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CITY OF LODI 
INFORMAL INFORMATIONAL MEETING 

"SHIRTSLEEVE" SESSION 
CARNEGIE FORUM, 305 WEST PINE STREET 

TUESDAY, AUGUST 3, 2004 
 
 
An Informal Informational Meeting ("Shirtsleeve" Session) of the Lodi City Council was held Tuesday, 
August 3, 2004, commencing at 7:02 a.m. 
 
A. ROLL CALL 

Present: Council Members – Beckman, Hitchcock (arrived at 7:05 a.m.), Howard, Land, and 
           Mayor Hansen 

 Absent:  Council Members – None 

Also Present: City Manager Flynn, City Attorney Schwabauer, and City Clerk Blackston 
 
B. CITY COUNCIL CALENDAR UPDATE 
 

City Clerk Blackston reviewed the weekly calendar (filed). 
 
C. TOPIC(S) 
 

C-1 “Review proposed property tax sharing agreement” 
 
City Manager Flynn recalled that discussions between the County Administrator and city 
managers regarding the tax sharing agreement took place for approximately two years, with 
no meetings occurring in the last year.  The County is asking the City for a tax sharing 
agreement, in which it will receive a significant increase in property tax revenues in 
exchange for supporting the County’s facilities fee.  He noted that the County has the 
lowest facilities fees of any agency in San Joaquin County.   
 
Community Development Director Bartlam reported that presently there is no master 
agreement for property tax sharing in the County, as the 1996 agreement expired in 2003.  
According to state law, annexations of property between cities and county cannot proceed 
without a master agreement.  The main benefit to a city is that a master agreement gives 
certainty regarding the process and timing, and eliminates the necessity of renegotiating a 
deal point about bringing property into the community.   Without a master agreement the 
likelihood is that the County is not going to negotiate a different agreement on an individual 
project, particularly if the majority of cities have already signed a master agreement.  The 
proposed master agreement, which will be brought back to Council at a future date for 
formal action, is for a seven-year term.  The previous agreement was a 90/10 split and the 
proposed agreement has an 80/20 split, providing 10% more property tax for properties 
annexed under the agreement.  The exchange that the County is looking for is that all cities 
in the county adopt its new facilities fee.  The fee would be devoted toward county facilities 
that are utilized by county and city residents.  Mr. Bartlam stated that he and City 
Engineer, Wally Sandelin, reviewed its nexus report and found it to be technically correct.  
He noted that the City has two large pending annexations currently being processed, which 
will stop absent an agreement. 
 
In answer to Council Members, Mr. Bartlam stated that affordable housing units are not 
excluded from the facilities fee.  The fee will apply to all development within the City. 
 
Council Member Howard commented that the City’s developers and homebuyers would be 
paying these fees and yet the funds would go elsewhere, to which Mayor Hansen countered 
that the City does benefit from having adequate space at the county jail and hospital. 
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Rich Laiblin from the County Administrator’s Office reported that the Board of Supervisors 
considered the master annexation agreement and countywide facilities fee on April 20 and 
approved it in concept.  Each city is to conduct a public hearing to consider and adopt the 
agreement and facilities fee, following which the Board of Supervisors will conduct a formal 
public hearing on matter.  The fee program would not take effect until 60 days after the 
Board of Supervisors adopts the fee resolution.  Mr. Laiblin noted that county facilities 
deliver services primarily to city residents and most of the growth in the region will occur 
within cities.  He explained that what the percentages are splitting is a pool of a portion of 
the 1% property tax.  Sixty percent of property tax revenues go indirectly to schools 
through the state and various other local taxing entities.  Approximately 35% goes to city 
and county government, which is the pool that is being split.  The seven-year term was 
arbitrary and was considered a reasonable term to reexamine the property tax and 
operating cost component.  Facilities fees are statutorily enacted and remain in effect until 
they are rescinded.  Studies that typically underlie a facilities fee program are done on a 
general plan basis, which are usually for a 20-year period. 
 
Council Member Howard noted that currently the charge will be $1,400 per unit for single-
family residential and that the fee will be adjusted automatically on an annual basis for the 
proposed 20 years. 
 
Mayor Hansen and Mayor Pro Tempore Beckman expressed their desire for a longer term 
than seven years. 
 
In reply to Council Member Howard, Mr. Flynn stated that the smaller cities do not have the 
sales tax base that larger cities have so there was a concern that their primary source of 
revenue was property tax.  Mr. Laiblin explained that when Ripon and Escalon have 
annexed residentially prezoned property sufficient to support a population of 20,000, then 
they would revert to the overriding terms of the agreement.    
 
In reference to the fee proposal, Mr. Laiblin stated that in addition to the regional fee of 
$1,400 per single-family home there is another tier that the county will be adopting of $360 
for a single-family home to fund more of the municipal-type facilities for unincorporated 
residents.  There is a commitment in the proposed annexation agreement that the county 
would process fee proposals for area wide facilities of the cities that were benefiting county 
areas.  He reported that Tracy and Ripon have adopted both the annexation agreements 
and the ordinance and resolution for the countywide facilities fee program.  Meetings will be 
taking place soon with the cities of Lathrop, Escalon, Manteca, and Stockton. 

 
D. COMMENTS BY THE PUBLIC ON NON-AGENDA ITEMS 
 

None. 
 

COMMENTS BY THE CITY MANAGER ON NON-AGENDA ITEMS 
 

City Manager Flynn announced that he would be resigning effective August 6, 2004, and read the 
following statement: 
 

It has been a great pleasure to have served you the past 13 years.  I will use two and a half 
days of my accumulated leave beginning at noon tomorrow.  As such, this will be my last 
meeting with you.  It is with a heavy heart that earlier this year I announced that this would be 
my last year as your city manager.  It is again with a heavy heart that I say goodbye today.  I 
look forward to what challenges lie ahead for me and my family as the good Lord sees fit.  It is 
hard to think that I will no longer work for the city in which my children grew up and attended 
school and accepted my family with open arms in 1991.  My career in city government began 19 
years ago on August 6, so I see August 6 to be a most fitting day for me to leave city 
government.  I am proud to have led the staff these past nine years.  Lodi is fortunate to have 
so many outstanding employees.  I want to thank all these employees that I worked with over 
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the past 13 years for their dedication and hard work.  The City of Lodi prospers in the tradition 
of what the founding fathers had hoped when the City was incorporated in 1906.  Lodi is more 
than a city – it is a region.  People from miles around come to Lodi to go to school, to shop, to 
dine, to visit their doctor, to enjoy the amenities offered by the City.  This is a city surrounded 
by beautiful vineyards and orchards.  Business and industry have a safe harbor from a state 
intent on penalizing honest, hard-working businessmen and women.  We also have a downtown 
that is the envy of many surrounding cities.  I leave with my head held high knowing it was a job 
well done.  I learned early from my father, military commanders, and from my bosses, that when 
a person in charge said “take the hill” it was my job to get the job done and motivate the people 
I led.  We may not have seen eye to eye, but we always got the job done and did what was best 
for the City and for the people I worked for.  So I leave you this morning knowing I did my very 
best to make Lodi a better place for people to work and live, to ensure open government, and 
have a City of which we can all be proud.  Although I’m not originally from Lodi I proudly 
consider myself a Lodian.  I would also like to thank my wife, Judy, for her support and love 
these last 33 years.  Judy is a private person who devotes herself to her family and does not 
enjoy the public spotlight.  She has the patience of Job and depth of understanding possessed 
by few.  And for this I love her and am devoted to her.  So, God bless you and God bless the 
City of Lodi. 

 
E. ADJOURNMENT 
 

No action was taken by the City Council.  The meeting was adjourned at 8:10 a.m. 
 
       ATTEST: 
 
 
 
       Susan J. Blackston 
       City Clerk 
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Monday, August 02
Reminder: 1st semi-annual campaign statements due

8:30am 9:30am Swearing-in of new Police Officers, Paul 
Blandford and Nicholas Sareeram (Lodi 
Police Department Community Room)

Tuesday, August 03
7:00am 9:00am Shirtsleeve Session:  1) Review proposed

property tax sharing agreement 
(Carnegie Forum)

6:00pm 9:00pm HANSEN.  National Night Out briefing (PD 
Community Room @ 6 p.m.) and patrol 
ride-alongs

Wednesday, August 04
5:00pm 11:00pm City Council Meeting (Closed Session @ 

5:00 p.m.) (Carnegie Forum)

Thursday, August 05
11:00am 12:30pm Mondavi's Annual Blessing of the Grapes 

(Woodbridge Winery, 5950 E. 
Woodbridge Road, Acampo)

4:00pm 6:00pm San Joaquin Housing Authority Board 
meeting (448 S. Center Street, Stockton)

6:00pm 8:00pm San Joaquin County Chapter American 
Red Cross Volunteer Recognition Dinner 
& 2004 Annual Meeting (San Joaquin 
County Office of Education, 2901 Arch 
Road, Stockton)

Friday, August 06
Reminder: Close of Nomination Period (extended to 8/11)

12:00pm 1:00pm Chamber of Commerce Governmental 
Relations Committee (Chamber office)

5:30pm 7:00pm Port of Stockton to welcome S.S. 
Jeremiah O'Brien, a decorated WWII 
Liberty Ship (Transit Shed 16 on Rough 
and Ready Island)

6:00pm 8:00pm AG Spanos Companies in association with
United Way & LULAC honors San Joaquin 
County's own Astronaut Jose M. 
Hernandez (Hutchins Street Square)

Saturday, August 07
12:00pm 9:00pm HANSEN.  People Assisting Lodi Shelter 

(PALS) 1st annual fundraiser golf 
tournament (Lockeford Springs Golf Co

7:00pm 10:00pm LOEL Center's "Pistols & Petticoats Wild 
West Casino" fundraiser (LOEL Center & 

Sunday, August 08
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eview Proposed Prope~y Tax Sharing Agreement 

: August 3,2004 

evelopment D i r e c ~ ~ r  

ACKGROUND INFORMATION: As the City Council is aware, whenever property is annexed into the 
City, a percentage of the property tax paid for that parcel is shared 
by various taxing entities. The City’s share comes from the County 
percentage. 

This shirtsleeve item has been scheduled to review the proposed agreement with the County. The most 
recent agreement expired in July 2003. Since that time, the County has been in the process of drafting a 
new agreement. The packet attached outlines the County proposal. 

The main difference between this aqreement and the previous one is an increase in property tax 
percentage for the City from 10% t020%. For this increase, the County is requesting that the City adopt 
the County Facilities Fee Program. 

City staff has reviewed the County program and finds it technically complete. We feel the County has 
met their nexus obligation pursuant to AB1600. The fee would be levied on new development within the 
City of Lodi and would be transferred to the County for program purposes. This is a similar arrangement 
to the County wide habitat program which is managed by the Council of Governments. 

The proposed fee for projects within Lodi is as follows: 

RESIDENITAL 
Single Family 
Multi-Family 

NON-RE~IDENTIAL 
Retail Commercial 
CommerciallOff ice 
Industrial 

PER UNIT 
$1,400 
$1,200 

PER SQ FT 
$ .32 
$ .28 
$ . I 6  

jperrin
C-01

jperrin
C-01



It is anticipated that Mr. Richard Laiblin will be attending the shirtsleeve in order to present the agreement 
and answer questions. 

Community Development Director 

KBhrne 

Attachments 

cc 



County Courthouse, Room 707 @ 222 East Weber Avenue, 
Stockton, California 95202-2778 o (209) 468-3203, Fax (209) 468-2875 

May 17,2004 

R. Dixon Flynn, City Manager 
City o f  Lodi 
P.Q. Box 3006 
Lodi, CA 95241-1910 

Dear Mr. Flynn: 

Annexation Agree~ent and C o u n ~  Facil~ties Fee Program 

On April 20,2004, the Board of Supervisors approved, in concept, Agreements for Property Tax 
Allocation upon be ex at ion and the County Facilities Fee Program. The Board requested 
additional information and clarification on several points. Enclosed is a copy of my memo 
responding to these points raised during the Board’s discussion of these items. Copies o f  the 
following documents are enclosed for your infomation and action: 

1.  Model A ~ e x a t i o n  Agreement. 

2. San Joaquin County Facilities Fee Nexus Report. 

3. Model Qrdinance Establishing County Facilities Fee Program. 

4. Model of Resolution Establishing County Facilities Fees. 

5. Staff Report 
6. Executed Board Order 

7. Response to Board Issues 

The enclosed Annexation Agreement is the document that resulted from our series of meetings 
about regional services and facilities that concluded in July 2003. The County Facilities Fee 
(CFF) Program also resulted &om those meetings. Subsequent to our meetings, the CFF Nexus 
Report and fee schedule were revised as a result of additional review with County departments 
and various interest groups. The revisions included additional nexus documentation and a 
somewhat lower fee schedule. A complete set of the filial CFF documents were provided you in 
October 2003. 

Mr. Richard Laibiin will contact your office in a few days to assist with the scheduling of the 

Council. 
ement and County Facilities Fee Program for consideration by your City 



City  manage^: A ~ e x a t i o n  A eement and County 
Facil~ties Fees Program 

May 17,2004 
Page 2 

If you have any questions, please contact me at 468-3203 or Richard Laiblin at 468-3216. 

Very truly yours, 

ML:RL:ps 
c: County Counsel 

LAFCO 

ML05-03 



ANUEL LOPEZ 
County Administrator 

ROSA LEE 
Assistant County Administrator SAN J UIN 

County Courthouse, Room 707 e 222 East Weber Avenue, 
Stockton, Califoiiiia 95202-2778 * (209) 468-3203, Fax (209) 468-2875 

April 13,2004 

Board o f  Supervisors 
Courthouse 
Stockton, CA 

Dear Board Members: 

Approval of Annexat~on A ~ r ~ e m e n t s  and County Facilitie~ Fee Pro 

R~commend 

It is recommended that the Board of Supervisors approve, in concept: 

1. Agreements for Property Tax Allocation upon Annexation with the Cities o f  
Escalon, LatlKop, Lodi, Manteca, Ripon, Stockton, and Tracy. 

2. The County Facilities Fee Program, as defined by the following documents: 

a. 
b. 
c. 

ecom~endaf~on 

San Joaquin County Facilities Fee Nexus Report. 
Model Ordinance Establishing County Facilities Fee Program. 
Model Resolution Establishing County Facilities Fees. 

