99,185 $97,997

Contract Work
Contract Work, Public Education, and Publications [3] $310,000 $349,913 $255,000

Total Administrative Costs $2,074,309 $2,432,801 $2,312,941

Source:  Conservancy FY 2026 proposed budget.

[1] For details pertaining to the annual cost values, refer to Table F-1.
[2] $200,000 annually through 2030; $125,000 annually from 2031 through 2053.
[2] 2027-2053 contract costs, including contingency, are detailed in Table D-10. Excludes land management and monitoring

contracts, which are accounting for separately.

Annual Cost [1]
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Table D-10
2026 NBHCP Fee Update
Estimated Contract Costs for 2027-2053

Item [1] Amount

Clean Water Act compliance $15,000
Pest Control $15,000
Security $63,000
Finance Model Update and Misc. Analysis $30,250
Surveying/Title Reports $40,000
FSA Assistance $5,000
Miscellaneous Contracts $75,000
Subtotal $243,250
Contingency (5%) $12,163

Total Contract Costs (Rounded) $255,000

Source:  Conservancy FY 2026 proposed budget.

[1] Excludes monitoring and marsh land maintenance contracts.
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Economic & Planning Systems, Inc. E-1 Appendix E 

Operations and Maintenance Endowment Fund  
Technical Notes 

The tables in this appendix detail the Operations and Maintenance Endowment (O&M 
Endowment) Fund cash flow analysis. These notes detail the methodology and 
assumptions used in the analysis. 

Cash Flow Analysis 
Table E-1 summarizes the O&M Endowment Fund cash flow through the last 
completed year and provides annual details of development, revenues, costs, and fund 
balances for all years from the current year through the completion of the NBHCP in 
2053. 

1996 through 2024 
The cash flow summary for this time period shown in Table E-1 reflects actual annual 
revenues and expenses summed over the entire time period. Table E-2 provides a 
historical annual cash flow for this time period that shows the actual development 
activity, costs, revenues, and fund balances in each year. For each year, the account 
activity has been reconciled to the Conservancy�s end-of-year audited financial 
statements for the corresponding year. 

2025-2053 
The annual balances, revenues, and expenses in Table E-1 for each of these years 
incorporate the development and O&M Endowment revenue and expense 
assumptions presented in Chapter 6. Beginning in 2053, after all fee-paying 
development has occurred and all habitat has been acquired, accumulated investment 
income in the O&M Endowment Fund will provide funding to the Admin/O&M Fund 
for the required habitat operations and maintenance functions. As detailed previously, 
the O&M Endowment Fund fee has been estimated to ensure that the O&M 
Endowment Fund will have accumulated a large enough fund balance by 2053 to 
ensure that there is sufficient funding available for the ongoing habitat operations and 
maintenance functions in perpetuity.  
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Economic & Planning Systems, Inc. E-2 Appendix E 

Annual Investment Earnings 
The annual interest earnings assumptions are summarized in Chapter 6. For the 
current year, the budget year, and the first future year after the budget year, the 
annual investment income is estimated as the prior year�s ending balance multiplied by 
the average investment earnings rate for the past 10 years. For all other future years, 
the annual investment income is estimated as 3 percent of the year�s beginning 
balance. The rationale for these rates is detailed below. 

Average Rate for Current Year, Budget Year, and First Future Year 

Because of the significant and growing size of the O&M Endowment Fund, there is the 
potential for shifts in the O&M Endowment Fund investment earnings to have an 
undue influence on the annual fee update. Significant short-term swings in investment 
earnings are expected and generally accounted for by quick recovery in the following 
years. This dynamic has occurred in previous years, such as 2008 through 2012, where 
the O&M Endowment Fund experienced a significant decrease due to investment 
losses and recovered within 4 years. 

Because of this dynamic, the Finance Model was revised in recent years to smooth the 
impacts of volatility seen in longer term investment funds. In previous years, 
investment earnings for the current year have been based on activity through 
September of that year. At the Conservancy�s request, EPS incorporated a modeling 
change to estimate the investment earnings for the near-term (current year, budget 
year, and first future year after the budget year) based on the average annual returns 
for the O&M Endowment Fund realized by the Conservancy for the past 10 years. This 
adjusted methodology accounts for the long-term nature of the O&M Endowment 
Fund investments and is responsive to requests from the City Council and the 
Conservancy Board of Directors to ensure that the annual Fee update is not 
dependent on temporary upturns or downturns in financial markets. 

All Other Future Years 

While the 3 percent rate may not be applicable in the short term, the interest rate is 
appropriate for use over a long period of time. This interest rate represents a �real rate 
of return.� Because the cost and revenue projections in the Model are expressed in 
constant dollars and exclude inflation, the projected annual return on investments also 
should exclude inflation. The assumed real rate of return of 3 percent, used to project 
investment income, represents the annual rate of return that could be expected over 
and above inflation. 
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Conservancy Budget Technical Notes..................................................................................................... F-1 

Table F-1 Conservancy 2026 Budget Proposal (7 pages) ..................................................... F-2 

Table F-2 2025 and 2026 Estimated Fee Revenue .................................................................. F-9 

Table F-3 2025 and 2026 Estimated Investment Income .................................................. F-10 
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Economic & Planning Systems, Inc. F-1 Appendix F 

Conservancy Budget Technical Notes 

The tables in this appendix detail the Conservancy 2026 budget. 

Table F-1 shows the revenues and expenses in the Conservancy�s proposed 2026 
budget. For comparison purposes, this budget table also shows the estimated 2025 
revenues and expenditures, as well as the source of the 2025 estimates. 

Both the 2025 and 2026 amounts from Table F-1 are reflected in the cash flow tables 
for each of the funds. The budget amounts are based on a variety of factors, including 
Model assumptions, experience by the Conservancy with particular activities, 
expected development and habitat acquisition, and the Conservancy�s knowledge of 
other expected activities in the coming year. The 2026 Budget contains a discussion of 
the source of each revenue and cost estimate. 

Table F-2 provides the backup for the 2025and 2026 fee revenue in Table F-1. The 
2025 fee revenue is shown by fund and is based on the fee revenue collected thus far in 
2025, as reflected on the Conservancy September profit and loss statement. The 2026 
fee revenue is shown by jurisdiction (City of Sacramento, Metro Air Park, Sutter 
County) and fund and is based on the proposed fees and estimated acres of fee-paying 
development to occur in 2025. 

Table F-3 provides the backup for the projected 2025 and 2026 investment income 
included in the budget. The earnings assumptions summarized in Table F-3 were 
detailed in the previous appendices. 
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