On March 5, 2003, the Board authorized and directed the County Administrator to discuss 
annexations and the financing of regional services and facilities with the City Managers. The 
County Administrator was also directed to present any policy recommendations, resulting from 
those discussions, to the Board for consideration. 

The discussions with the City Mangers led to the successful negotiation of the attached 
Agreement for Property Tax Allocation upon i\nnexation. The primary policy 
recormnendations, based on the agreements reached with the City Managers are: 

1. 
2. 

Annexation Agreements - to increase property-tax allocations to the Cities. 
County Facilities Fee Program ---to be adopted by each City and the County, 
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A n n ~ a ~ i o ? i  A ~ p e e ~ ~ n t s  

California annexation procedures require that property tax agreements he in place before the 
Local Agency Foniiadon Coinmission (LAFCo) can process an annexation application. There 
are no requirements regarding the format or contents of  an agreement, hut an annexation cannot 
be considered without one. Individual agreements can he executed for each annexation or a 
master agreement can he executed between a county and a city 

In 1996, the Board approved a Master Annexation Agreement, the terms of which were 
subsequently incorporated within agreements executed hetween San Joaquin County and each of 
its cities. The agreements generally provided for the s h a i ~ ~ g  of re-allocated property taxes, in 
the ratio of 90% County and 10% City. 

The 1996 Annexation agreements expired on June 15,2003, the Board authorized the County 
Administrator to extend the terms of the expired Agreements to annexations filed with LAFCo 
through September 30,2003. 

The recommended Annexation Agreements contain the following major provisions: 

Property Tax Allocation: 
I .  

2. 

3. 

Most annexations - sharing of reallocated property taxes in the ratio of 80% 
County and 20% City. 
Annexations without fire district detaclxiient - adjusted allocations involving fire 
districts with consolidation of fire service subsequent to June 15 1996. 
Ripon and EscaIon - until populations reach 20,000 sharing o f  reallocated 
property taxes in the ratio of 63.4% County and 36.6% City. 

4 

Term of Agreement: 
4. 

Exclusions: 
5. 
6. 
7. 

Termination: 
8. 

Regional Coopemtion: 
9. 

10. 

i i .  

Applies to annexations filed with LAFCo during the next seven years. 

Areas currently generating significant gross taxable sales. 
Areas currently generating transient occupancy tax revenue. 
Areas that include more than 50 acres of County-owned property. 

County or City may terminate upon 6 months written notice. 

City to adopt County Facilities Fee Program prior to or concurrent with execution 
of Annexation Agreement. 
County and City will cooperate in the planning, financing, and construction of 
infrastructure within city spheres of influence. 
County and City wilj cooperate in the siting o f ~ o ~ ~ ~ ~ ~  Service Facilities. 
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County Facili~ies Fee Program 

The proposed Facilities Fee Program has been reviewed with representatives of the Building 
Iiidustiy Association, Builders Exchange, Business Council, and San Joaquin Partnership. 
Revisions have been made to the Program and the fee schedule as a result o f  that review. 

I .  
2. 
3. 
4. 
5. 

Fee reductions - single family from $1,850 to $1,400. 
Quantification of existing deficiencies and other funding sources. 
County to formalize a Capital Improvement Program during the first year. 
Comprehensive review no sooner than S years. 
Developers able to fonn a financing distiict in lieu of fees. 

The proposed Facilities Fee Program has been developed in accordance with the procedural 
guidelines established in AB 1600. In addition to setting forth requirements for establishing and 
collecting development impact fees, those procedures require that “a reasonable relationship or 
nexus must exist between a ~ o ~ e ~ e n t a l  exaction and the purpose of the condition”. The 
attached Nexus Study establishes reasonable relationsllips between the County facilities, the 
proposed fees, and projected growth by development type. 

The development of the County Facilities Fee Program was guided by the following priiicinles: 

1. 

2. 

3. 

4. 

Development Feasibility - maiiitain feasibility with the context of other fee 
progxams in the County. 
Comparable Programs -reference to level of fee programming in other 
jurisdictions, such as Stanislaus County. 
Benej.? to Residents and Employees - allocate fees based on relative benefit 
received. 
Scope of Construction - emphasis on major facilities related to health, safety, and 
economic well being of residents. 

The County Facilities Fee Program will provide partial funding support for the following 
categories o f  

1. General Government - in addition to the needs listed in the Downtown Courlty 
Facilities Master Plan, includes additional space required for the Office o f  
Substance Abuse, Public Health Services, and other regional facilities. 
County Jail - the conshtction of approximately 1,300 additional beds and 
corresponding support facilities. 
Probation/Juvenile Ifall - four housing units, adding approximately 270 beds 
with expansion of support facilities. 
Geneval Hospital - the construction of approximately 250 beds, including 
furnishings and equipment. 
Metropolitan Airport - approximately 7% of improvement costs to accommodate 
service demands of projected nexv development, including air cargo inhatmcture. 

2. 

3. 

4. 

5. 
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The County Facilities Fee Program will also provide funding support for the expansion of 
unincorporated facilities: 

1. 
2. 
3. 
4. 
5. 

S / w z f -  including patrol, detectives, communications, and support services. 
Community Development - including planning and building inspection. 
Public Worh - including public services, engineering and road maintenance. 
Motor Pool - including inspection, repair, and fleet management. 
Government Services - including emergency services and facilities management. 

The methodology used to calculate County Facilities Fees is a follows: 

1. 

2. 

3. 

4. 

5. 

6. 

.New Development - estimates of residential and non-residential development 
through 2025 based on County and COG data; 
Levels of Sewice - service standards expressed as beds or facility square footage 
per one thousand population; 
Exisring Dejciencies - additional space requirements reduced by the space 
required to mitigate existing deficiencies; 
Development Cosrs - estimates based on County Facilities Master Plans and data 
&om Facilities Management staff; 
Offsetting Revenues - costs reduced by estimated offsetting program revenues 
involving anticipated state and federal grants. 
Cost Allocation - costs apportioned to residential and non-residential 
development. Costs allocated within each development category based on costs 
per user, residents and empIoyees. 
Fee Calculation -costs per residential user multiplied by persons per household, 
costs per non-residential use multiplied y building square footage per employee. 

7. 

The recommended County Facilities Fee Program is summarized as follows: 

Regional Unincorporated Unine. Total 

Resideiitia~ Per Unit Per Unit Per Unit 
Single Family $ 1,400 $ 360 $ 1,760 
MuIti-Fani~ly 1,200 310 1,510 

~ ~ n - ~ e ~ i d e n t ~ Q C  
Retail Commercial $ 0.32 

Per Umit Per Unit 
$ 0.08 $ 0.40 

CommerciaUOffice 0.28 0.07 0.35 
Industrial 0.16 0.04 0.20 

The recommended Annexation Agreenients will provide average annual property tax revenues 
estimated at approximate~y $5 million over the next 20 years. As development occurs and 
demands on services increase, these revenues will allow reglonai servlces to be maintained at 
somewhat more acceptable levels that would otherwise be possible. 
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The proposed County Facilities Fee Program will provide annual revenues estimated at 
approximately $9 million over the next 20 years. These revenues will offset a portion of  the cost 
of regional capital facilities required to respond to the accelerated pace of urban development 
that is projected within San Joaqurn County. 

Action To 

Following the Board’s approval, Annexation Agreements and the County Facilities Fee Program 
docuinents will be presented to each City Council for their consideration and approval. 
Following the Cities’ actions, the Amexation Agreements and County Facilities Fee Program 
documents will be returned to the Board for forrnal approval and execution. 

Very truly yours, 

County Adminis~ator 

MLRL:ps 
Attachments 
c: Auditor-controller 

County Counsei 
LMCo 
City Managers 
Board Clerk for Agenda 4120104 

BL04-03 



County of San Joaquin, State of California 

B-04- 

MOTION: 
Approval o f  ~ n n ~ x a t i o n  A g r ~ e ~ e n ~ s  and County Facilities 

Fee Program 

This Board o f  Supervisors does hereby approve in conceot: 

1. Agreements for Property Tax Allocation upon Annexation with the Cities o f  

Escalon, Lathrop, Lodi, Manteca, Ripon, Stockton, and Tracy 

The County Facilities Fcc Program, as defined by the foflolnng documents: 

a. Sail Joaquin County Facilities Fee Nexus Report. 

b. Model Ordinance Establishing County Facilities Fee Program. 

c. Model Resolution Establishing County Facilities Fees. 

2. 

I HEREBY CERTIFY that the above order was passed and adopted on Apnl20,2004 
by the following vote of the Board of Supervisors, to wit: 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

C: County Administrator 
Board Clerk for 4120104 

COO 12187) 

Clerk of the Board of Supervis&../f ~ 

Counw of San Joasuiii I : I&& 



Model Annexation Agreement 
September 8, 2003 

County of San Joaquin & City of 
A ~ r e e ~ e n t  For Property Tax Allocation Upon Annexa~ion 

A-04- 

AGREEhfENT entered into this ___day of ~, 2004 by and between the City of 

hereinafter refened to as “CITY” and tlie County of San Joaquin, hereinafter referred to as “COUNTY”; 

PREAMBLE: 

CITY and COUNTY acknowledge that both CITY and COUNTY have increasing service 

responsibilities with restrained revenue resources. There is uo consensus between CITY and COUNTY 

regarding the analysis of local governmeiit funding issues arising from annexations. CITY and COUNTY 

each have their own distinctive and differing perspectives on costs and revenues generated by annexed 

areas. However, there is a statutory requirenient for a Property Tax Allocation Agreement for the Local 

Agency Formation Cornmission to annex land. 

WITNESSETH: 

WHEREAS, Article 13A, Section 1 of the Constitution of the State of California limits ad 

valorem taxes on real property to one percent (1%) of full cash value; and 

WHEREAS, Chapter 6 of Part 0.5 of Division I of the Revenue and Taxation Code (Sections 95 

el. seq.) provides for the allocation ofproperty tax revenues; and 

WHEREAS, CITY and COUNTY must have an agreement for the allocation o f  property tax 

revenues upou annexation. 

NOW, THEREFORE, in consideration of the premises and the following tenns and conditions, 

the parties hereto agree as follows: 

I .  DEFINITIONS. The words aud phrases in  this Agreement shall have meanings as set 

forth below: 

A. “Annexation Property Tax Base” shall mean the Base Year sum of the ad 

valorem tax allocated to Detaching Special Districts, as defined herein, and to 

COIJNTY within the area being annexed. 



Model Annemlion Agreemenl 
September 8, 2003 

B. “Detaching Special Districts” shall mean those political subdivisions organized 

pursuant to the laws of the State of Califoinia whose functions within the area 

being annexed are terminated and/or assumed by CITY. 

“Detachment” shall mean the removal from a special district of any portion of 

the territory of that special district. 

“Base Year” shall mean the assessed valuation applicable to the property and 

improvements within the area being annexed at the time the application for 

annexation is submitted to the Local Agency Fomiation Commission (LAFCO). 

“Incremental Growth” shall mean the tot.al increase or decrease in the property 

tax base over the base year within the annexed area. 

C. 

D. 

E. 

2. PROPERTY TAX ALLOCATION 

Upon each annexation, property tax allocation shall be determined pursuant to one o f  the 

following provisions: 

Annexations that involve Detachment from a fire district. CITY and COUNTY shall, 

upoii each annexation that, in whole or in part, involves Detachment from a fire district, 

share in the Annexation Property Tax Base and all Incremental Growth thereof pursuant 

to the ratio of 20% CITY and 80% COUNTY for all portions of the annexation that 

involve Detachment from a fire dishict. 

Annexations that do not involve Detachment from a fire district. CITY and COUNTY 

shall, upon each annexation that, in whole or in part, does not involve Detachment from 

a fire district, share in the Annexation Property Tax Base and Incremental Growth 

thereof, for all portions of the annexation that do not involve Detachment from a fire 

district, as follows: 

1. 

A. 

B. 

Consolidated fire districts established prior to June 15, 1996, pursuant to the 

ratio of 20% CITY and 80% COUNTY. 

Consolidated fire districts established between June 15, 1996 and June 15, 2003, 

pursuant to the ratio of 15% CITY and 85% COUNTY. 

Consolidated fire district.s established subsequent to June 15, 2003, pursuant to 

the ratio of 10% CITY and 90% COUNTY. 

11. 

. . .  
111. 

2 



Model Annexation Agreement 
September 8, 2003 

C. Annexations by the City of [Kipon][Escalon]. CITY and COUNTY shall, upon 

each annexation, share in the Annexation Property Tax Base and all Incremental 

Growth thereof pursuant to the ratio of 36.3% CITY and 63.4% COUNTY, until 

such time as CITY can accommodate a population of 20,000. Further, CITY and 

COUNIY shall meet and confer on aniiexation terms at such time as [500 acres 

of residentially prezoned land are annexed to the corporate limits of Ripon] [750 

acres of residentially prezoiied land are annexed to the corporate limits of 

Escalon] in existence on January 1, 2003 

3. APPLICATION OF AGREEMENT. 

A. Teim. The provisions of this Agreement shall apply to all pending and future 

annexations as of October 1, 2003 and for a period of seven (7) years until 

September 30, 2010, unless otherwise terminated under Section 7. 

Effective date. The effective date of property tax allocation for each annexation 

shall be determined in accordance with Government Code Section 54902 and 

any succeeding statutory provisions. Currently, statements of boundary change 

must be filed with the State Hoard of Equalization on or before December 1 of 

the year immediately preceding the year in which properiy taxes are to be shared. 

Future property laxes. The provisions of this Agreement would also apply to any 

property exempt from ad valorem taxes which subsequently became taxable 

within the area to be annexed. 

Terms of subsequent agreements. Should County execute an agreement with 

another city, with terms more favorable than those contained in Section 2, 

Property Tax Allocation, or Section 7, County Capital Facilities Fees, County 

shall negotiate comparable terms with City and execute an amendment to this 

agreement. 

R. 

C. 

D. 

4. JOMT REVIEW. 

CITY and COUNTY may jointly review COUNTY property tax records from time to 

time or as requested by CITY to verify accurate distribution under the Agreement. 
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5 .  EXCLUSIONS 

A. The Agreement shall not apply to proposed annexations areas where the 

COUNTY is cuiTently receiving transient occupancy tax revenues. Annexation 

agreements for areas where the COUNTY is currently receiving TOT revenues 

will be individually negotiated between the COUNTY and CITY to address the 

potential ‘TOT loss to the COUNTY. 

The Agreement shall not apply to proposed annexation areas where gross taxable 

sales, subject to sales and use taxes, exceed $1 million in the most recent year 

that taxable sales data is available from the State Board o f  Equalization or any 

other State successor organization that may provide taxable sales information. 

Annexation agreements for areas containing over $1 million in taxable sales will 

be individually negotiated between the COUNTY and CITY to address the 

potential sales and use tax loss to the COUNTY. 

The Agreement shall not apply to annexations that, in whole or in part, include 

inore than SO acres of COUNTY owned property. Such annexations will be 

considered uiider separately negotiated and mutually beneficial annexation and 

development agreements. 

B.  

C. 

6. KEGIONAL COOPERATION. 

In consideration of the unique and mutual funding difficulties of both CITY and 

COUNTY, CITY and COUNTY will jointly develop and seek to implement changes in 

their activities which will improve the cost effectiveness of service delivery by both 

CITY and COUNTY, includiiig but not limited to consolidation of services between 

governniental agencies and inter-agency contracting for services. 

7. COIJNTY CAPITAL FACILITIES FUNDING. 

CITY recognizes the importance of regional services and facilities provided by the 

COLNTY for all i-esidenis ofthe entire COUNTY. 

A. CITY shall contribute to COUNTY’S funding for regional facilities by adopting 

a County facilities fee ordinance and resolution enacting and implementing the 

County Capital Facilities Fee (CCFF) Program. CITY shall adopt this ordinance 

mid resolution prior to or concurrent with execution of this Agreement. 
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8. URBAN DEVELOPMENT COOPERATION 

A rational pattern of urban land uses is a common goal of CITY and COUNTY, as 

expressed in their respective General Plans. The efficient construction o f  urban 

infrastructure and the delivery of municipal services requires cooperation between 

COUNTY aiid CITY within areas designated for urban development, specifically 

CITY'S Sphere of Influence. 

A. County General Plan Policy. COUNTY affirms the policies expressed in its 

General Plan that support concentration of additional major urban development 

within urban centers. 

Urban Planning and Development Cooperation. The preparation of land use and 

infrastructure plans within CITY'S Sphere of Influence, consistent with statutory 

guidelines, is encouraged. COUNTY shall refer all major laiid use applicatioiis 

requiring discretionary approval within CITY'S Sphere of Influence to CITY for 

review and comment. 

Capital Facilities Funding aiid Cooperation. CITY aiid COUNTY will cooperate 

in the development ofinfrashucture plans within CITY'S Sphere of Influence. 

Relative to areas for which ClTY and COUNTY have jointly adopted master 

plans for infrastructure and, upon request by CITY, COUNTY will schedule an 

Area Developmeiit Impact Fee (ADU;') for public hearing. This A D F  will 

incorporate ClTY development impact fees that are specifically required to 

support jointly planned infiastructure. COUNTY shall cooperate in the 

coiistruction of capital facilities thus funded. 

B. 

C. 

9. COMMUNITY SERVICE FACILITIES 

A. Siting o f  Corntntinity Facilities. CITY and COLN1'Y recognize the importance 

of coinniuiiity services provided by COUNTY and other providers and also the 

importance of these services being coiivenicnt to residents of COUNTY making 

use of these services. Accordingly, as a part of the land use planning and pre- 

zoning for proposed municipal annexations, CITY will cooperate with COUNTY 

to identify conm~uiiity service needs of the local conm~unity and, where 
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appropriate, work with COUNTY to locate potential sites for these community 

services facilities. 

CITY may elect to adopt or add to existing development impact fees in lieu of 

providing community service facility sites. Such fees may be administered 

within CITY or inay be included as a component of the above-mentioned County 

Capital Facilities Fee. 

B. 

10. TERMINATION. 

This Agreement may be terminated, by any party hereto, upon 6 months written notice 

which termination shall terminate the agreement for each and every party. Said termina- 

tion shall not affect annexations for which the LAFCo Executive Officer has issued a 

certificate of filing prior to the end of the 6 month termination period. 

GOVERNING LAW AND ATTORNEYS’ FEES. 

This Agreement shall be construed and enforced in accordance with the laws o f  the State 

of California. Should any legal action be brought by either party because of any default 

under this Agreement or to enforce any provision of this Agreement, or to obtain a decla- 

ration of rights hereunder, the prevailing party shall be entitled to reasonable att.orneys’ 

fees, court costs and such other costs as inay be fixed by the Court. The standard of 

review for determining whether a default has occurred under this Agreement shall be the 

standard generally applicahle to contractual obligations in California. 

11. 

12. NOTICES. 

Any notice of cotnmiinication required hereunder among CITY and COUNTY must be in 

writing, and may be given either personally, by telefacsimile (with original forwarded by 

regular U S .  Mail) or by Federal Express or other similar courier promising overnight 

delivery. If personally delivered, a notice or coininunication shall be deemed to have 

been given and received when delivered to the party to whom it is addressed. If given by 

racsimile transmission, a notice or communication shall be deemed to have been given 

and reccived upon actual physical receipt of the entire document by the receiving party’s 

facsimile machine. Notices transmitted by facsimile after 5:OO p.m. on a nonnal business 

day or on a Saturday, Sunday, or holiday shall be deemed to have been given and 
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received on the next normal business day. If given by Federal Express or similar courier, 

a notice or communication shall be deemed to have been given and received on the date 

delivered as shown on a receipt issued by the courier. Such notices or communications 

shall be given to the parties at their addresses set forth below: 

To CITY (City Manager): 

City of City of 

With Copies To (City Attorney): 

Telefacsimile: (209) -- Telefacsimile: (209) - 

To COUNTY (County Administrator): With Copies To (County Counsel): 

Manuel Lopez Terrence R. Dermody 
Courthouse, Room 707 Courthouse, Room 71 1 
222 E. Weber Avenue 222 E. Weber Avenue 
Stockton, California 95202 Stockton, California 95202 
Telefacsimile: (209) 468-2875 Telefacsimile: (209) 468-2875 

Any party hei-eto may at any time, by giving ten (10) days written notice to the other par- 

ties, designate any other address or facsimile nuniber in substitution of the address or 

facsimile number to which sucli notice or communication shall be given. 

13. SEVERABILITY. 

If any provision of this Agreement is held invalid, void, or unenforceable but the 

remainder of this Agreement can be enforced without failure of material consideration to 

any party, then this Agreement shall not be affected and it shall remain in full force and 

effect, unless amended by niutual consent of the parties. Notwithstanding this 

severability clause, each subsection of Section 2. Property Tax Allocation and Section 5. 

Exclusioiis, is material and substantial and the failure of said subsection is the failure of 

material consideration, causing the agreement to be void from the date that the 

subsection is held invalid. 
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14. FURTHER ASSURANCES 

Each party shall execute and deliver to the other party or parties all such other further 

instruments and documents and take all such further actions as may be reasonably 

necessary to carry out this Agreement and to provide and secure to the other party or par- 

ties the full and complete enjoyment of its rights and privileges hereunder, 

15. CONSTRUCTION. 

All parties have been represented by counsel in the preparation of this Agreement and no 

presumption or rule that ambiguity shall be construed against a drafting party shall apply 

to interpretation or enforcement hereof. Captions on sections and subsections are 

provided for convenience only and shall not he deemed to limit, amend, or affect the 

meaning of the provision to which they pertain. 

16. OTHER MISCELLANEOUS TERMS. 

The singular includes the plural; the masculine gender includes the feminine, “shall” is 

mandatory; “may” i s  pemiissive. 

17. TIME. 

Time is of the essence of each and every provision hereof. 

18. COUNTERPART. 

This agreement may he executed in counterpart agreements, binding each executing 

party as if said parties executed the same agreement. 

t i  

il 

!I 

i t  

il 

li 

ii 
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IN WITNESS WHEREOF, the parties hereto have executed tliis Agreement. 

RECOMMENDED FOR APPROVAL: 

City Manager 

C ~ O F  - 

____ , Mayor 

Approved as to Form 

City Attorney 

ATTEST: ____- 
City Clerk 

Manuel Lopez 
County Administrator 

COUNTY OF SAN JOAQUIN 

Leroy Ornellas, Chairman 
Board of Supervisors 

Approved as to Form 
Terrence R. Dermody 
County Counsel 

By David Wooten, 
Assistant County Counsel 

ATTEST: Lois M. Sahyoun 
Clerk of the Board of Supervisors 
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I. INTRODUC~ION 

PU~POSE OF REP 

The purpose of this report is to document the nexus between new development in the 
County of San Joaquin (County) and the need for the county regional and 
unincorporated area improvements and facilities. Other than the Traffic Mitigation 
Impact Fee, the County currently does not charge a county facilities development impact 
fee for new residential and non-residential development. As a result, the County 
requested that a nexus report be completed and development impact fees be 
recommended that will adequately fund the required county regional and 
unincorporated area capital facilities in the County. 

As proposed, the Couiitywide Facilities Fee (CFF) will contribute to the development of 
critical countywide facilities related to growth in cities and the unincorporated county. 
The unincorporated facilities surcharge will contribute the development of vital County 
facilities serving the needs of the unincorporated area only. 

After establisliing the nexus, this report calculates the CFF, including the unincorporated 
facilities surcharge, to be levied for each land use based upon the estimated 
proportionate share of the total facility use for each land use. Although annual reports 
will be prepared on tlie stafus of the County Facilities Fee program, it is anticipated that 
comprehensive updates of the Nexus lieport will not be conducted any more frequently 
than once every five years. 

The CFF, including the unincorporated facilities surcharge, has been developed in 
accordance with the procedural guidelines established in A.B. 1600 which is codified in 
the Caliiornia Government Code. 

Title 7, Division 1, Chapter 1, Section 66000 et seq. provides that Capital Facilities Fees 
maybe enacted and imposed on development projects. This code section sets forth the 
procedural requirements for establishing and collecting development impact fees. These 
procedures require that ”a reasonable relationship or nexus must exist between a 
governmental exaction and the purpose of the condition.” Specifically, each local 
agency imposing a fee must: 

e 

e 

identify the purpose of the fee; 

identify how the fee is to be used; 
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* determine how a reasonable relationship exists between the fee’s use and the 
type of development project on which the fee i s  imposed; 

determine how a reasonable relationship exists between the need for the public 
facility and the type of development project on which the fee is imposed; and 

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

* 

* 

CFF findings and recommendations for this Nexus Report are presented in Chapter IV 
and Chapter VI. 

The following principles were used to guide the development of the CFF: 

0 Reasonable Amount of Regional Facilities Constructed. The CFF will fund the 
initial construction of core regional county facilities to serve new development. 
An effort was made to target only major Countywide facilities that are central to 
the health and well-being of all County residents. Eligible countywide regional 
facilities are determined by deducting the existing space deficiencies and 
increases to the service levels. 

Required Regional Facilities Benefit Residents and Employees Living and 
Working in San Joaquin County. Residential and commercial development 
should therefore contribute funding based on relative benefit received. 

Regional Facilities Funded are Comparable to those Funded in Other 
Jurisdictions. Fee Funding of regional county improvements is consistent with 
the level of development funded by other jurisdictions, such as Stanislaus 
County. Stanislaus County recently increased the Title 23, Public Facilities Fee, 
for the typical single-family house located in the City of Modesto from 
approximately $2,600 to approximately $5,400. 

Maintain Development Feasibility in the County. The level of the CFF has 
been considered in the context of all applicable fees in the County to ensure that 
overall fee levels do not impinge upon development feasibility. 

* 

0 

* 
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COUNTY~IDE FACILITIES AND 
ORATED FACILITIES ~ E V ~ L O P ~ E N T  IMPACT FEE 

The costs of major facilities, discussed further in Chapters T I  and VI, are allocated to 
new development in the County, with the resulting CFF varying by land use as shown 
in Figure 1. 

The CFF is proposed for adoption in 2003, Fees are payable at the time of building 
permit, No fee is to be collected from existing development unless the existing 
development was subject to prior agreements requiring fee funding for future 
improvements. 

The County and developers may agree to have certain developers build certain facilities 
contained in the fee program or to fund County facilities tlirough financing districts. In 
the case of an agreement to construct facilities, the County will require and must 
approve a specific cost estimate based on the approved design standards for &he facilities 
proposed to be constructed by the developer. The developer may receive a fee credit or 
reimbursement based upon the portion of their fee obligation that is met through the 
direct construction of facilities or through financing districts. Developers may or may 
not receive fee credits or reimbursements for constructing improvements that are 
beyond the required standards. 

The CFF, including the unincorporated facilities surcharge, is based on the best available 
cost estimates and land use information at this time. If costs change significantly, or if 
other funding to construct the facilities identified in the study become available, the fees 
would be adjusted accordingly. The County will periodically conduct a review of 
facility costs and building trends in the County. Based on these reviews, the County 
(and respective cities) should make necessary adjustments to their fee programs. 
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Figure 1 
County of San Joaquin 

Countywide Facilities Development Impact Fee Nexus Study 
Summary of Proposed CFF Fees 

Proposed Proposed Total Proposed 
Countywide Unincorporated Unincorporated County 

Land Use Facilities Fee Facilities Surcharee Facilities Fee 

Residential Per Unit Per Unit Per Unit 

Single Family $1,400 $360 
Multifamily $1,200 $310 

Non-residential Per SqFt  Per SqFt 

Retail Commercial $0.32 $0.08 
Commercial/Office $0.28 $0.07 
Industrial $0.16 $0.04 

$1,760 
$1,510 

Per SqFt 

$0.40 
$0.35 
$0.20 

The CFF would be implemented through concurrent adoption of the "model" ordinance 
and related resolutions by the individual city councils and the County Board of 
Supervisors. The CFF surcharge for the unincorporated facilities would be implemented 
as a subsection of the "model" CFF ordinance and related resolutions by the County 
Board of Supervisors. 

The nexus study was prepared by Economic & Planning Systems, Inc. in conjunction 
with the staff from the County Administrator's Office and the County Facilities 
Management Division. The report is divided into seven chapters including this 
introduction and these: 

Chapter I1 provides a n  urcrr ierv on the coiiiitywide iciciiities dcvelopiiieii~ 
program as well as the estimated new population to be served by future facilities 
development. 

Chapter 111 discusses the countywide regional facilities needed to serve new 
development and provides a cost estimate for those facilities. 

0 
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o Chapter IV shows the methodology used in calculating the CFF, presents the 
required AB 1600 findings; specifically 1)  the purpose of the fee, 2) the use of the 
fee, 3) the relationship between the use of the fee and type of development, 4) 
relationship between need for the facility and the type of project, and 5) the 
relationship between the amount of fee and the cost portion attributed to new 
development; and shows the fee calculation. 

Chapter V discusses implementation issues 

Chapter VI discusses the facilities needed to serve new development that will 
occur in the unincorporated area of the County and the resulting development 
impact fee surcharge. 

0 

e 



11. OVERVIEW: COUNTY FACILITIES ~ E V E L ~ P M E N T  

PROGRAM 

The County has been providing countywide regional services to its citizens since 1850. 
The County covers an area of 1,400 square miles and 921,600 acres. The County is the 
35"' largest county in California, with a May 2002 population estimate of 596,000 
residents. The County is governed by a five-member Board of Supervisors that sets 
policy, enacts ordinances and regulations, and oversees activities of county departments. 
The role of county government, as a political subdivision of the state, is to deliver the 
services mandated by the State and federal governments. County government consists 
of about 30 departments or major divisions, from the Sheriff's Office to Public Works, 
and approximately 7,000 employees. 

The County is organized into the unincorporated region and seven incorporated cities as 
shown in Map 1. Substantial population and employment growth will occur throughout 
the unincorporated County and the incorporated cities over the 25-year period of 2000 to 
2025. Population growth i s  forecasted to grow from 580,000 to approximately 976,500, 
representing an increase of approximately 68 percent. Employment growth is forecasted 
to grow from approximately 202,000 to approximately 299,300, representing an increase 
of 48 percent. 

ry regional governmental services 
, regardless of whether they are lo 
nincorporated county region: 

r 

* Health Services 

0 Human Services 

* County General Hospital 

0 Public Assistance 

e Trial Courts 

* District Attorney 

* Public Defender 

* Adult Lkientiuri 

0 Juvenile Detention 

0 Probation Services 

* 

0 Stockton Metropolitan Airport 

General Government Services (regional benefit share) 
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The County also provides the following primary governmental services to all residents 
and employees of the unincorporated county region: 

* Sheriff Department 

0 

* Public Works 

* MotorPool 

e 

Coininunity Development and Code Enforcement 

General Government Services (unincorporated benefit share) 

Given the level of expected population and employment growth over the next 22 years, 
the County level of regional and unincorporated service requirements cannot be fully 
funded by a combination of the existing general purpose County revenues and other 
outside funding sources. The CFF must be established to enable the County to develop 
the required regional and unincorporated facilities to serve new development, while 
helping to minimize future funding shortfails. 

The nexus findings for the CFF Development Impact Fee, including the unincorporated 
facilities surcharge, are based on the direct benefit new development receives from the 
new countywide regional facilities and the unincorporated area facilities from 2003 to 
2025 (a 22-year time horizon). 

The County updated its Downtown Stockton Facilities Master Plan (2001 Master Plan) in 
2001. The 2001 Master Plan addresses the County’s vision for the all-county 
departments in the downtown area including the Superior and Municipal Courts and 
court-related agencies, and identifies the specific needs of the County in these areas 
going forward. The consolidation of the Superior and Municipai Courts under State 
direction and projections of very significant Court growth have placed pressure on the 
County to identify solutions to the future space shortage problem. In addition, the 
County Facilities Management Division completed separate Needs Assessments for the 
County Jail, the County Probation/Juvenile Hall and the County General Hospital. 

Based on the population projections contained in the 2001 Master Plan, the County is 
expected to grow by approximately 396,500 persons during the twenty-five year period 
of 2000 to 2025. The increase in population will require the development of new 
regional government service facilities and improvements in order to service the demand 
stemming from new growth. 
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The CFF can only be used to fnnd facilities and improvements that will serve new 
development. The CFF cannot be used to improve existing service standards or meet 
any existing deficiencies in countywide regional facilities. 

CAPITAL FACILITY ~~P 

Development of regional facilities and improvements includes various components, 
from basic renovation and remodeling to more intense regional services development, 
such as the conceptual South County Regional Center (with five criminal courts). The 
County Facilities Management staff has assigned capital facility improvements to two 
categories, as shown below in Figure 2. 

The CFF will fund Category I facilities serving new population and employment growth 
in the County. Funding for Category TI facilities and improvements will need to come 
from other sources such as grants, Enterprise Fund revenues, or tlie County’s general 
purpose revenues. 

Figure 2 
County of San Joaquin 

Range of Facility Improvements by Category 

Funded ~hrough County Facilities Fees Funded through Other Funding Sources 

Category I1 Components 
County Court Facilities 
Existing Space Deficiencies 
County Hospital seismic replacement 
Miscellaneous Remodeling 

Cateeorv I Comoonents 
General Government Facilities 
County Jail Expansion 
Probation/Juvenile Hall Expansion 
County General Hospital Expansion 
Mehopolitan Airport Expansion Other Improvements 

* General Government Facilities-This CFF category I component provides for 
the construction of approximately 282,000 square feet of building space. The 
additional space i s  needed to accommodate the additional staff needed by the 
Assessor’s Office, Clerk/Iiecorder, District Attorney, Family Support, Human 
Services Agency, Information Systems, Public Defender, Environmental Health, 
Piiblic Hcaltli Services, Officc of Snhslance Ahusi., Child S~ippnrt  Servicrs, 
General Government Services and other various countywide regional services. 
Of this needed building space, approximately 54,120 square feet is needed for 
existing deficiencies and 228,055 square feet i s  needed to accommodate service 
demands of projected new development in the County through 2025. The 
estimated construction cost of $299 per net square foot is the average of the costs 
listed in the San Joaquin County Facilities Master Plan. 
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0 §an Joaquin County Jail-This CFF category I component consists of four 
prisoner housing units, two prisoner intake units and corresponding medical 
facilities, This expansion of the jail facilities provides for the construction of 
approximately 1,300 additional jail "beds.l" Of this needed building space, 540 
jail beds are needed for existing deficiencies and 760 jail beds are needed to 
accommodate service demands of projected new development in the County 
through 2025. The estimated construction cost of $100,500 per bed is based on 
the State of California Board of Corrections standard construction cost allowance. 

San Joaquin County Probation / Juvenile Hall-This CFF category I component 
consists of the construction of four housing units that add approximately 270 
additional juvenile hall beds.' Of this needed building space, approximately 100 
beds are needed for existing deficiencies and 170 beds are needed to 
accommodate service demands of projected new development in the County 
through 2025. The estimated construction cost of $100,500 per bed is based on 
the State of California Board of Corrections standard construction cost allowance. 

§an Joaquin County General Hospital-This CFF category I component 
provides for the construction of approximately 250 hospital beds. Of this needed 
building space, approximately 70 beds are to either meet existing deficiencies or 
increase service levels to the State hospital bed standard. Approximately 180 
new hospital beds are needed to accommodate service demands of projected new 
development in the County through 2025. The estimated $350,000 cost per 
licensed bed was caleulated based on the Phase I1 Hospital Replacement Project 
cost estimate of January 2003 and includes the cost of furnishings and 
equipment. 

~ e ~ o p o l i t a n  Airport-This CFF category I component provides for the 
construction of approximately $70.8 million dollars in improvements to the 
Metropolitan Airport. Of the needed improvements, approximately $7.2 million 
are to either meet existing deficiencies or increase service levels. The remaining 
$63.6 million in improvements are needed to accommodate service demands of 
projected new development in the County through 2025. The local matching 
kind requirements for these improvements amount to approximately 10 percent 
or $7.1 million dollars. All but $2.2 million or 30 percent of the local matching 
fund requirements will be funded through the existing County resources 
including possible enterprise funds and County general purpose revenues. 

* 

0 

Please note that a " b e d  represents facilities iequired to house one prisoner. 
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PO~ULATION AND E 

According to the State Department of Finance, in 2002 there were an estimated 596,000 
persons residing in the County. This population is estimated to increase by 380,500 
persons by 2025 for an estimated total population of 976,500. 

As one of the San Joaquin Valley’s important regional centers for employment, 
employees also are significant users of the County’s regional facilities. As a result, the 
Nexus Study allocates a portion of the costs of future development to new employees 
projected over the next 22 years. It i s  estimated that in 2002, approximately 213,700 
persons were einployed in the County. This number is projected to reach 299,200 by 
2025, representing an increase of approximately 85,500 employees. 

ENT G ~ O W T ~  ESTIMAT~S 

Population and einployment growth in San Joaquin County will translate into 
residential and non-residential development Figure 3 identifies the projected housing 
units, as well as retail, commercial, and industrial space projected for the County by 
2025. 
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Figure 3 
San Joaquin County 
C o u n ~ i d e  Regional Facilities Development impact Fee 
Projected New Development to 2025 

Estimated Estimated 
Persons Per Total New 

Land Use 2003 2025 Est~mated Growth Emp. Per 1,000 Sqft Employees 

Residen~iai Develomment 

Total Household or Residents or 

Single Family Residential Units 140,542 226.590 86,048 3.14 270,191 

~ult-Family Residential Units 79.121 120.252 2.68 

Totals - New Residential Development 219,663 346,842 127,179 -. 380,423 

N o n ~ s i d e ~ i a l  Deveiom~ent 

Retail Commercial SqfI (1.000s) 111 12,917 17,900 4,983 2.86 13,240 

Commercial I Industrial Sqft (1,000s) [2] 133,994 188,386 54,392 1.43 72,264 

Total - New ~ o n ~ e s i d e n t i a i  Deve~opment 146,911 206,286 59,375 - _  85,504 

‘GroMh_2025-Cnfywide” 

[I] Assumes 350 SF per Retail employee, and a 7.0% vacancy rate. 
[2] Assumes 700 SF per Commercial / industrial employee, and a 7.0% vamncy rate. 

Sources: San Joaquin County Facilities Master Plan, California Department of Finance, San Joaquin County Council of Goverments, 2000 US. Census, and EPS 
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EGIQNAL FACILITIES ~EVELOPMENT AND CQST 
ESTIMATES 

This chapter discusses the need for construction of regional facilities to meet the needs of 
new population and employee growth. It also discusses the estimated costs associated 
with the development of regional facilities and improvements. 

The regional facilities development and costs of construction discussed below only 
pertain to funding of those regional facilities to serve new growth in population 
(residents and employees) in the County through 2025. 

C O U N ~ Y  NAL ~ACKLKTIES SERVICE STAN 

EXISTING REGIONAL FACILITIES AND SERVICE LEVELS 

Under the County's historical regional facility construction program, a service standard 
expressed as the total number of beds or .e footage per 1,000 population has been 
set. Some of these service standards, suc Jail and the Juvenile Hall, have been 
furtlier impacted by various forms of State and/or federal legislative reform since 1990 
Therefore, the nexus standard proposed for the various regional service facilities i s  the 
equivalent number of beds or square footage that are required under the historical 
service standards per 1,000 populatioii 

- 
REGIONAL FACILITIES REOU~EMENTS TO SERVE GROWTH 

Based on the projected population and employment growth covered in Chapter IT of 
this report and historical service standards per 1,000 population, expansions of regional 
facilities are needed by 2025 as shown in Figure 4. Figure 5 shows eligible countywide 
regional facilities, after deducting the existing space deficiencies and increases to the 
service levels, to he funded through the CFF. Figure 6 shows estimated facility costs, 
after deducting the estimated funding available from other sources, of the county 
regional facilities needed to serve new development through 2025. 
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Figure 4 
San Joaquin County Regional Facilities 
Development Impact Fee Nexus Study 
 summa^ of Countywide Regional Facilities Service Level Standards 
To Serve New Development Through 2025 

2010 2015 2020 2025 

County Population Estimates 111 5a0,ooo m7.300 726,000 800,740 a s w o o  976,500 

General G o v e r ~ ~ e ~ t  Facilities 
Required Net Square Feet [I] 
Ratio of Sq Ft per 1,000 population 

Superior I ~unic ipa i  Courts [3] 
Requjred Net Square Feet [‘I1 
Ratio of Sq Ft per 1,000 population 

San Joaquin County Jail [2] 
Required Beds 
Ratio of Beds per 1,000 population 

193,OQO 235,000 302,500 356,250 410,OW 451,450 
333 363 417 445 464 462 

I ,380 1,489 1,369 1,842 2,034 2,246 
2 38 2 30 2 30 2 30 2 30 2 30 

San Joaquin County Probation /Juvenile Hall 121 
Required Beds 278 311 346 384 425 469 
Ratio of Beds per 1,000 population 0 48 0.48 0.48 o 48 0.48 048 

San Joaquin County General Hospital 121 
Required Beds 
Ratio of Beds per 1,000 population 

267 298 334 368 407 449 
0.46 0.46 0.46 0.46 0.46 0.46 

Stockton Metropoiitian Airport see Note 4 - Airpoit Capital Improvement Program 

“Nexus-Fediities’ 
[$I San Joaquin County Facilities Master Plan. 
121 San Joaquin County Facilities Management Division Needs Assessments. 
131 ?he Lockyer-lsenburg Triai Court Fund Act of 1997 set the required service standard for local Superior / Municipal Courts. 
141 The 2002/03 Airpod Capitai improvement Plan contains 22 individual projects serving the commercial aviation and general 

aviation needs of the County of San Joaquin. ?he projects range from terminal apron repairs to the construction of several 
additional taxiways, cross taxiways and required aircraft parking aprons. 
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Figure 5 
San Joaquin County Regional FaciMies 
Development Impact Fee Nexus Study 
Estimate of Eligible Countywide Regional Facilities To Serve New Development Through 2025 

Total Space space to Space to 
Re~" i reme~ts Existing Total New Existing Space Increase Service SeMce New 

Space space Deficiency Standards Development 

r General ~o"~rnrn~": Facltities (Square Mt) 131 740,660 461,360 279,280 54,285 .. 224,995 

Superior I M"ni~ipa1 Courts (Square Feet) 121 451,450 95,262 356,188 97,738 .. 256,450 

&an Joaquin County Jail (Beds) 2,246 840 1,406 540 .. 866 

Facility Space Components 2025 

San Joaquin County Probation /Juvenile Hall (Beds] 469 180 289 98 .. 191 

, San Joaquin County General Hospital (Beds) 449 196 253 0 71 182 

S:ackton Metropnlitian Airport 141 See Note 4 .  Airport Capital Improvement Program " 

Facilii Cost Components 

General Government Facilities (Square feet) [3] 

Superior1 M " n i ~ ~ i  Courts (Square Feet) 121 

San Joaquin County Jail (Beds) 

San Joaquin County Probation I Juvenile Half (Beds] 

Sen Joaquia County General Hospital (Beds) 

Stockton Metropolitian Airport 141 

Total EstimaUad 
Untt Cost [ I ]  Cost -New Space Estimated Construction Cost 

$299 $63,397,197 516,210,206 _. $67.1 86,989 

$450 $160,227,610 $43,966,462 .. $116,261,148 

$100,500 $141,259,141 554,270,GOO .. $86,989,141 

$100,500 $29,065,179 $9,849,000 .. $19.216.179 

$350,000 $58,616,500 $0 524,780,GOO $63,536,500 

-. $70,857,444 $5,838,000 $1.380,0aO $63,639,444 

.. $573,423,072 $130,133,670 $26,160,000 5417,129,402 Total Estimated New Facility Construction Costs 

Allocation of :he Estimated Benefits Received of New Regional Faclllties .. 100% 23% 5% 73% 

"CFF-F*CiM*S-i" 

[ I ]  The per unit cost estimates w e ~ e  furnished by the San Joaquin County Facilities Management Division. 
[2] Under the Lockyer-Isenburg Trial Court Fund Act of 1997, the long-tern mnsliudion of Court facilities is the tespansibility of the State of California. 
131 San Joaquin County FeciiitieS Management Division Needs Assessmenf identsed required addiboal space for the Assessor, 
ClerWRewrder, District Aeomey, Family Support, Human Services Agency, information Systems, Public Defender, Environmental 
Health, Public Health Services, Mfce of Substance Abuse, Child Support Services, Generai Government Services and other various wuniywide regional facilities. 
141 The 2002103 Airport Capital improvement Pian contains 22 individual projecis serviw me wmmerciai aviation and general 

aviation needs of the County of San Joaquin. The projects range from terminal apron repairs to the construmn of several 
additional taxiways, crass taxiways and required aircrall parking aprons. 
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Figure S 
San Joaquin County Regional Facilities 
Development Impact Fee Nexus Study 
Estimate of Regional Facility Development Costs by Category (Constant 2003 t'sl 

Allocated Construction Cost 
Total Estimated Estimated Offsetting Program Revenues Space to Space to 

$83,397,197 none 50.00 .. $67,186,389 $16.210.208 

Superior I Municipal Courts I21 $160,227,610 100% 5160,227,610 .. .. .. 

San Joaquin County Jail $141,259,141 46% $64.343.540 $29,550,015 .. $47,365,587 

San Joaquin County Probation i Juvenile Hall $29,065,179 46% 513,240,640 $5,362,288 .. $10,462,249 

San Joaquin County General Hospital $88,616,500 25% $22,465,510 $0 $16,497,925 $47,653,060 

Stockton Meiiopoliti=" Airport 151 $70,857,444 96% 567,908,264 $491,500 $53,000 $2,227,381 

Total Estimated New Facility Construction Costs $573,423,072 .. $32a,185,564 $51,614,011 $18,550,925 $174,895,266 

Percentage Allocation of Net C o s t  of New Regional Fac 100% .. 57% 9% 3% 3 1 % 

Estimated Funding Sources 

$18,550,925 $51,614.01 1 County General Purpose Revenues $70,164,936 .. .. 

Development Impact Fees $174,895,266 .. .. .. .. $174,695,266 
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EGIONAL ~ O V ~ R N ~ E N ~  SERVICES FACILITY NEXUS 

This chapter describes nexus methodologies and findings required to establish the CFF 
and calculate the fee by land use, building on the previous Regional Facilities 
Development discussion. 

F MET LOGY 

The methodology used to determine the recommended Regional Facilities Development 
Impact Fee is described as follows: 

Estimate New Development. New development, residential and non- 
residential, to occur in the County in the next 22 years is estimated based on data 
provided by the County and San Joaquin Council Of Governments (SJCOG). 
New development projections were presented in Chapter I1 of this report. 

Determine the Recom~ended Levels of Service for Regional Facilities 
De~elopment. The recommended levels of service are based on the historical 
service standards expressed as the total number of beds or square footage of 
countywide regional facilities per 1,000 population. Eligible countywide regional 
facilities are determined by deducting the existing space deficiencies and 
increases to the service levels. Levels of service for the countywide regional 
facilities in the County were discussed in Chapter TI1 of this report. 

Estimate Regional FaciIities Development Costs. Facilities included and costs 
of development are based on the information from the Facilities Management 
Division concerning the plamied regional facilities in the County. Development 
costs were presented in Chapter I11 of this report. 

Allocate Regional Facilities Development Cost to New Development. 
Countywide regional facilities development costs are allocated to both 
residential and non-residential development. The costs are allocated on a per 
regional facility user basis (residents and employees). Costs for regional facilities 
are allocated to residential users and to employees based on the estimated 
amount of facility benefit received by an employee relative to a resident. The 
allocation of costs to new development is presented in this chapter. 

e 

e 

0 

. Determine Regional Facilities Fee. The cost per pegional facilitv user for 
residents and employees is then multiplied by "common use factors" to 
determine the CFF. For residents, the common use factor is persons per 
household. For employees, the common use factor is building square footage per 
employee. 
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A L L O ~ A ~ I O N  OF E R E ~ I O N A L  FACI~ITIES 

ESTIMATE OF COUNTYWIDE FACILITIES USERS 

Countywide facility development costs are allocated to land uses based on their 
projected use of the facilities, While residents are the primary beneficiaries of the 
countywide regional facilities, businesses also benefit from the use of the regional 
facilities 

The County i s  a regional center for employment. As such, there is significant use of 
regional facilities by employees. For example, employees in the County benefit from the 
regional facilities when an employee is injured on the job and seeks medical treatment 
and/or rehabilitation at the San Joaquin General Hospital. "lie number of employees of 
each non-residential land use is as a measurement tool to estimate the approximate level 
of benefits received by businesses from the countywide facilities. 

Since detailed service records associated with regional facilities were not available to 
guide the cost allocations among new residential and non-residential uses, the relative 
time an employee is present at the work-site is applied as a proxy to estimate benefits 
received by businesses. Specifically, this methodology assumes a typical employee work 
week: five days out of seven and 8.5 hours1 out of 2 4  (5/7)*(8.5/24) = 0.25. Using this 
logic, each worker receives approximately 25 percent of the benefit received by a 
resident. This weighting factor of 25 percent is applied to the total new employment 
projection of 85,500 through 2025 to produce a pro-rata allocation of benefits to 21,380 
employees during the period. This figure is used alongside total population to allocate 
costs between population- and employment-generated land uses, as shown below: 

Land Use Classification Countvwide Facilitv Users - Basis 

Residential 380,420 New Residents 
Non-Residential 25% of New Employees 
Total Equivalent Users 401,800 

COMMON USE FACTORS 

Once the countywide regional facilities development cost per user is determined, it is 
applied to the appropriate common use factor to determine the CFF Fee by land use. For 
residential land uses the common use factor is the number of persons per household unit 

The estimated employee hours at the work site includes a factor far break-lime and/or lunch. 
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for each household type-single-family and multifamily (also applies to duplexes and 
mobile homes). The estimated persons per household unit are based on the data from 
the 2000 US Census. The applied persons per household factors are 3.14 persons per 
household (PPH) for new single-family uses and 2.68 PPH for new multifamily uses. 

For non-residential development, the common use factor is based on the estimated 
average building square feet per employee. These factors are also based on the 
assumptions used in the Regional Traffic Impact Fee study of the SJCOG for 
employment to building square foot for the following specified land uses: 

0 Retail Commercial: 350 square feet per employee 

(I Office: 400 square feet per employee 

* Industrial: 700 square feet per employee 

IDE ~ E ~ I O N A L  FACILITIE~ FEE 

This section of the report presents the findings necessary to establish the CFF in 
accordance with A.B. 1600. The findings state 1) the purpose of the fee, 2) the use of tlie 
fee, 3) the relationship between the use of the fee and type of development, 4) 
relationship between need for the facility and the type of project, and 5) tlie relationship 
between the amount of fee and the cost portion attributed to new development. 

The nexus study provides a basis for CFF funding of both regional facilities and 
program administration costs, including the expenses associated with Nexus Study 
preparation. Specific findings are as follows: 

0 Purpose of Fee: Develop countywide regional facilities to meet the needs of the 
new residential and employee population in the County. 

Use of Fee: The fee will be used to construct various eligible countywide 
regional facilities as shown in Figure 5. The fee will also fund the studies and 
administration to support the development of countywide regional facilities. 

Relationship between Use of Fee and Type of Development: The development 
of new residential and non-residential land uses in tlie County will generate 
additional need for countywide regional facilities. The fees will be used to 
develop the user capaciv for countywide regional facilities to serve new 
residential and commercial development. 

~ e l a ~ ~ o n s ~ j p  between Need for Facility and Type of Project: Each new 
residential and non-residential development project wilt generate additional 
demand for countywide regional facilities, Under the County’s historical 
countywide regional facilities construction program, a service standard 

* 

0 

* 
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expressed as the total number of beds or square footage per 1,000 population has 
been set. Some of these service standards, such tlie County Jail, the County 
Juvenile Hall, and the County General Hospital, have been further impacted by 
various forms of state and/or federal legislative reform since 1990. 

Relationship between Amount of Fee and Cost of Portion of Facility 
Attributed to New Development: This criterion requires that the fee amount be 
charged to new development be proportional to the cost of facilities needed to 
maintain service standards and avoid adverse impacts. Fees cannot be used to 
improve existing service standards or meet current service deficiencies. 

s 

FEE C A L C U L A T ~ O ~  

Based on the findings, costs, and calculations discussed in this study, the CFF has been 
calculated for each land use using the methodology described above. 

Figure 7 summarizes the countywide regional facilities development cost per regional 
facility user and Figure 8 calmlates the CFF per land use. The CFF for a single-family 
residential unit is $1,400 per unit and $1,200 for a multifamily unit 

The non-residential CFF land use categories are based on tlie County Zoning Code for 
commercial and industrial land uses. Commercial zoning is separated into two 
categories: 1) commercial-retail; and 2) commercial-office lserviceiother. This reflects 
the fact that retail uses typically a higher employment density than other commercial 
land uses. As shown in Figure 8, the CFF is $0.32 per building square foot for retail 
commercial, $0.28 per building square foot for commercial-office/service/otlier, and 
$0.16 per building square foot for industrial development. If a building has more than 
one land use, such as retail and commercial-service, the CFF will be pro-rated based on 
the building square footage of each land use. 

The development impact fee program includes tlie cost of preparing the Nexus Study 
along with periodic updates as well as funding of the administrative costs related to the 
development impact fee program such as the costs of accounting and audits, investing, 
and planning. The administrative component of the CFF is calculated at 2.5 percent of 
eligible CFF facility costs. 

The fees are payable at time of building permit for new development. No fees are to be 
collected from existing development unless tlie existing development was subject to 
prior agreements requiring fee funding for future improvements. 
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Figure 7 
San Joaquin C o u n ~  Regional Fa~ilities 
Development Impact Fee Nexus Study 

ide Reg~onai Facilities ~evelopment  Cost per Facili~ User (Constant 2003 $'s) 

ttem A ~ o u n ~  

Estimated Total Eligible Regional Facilities Development Cost 

Estimated Total ew Regional Facilities Users 

$174,895,270 

Mew Residents 380,420 

25% of New Employees 21,380 

Total Equiyalent Countywide Regional Facilities users 401,800 

$435 Category I Development Cost per Equivai@nt F a c i l i ~  User 

"Nexus-User-Fee" 
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FigUFe 8 
San Joaq~in Coun~y Regional Facilities 
Devel5pment  pa^ Fee Nexus Study 

eve lop me^ l ~ p a c t  Fee By band Use ( C 5 n s ~ n t  2003 $'s) 

Persons Cost Per Faciii~ie5 ~ d m i n .  Gost CFF impact 
Per Unit or Equivalent Cost per Unit or Per Unit or Fee per Unit or 

CFF Fee Program 1,000 SqFt Facikity User [I] 1,000 SqFt 1,000 SqFt [2] Per Square Foot 

Res~dent~al Units 

Single Family Residen~ai 3.14 $435 $1,367 $34 $1,400 

u ~ j - F a ~ i l y  Re§ideniial 2.68 $435 $1,167 $29 $1,200 

Non-re5ident~al Units 

Retail 2.86 $309 $311 $8 $0 32 

Commercial - Service I Other 2.50 $109 $272 $7 $0.26 

lndus~ial 1.43 $109 $155 $4 $0 16 

"Nexus-Fee" 

[ I ]  Employees are weighted at 25% of the resident "equivalent facility user" amount. 
[2] The administrative cost is 2.5% of the facilities cost per unit or per 1,000 square feet 

Prepared by EPPS 12542 CFF PR dmfl rpt3.xls 10/23/2003 



V. I ~ P L E ~ E N T A ~ ~ O N  

CQUNTYWI E REGIQNAL FACILITIES 

The CFF is based on the best development cost estimate and land use information 
available at this time. If costs change significantly in either direction, or if other funding 
becomes available, the fees should be adjusted accordingly. 

After the CFF i s  established, the County should conduct periodic reviews of facility costs 
and building trends. Based on these reviews, the County and individual cities should 
make necessary adjustments to the fee program. 

The cost estimates presented in this report are in 2003 dollars. Each year the County 
should apply an appropriate inflation adjustment factor, such as the Engineering News 
Record (ENR) Construction Cost Index for San Francisco, to the fees to reflect changes in 
construction costs 

FEE CREDITS 

The County and developers may agree to have certain developers build certain facilihes 
contained in the fee program or to fund County facilities through fiiiancing districts. In 
the case of an agreement to construct facilities, the County will require and must 
approve a specific cost estimate based on the approved design standards for the facilities 
proposed to be constructed by the developer. The developer may receive a fee credit or 
reimbursement based upon the portion of their fee obligation that is met through the 
direct conshuction of facilities or through financing districts. Developers may or may 
not receive fee credits or reimbursements for constructing improvements that are 
beyond tlie required standards 

The CFF would be implemented through concurrent adoption of the "model" ordinance 
and related resolutions by the individual city councils and the County Board of 
h p e i  V I S C ) ~ ~ .  

~ I N I S T R A T ~ Q N  OF T E CFF ~ R ~ G R A M  

The County would be responsible for ongoing administration of the CFF Program 
including annual appropriation of fees, maintaining the countywide regional facilities 
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model and preparing annual reviews and periodic updates An administrative charge is 
included in the fee amount to fund this ongoing administrative activity. 
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VI. ~ N I N C O R P ~ R A T E ~  FACILITIES DEVELOPMENT 

There are several required County facilities that are needed solely to service 
unincorporated growth in San Joaquin County. To assist in funding these facilities, a 
surcharge will be administered to new development in the County. This chapter 
provides an overview of the facilities in this category, nexus findings, and tlie resulting 
surcharge to tlie CFF to be paid by unincorporated development. Unless otherwise 
specified, the principles and methodologies applied in this section are the same as those 
described in the preceding sections. 

CAPITAL F A ~ ~ L I T  ENT FOR THE 
UNINC 

The CFF collected in the unincorporated area will fund the following county facilities 
serving new population and employment growth 

* Sheriff Department Facilities-This unincorporated CFF component provides 
for the construction of approximately 8,180 square feet of building space to 
accommodate service demands of projected new development in the 
unincorporated area of the County through 2025. The additional space is needed 
to accommodate the estimated 170 new staff positions needed by the Patrol, 
Communications, Detectives, Records, and Hiring and Training Pool functions of 
the Sheriff Department to 2025. The estimated construction cost of $299 per net 
square foot is the average of the costs listed in tlie San Joaquin County Facilities 
Master plan. 

~ o r n r n u ~ i ~  Development-This unincorporated CPF component provides for 
the construction of approximately 3,040 square feet of building space to 
accommodate service demands of projected new development in the 
unincorporated area of the County through 2025. The additional space is needed 
to accommodate the estimated 38 new staff positions needed by the Building 
Inspection, Planning, Community Revitalization, Code Enforcement, Uniform 
Fire Code Inspection, Countywide Geographic Information System, and General 
Plan Implementation fnnctions of the Community Development Department to 
2025. The estimated construction cost of $299 per net square foot is the average 
of the costs listed in the San Joaquin County Facilities Master plan. 

Public Works-This unincorporated CFF component provides for the 
construction of approximately 6,900 square feet of building space to 
accommodate service demands of projected new development in the 

* 

* 
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unincorporated area of the County through 2025. The additional space is needed 
to accommodate the estimated 130 new staff positions needed by the 
Administration, Engineering, Heavy Equipment Maintenance, Road 
Maintenance, Development Services, Water Resources, Motor 1’001 Store Room, 
and Flood Control and Water Conservation functions of the Public Works 
Department to 2025. The estimated construction cost of $299 per net square foot 
is the average of the costs listed in the San Joaquin County Facilities Master plan. 

Motor Pool-This unincorporated CFF component provides for the construction 
of approximately 860 square feet of building space to accommodate service 
demands of projected new development in the unincorporated area of the 
County through 2025. The additional space is needed to accommodate the 
estimated 11 new staff positions needed by the Fleet Management, Vehicle 
Repairs, Preventive and Quality Control Inspection functions of the Motor Pool 
Department to 2025. The estimated construction cost of $299 per net square foot 
is the average of the costs listed in the San Joaquin County Facilities Master plan. 

General govern men^ Services--This unincorporated CFF component provides 
for tlie construction of approximately 11,616 square feet of building space to 
accommodate seivice demands of projected new development in the 
unincorporated area of the County through 2025. The additional space is needed 
to accommodate the estimated 22 new staff positions and support space need by 
the several different County functions including the Office of Emergency 
Services, Facility Management-- Adminisbation, Purchasing- Surplus Property, 
Department of Aging-Commodities, and Government Buildings program areas 
to 2025. The estimated construction cost of $299 per net square foot is the 
average of the costs listed in the San Joaquin County Facilities Master Plan. 

* 

* 

The methodology used to determine the recommended Unincorporated Facilities 
Development Impact Fee is described as follows: 

* Estimate New Development. New development, residential and non- 
residential, to occur in the County in the next 22 years is estimated based on data 
provided by the County and San Joaquin Council Of Governments (SJCOG). 
New development projections for the unincorporated area of the County are 
shown in Figure 9. 

Determine the R e c o m ~ ~ ~ n d e d  I.evels of Service for Unincorporated Facilities 
Development. The recommended levels of service are based on tlie historical 1.8 
percent average annual growth rate of general government employees reported 
in the San Joaquin County Facilities Master Plan. This average annual growth 

* 
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rate in general government employees is applied to the County services that are 
provided solely to the unincorporated area of San Joaquin County. Needed 
unincorporated facilities are shown on Figure 10 and are determined by 
applying the estimated average space allocation per employee for the projected 
new employees. 

Estimate Unincorporated Facilities Development Costs. Facilities included and 
costs of development are based on the information from the Facilities 
Management Division concerning the planned regional facilities in the County. 
Development costs are presented in Figure 11 and existing space deficiencies and 
increases to the service levels are deducted to determine the net eligible space to 
serve new development. 

Allocate Uninco~porated Facilities Development Cost to New UevelopmeI~t. 
Countywide unincorporated facilities development costs are allocated to both 
residential and non-residential development. The costs are allocated on a per 
unincorporated facility user basis (residents and employees). Costs for 
unincorporated facilities are allocated to residential users and to employees 
based on the estimated amount of facility benefit received by an employee 
relative to a resident. The allocation of costs to new development is presented in 
this chapter. 

Determine Unincorporated Facilities Fee. The cost per unincorporated facility 
user for residents and employees is then multiplied by "common use factors" to 
determine the CFF. For residents, the common use factor is persons per 
household. For employees, the common use factor is building square footage per 
employee. 

e 

0 

* 

According to the State Department of Finance, in 2002 there were an estimated 596,000 
persons residing in the County. This population is estimated to increase by 380,500 
persons by 2025 for an estimated total population of 976,500. Tlie SJCOG estimates that 
21 percent of the housing units will be constructed in the unincorporated area of the 
County as shown in Figure 9. 

It is estimated that in 2002 approximately 213,700 persons were employed in tlie County 
This number is projected to reach 299,200 by 2025, representing an increase of 
approximately 85,500 employees. The SJCOG estimates that 20 percent of the new 
employees will be located in the unincorporated area of the County, as shown in 
Figure 9. 
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Figure 9 
San Joaquin County 
Unincorpo~ated Area Facilities Development lmpad Fee 
Projected New Development to 2025 

Est ima~d ~stimated 
Total Persons Per Total New 

Land Use 2003 131 2025 I31 Units or 1,000 SqFt Emp. Per 1,000 Sqft Employees 
Estimated Growth Household or Resldents or 

Residential Development 

Single Family Residential Units 29,074 46,875 17,801 3.14 55,895 

ult-Family Residential Units 24.877 - 2.66 

Total - New Residential develop men^ 45,442 71,752 26,310 _ _  78,699 

Non-residen~ial Deveiooment 

Retail Commercial Sqft (1,000s) [ I ]  2,600 3,603 1,003 2.86 2,665 

Commercial I Industrial Sqfl(1.000s) [Z] 26.970 37.917 10.948 - 1.43 p&g 

Total - New Non~fesldential Development 29,569 41,520 11,951 _ _  17,210 

“Growih_2025_ Uniricorp” 

[I] Assumes 350 SF per Retail employee, and a 7.0% vacancy rate. 
[2] Assumes 700 SF per Commercial / Industrial employee, and a 7.0% vacancy rate. 
[3] According to the San Joaquin Council of Governments (SJCOG) forecasts, 21 % of the housing units and 20% of the employment 

growth through 2025 will occur in the unincorporated area of San Joaquin Couniy 
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S a n  Joaquiri Counly Facilities Fee Nexus Report 
Pubiic Review Draft 

October 23,20013 

FACILITIES ~ E V ~ L O ~ ~ E N T  AND COST 

COUNTY UNINCORPORATED FACILITIES SERVICE STANDARDS 

Current and projected County staff growth developed by County general government 
agencies for the San Joaquin County Facilities Master Plan indicates staff growth from 
2,301 current employees in 2002 to 3,168 in 2020. This is an annual growth rate of 
approximately 1.8 percent. The most frequently cited reasons for projected growth 
include increasing workload resulting from new and/or expanded services, regulations 
mandated by the State legislature and increasing demand for services paralleling 
population growth. Therefore, the nexus standard proposed for the various 
unincorporated service facilities is the equivalent annual growth rate of 1.8 percent in 
the number of full-time employees the serve the needs of the unincorporated area of the 
County that are required to 2025 under the historical service standards. 

UNINCORFORATED FACILITY REOUIREMENTS TO SERVE NEW GROWTH 

Based on the projected staff growth of 345 positions to serve unincorporated growth 
between 2002 and 2025, several expansions of the various unincorporated facilities are 
needed by 2025 as shown in Figure 10. 

Figure 11 shows the estima.ted eligible county unincorporated facilities, after deducting 
the existing space deficiencies and increases to the service levels, to be funded through 
the unincorporated facilities fee surcharge component of the CFF development impact 
fee program. 

ALLOCATION TO ~ E S I D ~ N T I A L  AN NON-~ESIDENTIAL 
EVEL ENT 

The number of equivalent users of the county unincorporated facilities is as follows: 

County 
~ _ _ _  Land Use Classificat-im Unincorporated Facility Users Basis 

Residential 
Non-Residential 
Total Equivalent Users 

78,699 New Residents 
25% of New Employees 

82,999 
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San  /o'oaquin Counhj Facilities Fee Nexus Report 
Public Review Uraft 

October 23,2003 

FEE C A L C U L A ~ ~ O ~  

Based on the findings, costs, and calculations discussed in this study, the unincorporated 
CFF Development Impact Pee surcharge for each land use in the County has been 
calculated using the methodology described at the beginning of this chapter 
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Figure I 0  
San Joaquin County 
Uninco~o~aied Services and Facilities 
Summary' of Space Needed to Serve New Development 

Fuli Time Positions Projected Estimated Avarage Estimated Total Estimated 
Actual Estimated Staff Space Aiiocation Addnionai Space Construction 

Departments FY 2502 .03 FY 2024 - 25 [I] Increase Per Position t;1 Required 121 Cost [5] 

Sheriff D e ~ a ~ m e n !  

Communicatians [3] 44 68 24 80 627 $187,614 
Detectives 46 71 25 108 2,657 $794,376 
Records 49 75 26 80 2,W6 $626,802 
Hiring and Training Pool 20 31 11 48 513 $153,503 

Sub-totat Sheriff 319 490 171 50 8.176 $2.444.530 

CommunitV Deqeiopment 71 109 38 80 3,038 $908,220 

Patrol 131 160 246 86 80 2,282 $682,234 

Public Works 
Administration 
Engineering 
Equipment Maintenance 
Road Mahienance 141 
Development Servicss 
Flood Control 8 Water Conservation 
Water Resources 
Motorpool Store Room 

Sub-Total Public Works 

Motomooi 

General Government Services 161 

Total -A i l  Positions 

28 43 15 96 1,437 $429.807 
56 86 30 80 2,396 5716,346 
13 20 7 80 556 $166 295 

106 
18 

163 57 
28 10 

ao 
80 

1,134 $338.985 
770 $230,254 

5 8 3 80 214 $63,959 
5 8 3 80 214 $63.959 
4 6 2 80 171 $51,168 

235 361 126 50 6,892 $2,060.770 

20 31 11 80 856 $255,840 

.. .. .. .. 11,616 $3,473,180 

645 990 345 90 30,577 $9.142.540 

[ I ]  The estimated average annual growth in staff positions o i  1.88% per year is based on the County Fadlities Masler Plan Study. 
[21 Space Ailocation in net square fee! (NSF) is based on the space standards from the County Facilities Master Plan Study. 
[3] New positions are allocated over a 3 shift basis to provide 24 hour coverage. 
[4] The road maintenance crew is estimated to require offce space for 25% o i  the total number of positions 
I51 The construction cosl of the additional required office space is estimated a1 $299 per NSF. 
161 Resolution No. B - 1 - 648 inciudes "growth square iootage" for general government services including the Office of Emergency Services, 

Department of Aging . Commodities. Facilities Management, Government Buildings, and Purchasing & Support Sewices. 

Sources: San Joaquin County 2002 - 03 Budget, County Facililies Master Pian, 2nd EPS 
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Figure 11 
San Joaquin County 
Development impact Fee Nexus Study 
Estimate of Unincorported Facility Development Costs by Category (Constant 2003 $'S) 

Allocated Construction Cost 
Space to space to 

Total Estimated Existing Space Increase Service Sevice New 
U n i n ~ r p o r a ~ d  Facility Cost C o m p o n e n ~  Cost - New Space [I] Deficiency Standards Deveiopment 

$0 $2,444,530 Sheriff Department $2,444,530 $0 

C o m m u n ~  Development $908,220 $0 $0 $908,220 

$0 $2,060.770 Public Works $2,060,770 $0 

otorpool $255,840 $0 $0 $255.840 

General ~oyernment  Services 

Total Estimated New Facility Construction Costs 

$3,473,180 $0 $0 $3,473,180 

$9,142,540 $0 $0 $9,142,540 

Percentage Allocation of Net Cost of New Regional Facilities 100% $0 $0 100% 

Estimated Funding Sources 

_ _  County General Purpose Revenues $0 $0 $0 

Development Impact Fees $9,142,540 _ _  ._ $9,142,540 

" U " , ~ ~ ~ ~ ~ - N ~ ~ " ~ - F ~ ~ , l , t , ~ ~ -  Cost" 

[l] The per unit cost estimates were based on the San Joaquin County Facilities Master Plan 
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Son Joaquin County Facilifics Fee Nexus Rqurf 
Public Revicui Drnfl 

Ortubpr 23. 2003 

Figure 12 summarizes the county rinincorporated facilities development cost per 
equivalent faciiity user and Figure 13 calculates the unincorporated CFF Development 
Impact Fee surcharge per land use. The unincorporated CFF Development Impact Fee 
surcharge for a single-family residential unit is $360 per unit and $310 for a multifamily 
unit. The fees shown include a 2.5 percent allowance for the cost of administering the 
fee program, 

As shown in Figure 13, the unincorporated CFF Development Impact Pee surcharge is 
$0.08 per building square foot for retail commercial, $.07 per building square foot for 
commercial-office/service/other development and $0.04 per building square foot for 
industrial development. 
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Figure 12 
San Joaquin C a u ~ ~  
Development Impact Fee Nexus Study 
Unin~o~parated Facif~ties Develapment Cost per F a c i l i ~  User  constant 2003 $(s) 

Item A ~ o u n t  

Estimated Total Eiigib~e U ~ i n c o f p o ~ ~ e d  Facilities Deve lop~en~  Cost 

Es~mated Total New U n i n c o r p a ~ t ~  Facilities Users 

$9,142,540 

New Residents 78,699 

4,300 

82,999 

$110 

Total E~uivalent Unincorporated Facilities users 

Deveiopmen~ Cost per Equivalent Facility User 

"Vnmcorp_N~~~s-Usei_Fee" 
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Figure 13 
San Joaquin County 
Development Impact Fee Nexus Study 
CFF Unincorporated Development }mpact Fee By Land Use (Constant 2003 $Is) 

Persons Gost Per Facilities Admin. Cost CFF Impact 
Per Unit or E q u i v a l e ~ ~  Cost per Unit or Per Unit or Fee per Unit or 

CFF Unincorpora~ed Fee Program 4,000 SqFt F a c ~ l ~ ~  User [l] 1,000 SqFt 1,000 SqFt [Z] Per Square Fool 

Residen~ai Units 

Single Family R e s i ~ ~ ~ a i  3.14 $110 $350 $9 $360 

ul~i-Family Residentjal 2.68 $110 $300 $8 $310 

Non-res~den~ial Units 

Retail 2.86 $28 $80 $2 $0.08 

Comme~cial -Service I Other 2.50 $28 $70 $2 $0.07 

Indus~rial 1.43 $28 $40 $1 $0.04 

"Unincorp-Nexus-Fee" 

[ I ]  Employees are weighted at 25% of the resident "equivalent facility user' amount. 
121 The adrnistrative cost is 2.5% of the base facilites cost per unit or per 1,000 square feet. 
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Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

BEFORE THE CITY COUNCIL OF THE CITY OF _ _ _ _ ~  
STATE OF CALIFORNIA 

ORDIN'4NCE KO. 

~NANCE ~ S T A B 1 , ~ S I ~ I N G  COUNTY ~ACILITIES FEE P R O G ~ M  

of the City or - ordains that Section The City Council of the City of 
Municipal Code is hereby adopted to read as follows: 

Section [I]  

(4 

PURPOSE, FINDINGS, AND DECLARATION OF INTENT 

In order to implement the goals and objectives of the General Plan and to mitigate 
impacts caused by new development within the County of San Joaquin, a County 
Facilities Fee Program is necessary. The program is needed to finance region- 
serving Capital Facilities located throughout the County that are used by the 
residents and businesses within the City and to assure that new development pays 
its proportional share for these improvements. 

Fee revenue collected pursuant to this ordinance shall be remitted to the County 
of San Joaquin who shall be responsible for administering the fee funds and 
constructing the Capital Facilities. 

Title 7, Division 1, Chapter 5, Section 66000 et seq. of the California Government 
Code provides that Capital Facilities Fees may be enacted and imposed on 
development projects. The City Council finds and determines that: 

(1) New development projects cause the need for construction, expansion, or 
improvement of  Capital Facilities within the County of San Joaquin. 

Funds for construction, expansion, or improvement of Capital Facilities 
are not available to accommodate demand for service caused by 
development projects; which results in inadequate Capital Facilities within 
San Joaquin County. 

(2) 

'The City Council finds that the health, safety, peace, morals, convenience, 
comfort, prosperity, and general welfare of the residents and businesses within the 
City will be promoted by the adoption of  County Facilities Fees for construction, 
expansion, or improvement of region-serving Capital Facilities. 

1 



Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

Section [2] 

The Capital Facility Fee enacted pursuant to this Chapter are to be collected by the City before 
the issuance of building permits, or at approval of any discretionary permit if no building permit 
is required. 

Section [3] AUTHORITY FOR ADOPTI.ON 

This Chapter is adopted under the authority o f  Title 7, Division 1, Chapter 5 of the California 
Govemnent Code Sections 66000 et seq. 

Section [4] DEFINITIONS 

Words when used in this Chapter, and in resolutions adopted thereto, shall have the following 

COLLECTION OF CAPITAL FACILITY FEE 

“Board of Supervisors” means the Board of Supervisors of the County of San 
Joaquin. 

“Capital Facility” includes region-serving public improvements and community 
amenities normally provided by the County of San Joaquin. 

“City” means the City of 
existing under the Constitution and laws of the State of California. 

“City Council” means the City Council o f  the City of 

”County” means the County of San Joaquin, a political subdivision of the State of 
California. 

, a general law [charter] city organized and 

“Development Project” means any project undertaken for the purpose of 
development. “Development Project” includes a project involving the issuance of 
a permit for construction or reconstniction, but not a permit to operate. 

“Fee” means a monetary exaction, other than a tax or special assessment, wbich is 
charged by a local agency to the applicant in connection with approval of a 
development project for the purpose of defraying all or a portion of the cost of 
Capital Facilities related to the development project. 

“Nexus Report” means the San Joaquin County Facility Fee Nexus Report 
originally prepared in Septeinber 2003, as may be amended from time-to-time. 
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Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

Section 151 CONDITIONS FOR COLLECTION 

(a) In establishing and imposing a fee as a condition of approval of a development 
project, the following shall be done: 

(1) 

(2 )  

(3) 

Identify the purpose of the fee; 

Identify the use to which tlie fee is to be put; 

Determine how there is a reasonable relationship between tbe fee’s use 
and the type of development project on which the fee is imposed; and, 

Determine that there is a reasonable relationship between the need for the 
Capital Facility and the impacts caused by the type of development project 
on which the fee is imposed. 

(4) 

(b) The City, before establishing a Capital Facility Fee as a condition of approval of 
development projects, shall determine that there is a reasonable relationship 
between the amount of the fee and the cost of the Capital Facility or portion of the 
Capital Facility attributable to the development on which the fee is imposed as 
documented in the Nexus Report. 

Upon receipt of funds froin the City, derived through this Chapter, the County 
shall deposit, invest, account for, and expend the funds pursuant to California 
Government Code Section 66006. 

(c) 

Section [6] CONDITIONS FOR ~ ~ B U R S E M E N T  

(a) The County shall report to the City Council once each fiscal year concerning the 
fees and accounts, including any portions of fees remaining unexpended or 
uncommitted five ( 5 )  or inore years after deposit. The Board of Supervisors shall 
make findings once each fiscal year with respect to any portion of the fee 
remaining unexpended or uncoinmitted in its account five (5) or more years after 
deposit of tlie fee, to identify the purpose to which the fee is put, and to 
demonstrate a reasonable relationship between the fee and the purpose for which 
it was charged. 

A refund of unexpended or uncommitted fee revenue for which a need cannot be 
demonstrated, along with accrued interest may be made to the current owner(s) of 
the development project(s) on a prorated basis. The County may refund 

(b) 
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Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

Section [7] 

( a) 

unexpended and uncommitted fee revenue that have been found by the Board of 
Supervisors to be no longer needed, by direct payment or by off-setting other 
obligations owed to the County by the c u ~ ~ e n t  owner(s) of the development 
projects(s). 

If the administrative costs of refunding uiiexpended and uncommitted revenues 
collected pursuant to this Section exceed the amount to be refunded, County, after 
a Capital hearing, for which notice has been published pursuant to Government 
Code Section 6061 and posted in three prominent places within the area of the 
development project, may determine that the revenues shall be allocated for some 
other purpose for which the fee is collected subject to this Title that serves the 
project on which the fee was originally imposed. 

FEE PAYMENT 

Prior to the issuance of any building permit, the applicant shall pay to the City the 
fee as established by resolution of the City Council. 

The fee shall be determined by the fee schedule in effect on the date the vesting 
tentative map or vesting parcel map is approved, or the date a permit is issued. 

If a developinent has multiple types of uses, the fee will be collected 
proportionately on each use. 

When application is made for a new building permit following the expiration of a 
previously issued building permit for which the fee was paid, the fee payment 
shall not be required, unless the fee schedule has been amended during the 
interim, in this event, the appropriate increase or decrease shall be imposed. 

In the event that subsequent developinent occurs with respect to property for 
which the fee has been paid, an additional fee shall be required only for additional 
square footage o f  developinent that was not included in computing the prior fee. 

When a fee is paid for a development project and that project is subsequently 
reduced so that it is entitled to a lower fee, the County shall issue a partial refund 
of the fee. 

When a fee is paid for a development project and the project is subsequently 
abandoned without any further action beyond the obtaining of a building pennit 
the payor shall be entitled to a refund of the fee paid, less the administrative 
portion of the fee. 
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Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

(11) 

Section [8] 

(a) 

(b) 

Section [9] 

If a devclopinent is converted to a more mteiise use, a fee shall be required which 
shall be the difference between the current fee for the oiiginal use and the current 
fee for the more intense use. 

COUNTY FACILITIES FEE ACCOUNTS 

The City shall hold fee revenues collected under this ordinance in a separate 
County Facility Fee account. Fee revenues accruing in this account shall be 
remitted quarterly to the County of San Joaquin to be expended for the purpose 
for which they were collected. 

The County shall account for all fee revenues, including interest accrued, and 
allocate them for the purposes for which the original fee was imposed. 

NATURAL DISASTER FEE EXEMPTION 

No fee may be applied by a local agency to the reconstruction of my residential, commercial, or 
industrial development project that is damaged or destroyed as a result of a natural disaster as 
declared by the Governor. 

Section [lo] COUNTY FACILITIES FEE PROGRAM 

(a) The County has adopted a County Facilities Fee Nexus Report that indicates the 
approximate location, size, time of  availability, and estimates of costs for region- 
serving Capital Facilities or improvements to be financed with County Facilities 
Fee funds. 

(b) The County shall aiinually submit a report to the City Council regarding the 
proposed uses of County Facilities Fee funding. 

The County Facilities Fee schedule established by Resolution of the City Council 
shall annually be automatically adjusted by an amount deiermined by the increase 
in the Engineering Construction Cost Index for the previous year, as published by 
the Engineering News Record. The County shall provide the City with notice and 
documentation of the fee adjustments required, if any. 

The County Facilities Fee schedule adopted by the City Council shall be annually 
reviewed by the City for consistency with the County Facilities Fee Nexus 
Report, as it may be updated from time-to-time. 

(c) 

(d) 
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Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

Section [l I ]  

The adoption of County Facilities Fees is a legislative act and shall be enacted by resolution after 
a noticed public hearing before the City Council. 

Section [ 121 CONSTRUCTION 

The Chapter and any subsequent amendment to the County Facilities Fee Program shall be read 
together. With respect to any County Facilities Fee enacted by resolution under this Chapter, 
any provision of such a County Facilities Fee which is in conflict with this Chapter shall be void. 

Section [ 131 SEVERABILITY CLAUSE 

Should any provision of this Chapter or a subsequent amendment to the County Facilities Fee 
Program be held by a couri of competent jurisdiction to be invalid, void, or unenforceable, the 
remaining provisions of this Chapter and the County Facilities Fee Program shall remain in full 
force and effect. 

Section [14] 

A developer of any project subject to the fee described in this Chapter may apply to the City 
Council for reduction or adjustment to that fee, or a waiver of that fee, based upon the absence of 
any reasonable relationship or nexus hetween the impacts of the development and either the 
amount of the fee charged or the type of facilities to be financed. The application shall be inade 
in writing and filed with the City Clerk (1) 10 days prior to the public hearing on the 
development permit applicalion for the project, or (2) if no development permit is required, at the 
time of the filing of the request for a building permit. The application shall state in detail the 
factual basis for the claim of waiver, reduction, or adjustment. The City Council shall consider 
the application at a public hearing held within sixty (60) days after the filling of the fee 
adjustment application. The City shall prepare a staff report and recommendation for City 
Council consideration. The decision of the City Council shall be finai. If a reduction, 
adjustment, or waiver is granted, any change in use within the project shall invalidate the waiver, 
adjustment, or reduction of the fee. 

SECTION [ 151 ENVIRONMENTAL EXEMPTION 

Pursuant to Title 14 Code of Regulations sections 15061 and 15273(4), this ordinance is exempt 
from the California Environr-nental Quality Act. 

ORDINANCE; PUBLIC HEARING 

FEE ADJUSTMENTS OR WAIVER 

6 



Model Ordinance 
County Facilities Fee Program 

September 8, 2003 

SECTION [ 161 EFFECTIVE DATE 

This ordinance shall take effect thirty (30) days from and after the date of its passage and before 
the expiration of fifteen (15) days after its passage, it shall be published once, with the names of 
the members votiiig for and against the same in 
.---> State o f  California. 

, a newspaper published in 

/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  
/ /  

PASSED AND ADOPTED this - day of 
City Council, to wit: 

AYES: 

, by the followiiig vote of the 

NOES: 

ABSENT: 



Model Resolution 
County Facilities Fees 

September 8, 2003 

BEFORE THE CITY COUNCIL OF THE CITY OF 
STATE OF CALIFORNIA 

RESOLUTION NO 

SOLUTION ~ S T A B L I S ~ I ~ N G  COUNTY F ~ C I ~ , I T I E S  FEES 

WHEREAS, on 
subject to adoption of an implementing Resolution, County Facilities Fees for all new 
development within the City of ’ , and 

WHEREAS, Sail Joaquin County has completed a report, entitled San Joaquin County 
Facilities Fees Nexus Report, dated October 23,2003; and 

WHEREAS, the San Joaquin County Facilities Fees Nexus Report was available for public 
inspection and review in the office of the City Clerk for more than 14 days prior to the date 
of this Public Hearing. 

NOW THEREFORE, the City Council finds as follows: 

, 2004, the City Council adopted an Ordinance providing for, 

A. 

B. 

C. 

D. 

The purpose ofthe County Facilities Fee Program is to finance the construction of 
region-serving capital facilities to reduce the impacts caused by fuhire development 
in San Joaquin County 

The funds derived from County Facilities Fees shall be used to finance the facilities 
identified in the San Joaquin County Facilities Fees Nexus Report. 

After considering the Nexus Report prepared by San Joaquin County and the 
testimony received at this public hearing, this City Council approves the Nexus 
Report and incorporates such herein; and further finds that new development will 
generate additional demands on the region-serving Facilities provided by San Joaquin 
County. 

The Nexus Report establishes that: 

1. There is a reasonable relationship between the need for the region-serving 
facilities set out in the Nexus Report and the impacts of the types of the 
developnient for which the corresponding fee is to be charged. 

There is a reasonable relationship between the fee’s use and the type of 
development for which the fee is to be charged. 
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Model Resolution 
County Facilities Fees 

September 8, 2003 

3. There is a reasonable relationship between the amount of the fee and the cost 
of the region-serving facilities or portion of the region-serving facilities 
attributable to the development on which the fee is to be imposed. 

The cost estimates set forth in the Nexus Report are reasonable cost estimates 
for constructing these facilities and that fees expected to be generated by 
future developments will not exceed the total costs of constructing the region- 
serving facilities identified in the Nexus Report. 

4. 

NOW, THEREFORE, BE IT RESOLVED that the following County Facilities Fee Schedule 
is approved and adopted: 

COUNTY FAClLITIES PEES SCHEDULE 
Regional Facilities 

Residential Per Unit 
Single-Famil y $ 1,400 
Multi-Family 1,200 

Non-Residential Per Sa. Ft. 
Retail Commercial $ 0.32 
Cominercial/Oftice 0.28 
Industrial 0.16 

The effective date of this Resolution shall be 60 days following the adoption of a comparable 
Resolution by the Board of Supervisors of the County of San Joaquin. 

ii 
li 
I/ 
il 

PASSED AND ADOPTED this ~ day of 
City Council, to wit: 

AYES: 

NOES: 

2004, by the following vote of the 

ABSENT: 
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Planning Systems 
P u b I i <  Fianrrie 

R i a l  E i r n r r  Economics  

R t g i n n a i  Economics  

Land LJrr Policy 

To: 

From: 

Subject: 

Date: May 14,2004 

Manuel Lopez, San Joaquin County CAO 

David Zehnder and Dave Sanders 

San Joaquin County Facilities Fee Program; EPS !I12542 

At your request, EPS prepared the following responses to the points raised at the April 
20,2004 Board of Supervisors meeting. To provide some context, the principals for 
establishing the Counfy Facilities Fee (CFF) Program are restated below: 

Reasonable Amount of R e ~ o n a l  Facilities Constructed. The CFF will fund the 
initial construction of core regional county facilities to serve new development. 
An effort was made to target only major Countywide facilities that are central to 
the health and well-being of all County residents. Eligible countywide regional 
facilities are determined by deducting the existing space deficiencies and 
increases to the service levels. 

Required Regional Facilities Benefit Residents and Employees Living and 
  or king in San Joaquin County. Residential and commercial development 
should therefore contribute funding based on relative benefit received. 

Regional Facilities Funded are Comp~able to those Funded in Other 
Jurisd~ctions. Fee Funding of regional county improvements i s  consistent wlth 
the level of development funded by other jurisdictions, such as Stanislaus 
Comity and Placer County. 

~ a i ~ ~ i n  Development Feasi~ility in the County. The level of the CFF has 
been considered in the context of all applicable fees in the County to ensure that 
overall fee levels do not impinge upon development feasibility. 

S I I C R A M E N T O  B E R K E L E "  D E N V E R  



San Jbaquin County 
CFF Memorandum 

May 14,2004 
Page 2 

NEXUS REPORT 

Adjustntents 

The CFF was initially presented to the City Managers as an executive summary in May 
2003. Subsequently, the Nexus Report was augmented and revised as a result of a 
detailed review process. In addition to the preluninary review with the City Managers, 
the process involved discussions with the Building Industry Association (BIA), the San 
Joaquin Partnership, and other stakeholders. The process also included significant input 
from the Director of Facilities Management and other departmental managers. The 
purpose of the entire review process was to assure that the CFF was based on a 
reasonable and rational relationship to new development. Table 1 sets out the 
adjustments made to the CFF Nexus report 

Scenario 2 presents the result of using the 2000 US. Census ”persons-per- 
household (PPH) data for San Joaquin County instead of the Regional 
Transportation Improvement Fee (RTIF) assumptions. Upon further review of 
other data sources, i t  was determined that recently available Census data more 
accurately reflects household formation trends in San Joaquin County. The PPH 
adjustment, utilizing 3.14 persons per single-family unit and 2.68 persons per 
multiple-family unit, to the CFF lowered the ”per unit” fee for single family units 
from $1,850 to $1,610. 

* Scenario 3 presents the result of deductions for other funding sources in the 
Nexus Report tables. Additional details about existing deficiencies and other 
funding sources, based on input from County departments, were developed 
during the review period. Accounting for these deductions froin total facility 
needs is a statutory requirement. 

Since the CFF Nexus Report covers a 20-year time frame, it is reasonable to 
expect the availability of other funding support in the future in spite of funding 
constraints over the next few years. The future availability of Federal and State 
Grant program over the next 20-years also appears to be a reasonable 
assumption. For example, the recent Juvenile Facility Construction Grant 
provided the County with funds to construct two 30-bed housing units .vvhile 
only requirimg 10% in matching funds. Moreover, the FAA is projected to fund 
approximately $67.9 million out of the projected $70.9 million in improvements 
to the Stockton Municipal Airport. 

The adjustment for other funding sources for the C.FF program lowered the ”per 
unit” fee of the single-family residential unit from $1,610 to $1,400. 
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Nexus to New Development 

The population of San Joaquin County is projected to increase by approximately 380,000, 
an increase of 62 percent by 2025. It is reasonable to expect that new county residents 
and employees will make demands on the broad range of County services that are 
proportionally equivalent, on a per capita basis, to the service demands from the 
existing population. Expanded facilities will be needed to respond to the increased 
service demands from new residents and the attendant increase in service employment, 
or current County service levels will decline. 

Other Facilities (Parks, Libraries) 

New parks are funded, in part, by tlie Quimby Act, which requires subdivisions to 
dedicate land or pay in lieu fees for new park development. San Joaquin County collects 
park fees as a condition of approval of tentative subdivision maps. The fees are 
calculated by a statutory formula based on acreage. Library facilities within San Joaquiii 
County are primarily developed under the direction of mllnicipsl governments. 

FINANCIAL 

Long-Term Fiscal Implications 

Annexation agreements provide for the allocation of properly-tax revenue between each 
city and the County in new annexation areas. The proposed Master Agreement would 
allocate 80 percent of the property-tax revenues being redistributed following an 
annexation to the County, Although the Agreement is proposed to have term of 7 years, 
property taxes for areas annexed within that term would continue to be allocated under 
the provisions of the Agreement. This is estimated to generate, in terms of net present 
value, approximately $616 million in operating funds to the County over tlie next 20 
years. As shown on Table 2,10 percent of the estimated property tax revenues, the 
increment allocated to the cities in comparison to the pre-existing annexation 
agreements, represents, in terms of net present value, approxiinately $77 million dollars 
over the same period of time. Buildout of the newly annexing areas is projected to occur 
within the next 20 years. For each year beyond 20 pears, the County would receive 
approximately $49.6 million from areas annexed under the proposed Master Agreement. 
The I0 percent iiicrement i s  estimated to represent approximately $6.2 million for each 
year beyond the next 20 years. 

The CFF Program would fund a portion of the County‘s capital improvement program 
costs anticipated over the next 20 years. Although the planning horizon for the CFF 
Program is 20 years, the Program .cvould continue until rescinded by the County and the 

Dircuribon Poinlr 4 
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cities, The CFF Program includes a provision for annual inflation adjustments and will 
provide approximately $184 million, in today’s dollars, for countywide capital facilities 
over the next 20 years. Pending changes in the CFF Program, for each year beyond the 
next 20 years, it is estimated that the County would receive approximately $9.2 million. 

Business Attraction and Job Creation Competitiveness 

It is recognized that the cumulative impact of development fees could place a burden on 
the commercial and industrial sectors of the local economy. The San Joaquin 
Partnership completed the Regional Development Fee Comparison Anal.ysis in October 
2003. The analysis found that the cumulative impacts of fees under discussion, added to 
existing fee programs, would be at or below the median for our economic region. 
Within that hamework, the CFF proposes relatively small fees on commercial and 
industrial development. For example, for a manufacturing use, the CFF would be $0.16 
per square foot compared to $2.00 per square foot proposed during the discussions of 
the Regional Traffic Impact Fee. As such, the CFF will not impede the regional 
competitiveness of Sail Joaquin County in attracting businesses or creating jobs. 

Other Jurisdictions Fee Comparisons 

The following schedule compares the proposed CFF amounts with the Placer County 
and the Stanislaus County capital facilities fee programs. The comparisons are for 
development in incorporated areas. In addition to the amounts below, Stanislaus 
County collects a fee component for road facilities as part of its program. The road fee 
component for a single-family dwelling i s  $4,051. 

Stailislaus 

Multi-family dwelling $1,510 $1,126 $3,542 

Retail space (per square foot) $0.400 $0.240 $1.360 
Induskial (per square foot) $0.200 $0.190 $0.870 
Warehouse (per square foot) $0.200 $0.050 $0.170 

Single family dwelling $1,760 $1.,546 $3,575 

Office space (per square foot) $0.350 $0.380 $2.020 

ADMINISTRATIVE POINTS 

Capital Improvement Plans 

The County has completed numerous capital facilities master plans that provide a 
detailed analysis of facility expansions necessary to meet the demands of new 
development. Facility master plans include, but are not limited to, the San Joaquin 
County Facilities Master Plan, the San Joaquin County Jail Needs Assessment Update, 
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the San Joaquin County Trauma System Plan, and the Stockton Metropolitan Airport 
Capital Iinprovement Program. In order to administer the projects detailed in the 
master plans, the County is committed to formalizing a Five-Year Capital Improvement 
Program. 

Agricultural Uses Exclusions 

Ancillary structures that are not intended to be occupied by employees or serve as 
residential units may be excluded from the CFF program. Examples of agricultural 
structures are barns, equipment or other storage sheds. Staff will prepare a revision to 
the CFF Ordinance that will exempt agricultural buildings, a s  defined by the Uniform 
Building Code. 

Fire District Impact 

Di.scussioiis are ongoing regarding the impact of annexations to the City of Stockton on 
the adjacent rural fire districts. Those discussions have involved staff representing the 
County, the City, the Local Agency Formation Commission, and the rural fire districts. 
Proposals are being considered that would offset the loss in property-tax revenue, due to 
annexations, to the fire districts for a defined period of time. It is intended that, durhg 
this period of time, longer-term solutions to the provision of fire services would be 
identified and implemented. It i s  anticipated that a specific proposal, that may involve 
an offset of the loss of property-tax revenue for the short-term, would be recommended 
by the discussion group for the Board's consideration in the coming weeks. 

Dirc"*ri"n POiXtS 4 
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Table 1 
San Joaquin County 
County Facilities Fee Program 
Schedule of Alternative CFF Scenarios 
Nexus Report Review Process 

Scenario 1 (Executive S u m m ~ ~ )  Scenario 2 (Household Size) 

Persons Per Population/ CFF Fee Persons Per Population/ CFF Fee Persons Per P ~ u l ~ o n /  CFF Fee 
Household #of Units Amount Household #of Units Amount  hold #of Units A m o U n t  

Estimated Estimated Estimated 

P I  P I  Izl 
Ad~i~ iona l  Population by 2025 131 _ _  380,420 _ _  _ _  380,420 -. _ _  3a0,ao " _  

Estimated Met Cou- Fac _. _ _  $201,666,520 _ _  _ _  $201,666,520 _ _  _ _  ~ I , ~ , ~ O  

Estimated Additio~al Funding 151 _ _  _. _ _  _ _  ._ _ _  _ -  ._ 326,771,250 

N e t  Total Estimated CFF Fac - _  _ _  $201,666,520 _ _  ._ $201,666,520 _. ._ $174,895,270 

Single Family Residential Units 3.60 73,380 $1,850 3.14 86,050 $1 $31 0 3.14 36,050 $1,400 

~uiti-Famiiy Residential Units 3.34 34,300 $1,710 2.68 41,330 $1,370 2.68 41,130 $1,2M) 

qAltera&e-CFF_Swnados" 

Ill Persons Per household was based o n  the SJCOG RTIF Projeded Development by District data assumptions. 
121 Persons per household was taken from the 2000 U.S. Census data for San Joaquin County. 
(31 Projected County Population by 2025 is taken from the San Joaquin County Facilities Master Plan, The SGS Group 
L41 County Facilities to be funded by New Deveiupment through the CFF Fee Program 
[5] Estimated additional funding from S ta t e  and Federal Grants, Enterprise Revenue Funding, County General Purpose Revenues, and other miscellaneous program revenues 

based on County historical capitai projects construction program. 

Prepared by EPS Discussion Tables 2 OYW2004 



Table 2 
San Joaquin County 
County Facilities Fee Program 
Property Tax Allacatian Cashfow Model 
(All Dollar Amounts in 000's) 

item R a t e ~ / ~ o u n t ~  Through 2025 

Inflation Rate 3.00% 

Legislated Appreciation Rate 2.00% 

Real Market Appreciatian Rate 3.50% 

Property Tax (@ 1% of Assessed Vaiue) 
(Constant FY 2004$) 

Allocation of Tax by Fund (Constant 2004 $Is) 
County General Fund 
Other Agencies 

$4,004,075 

$831,246 
$3,172,829 

Gross Property Taxes Available $831,246 

Less Educational Rev. Augmentation Fund [I] 4.98% $41,416 

$789,830 

Property Tax Administration Fee $19,746 

Property Tax Available after ERAF 

Net Property Taxes Available $770,084 

Property Tax to County 80.00% $616,067 

Property Tax Increment to Cities 10.00% $77,008 

"cashflow-model" 

[I] The projected ERAF reduction in property tax revenues includes the estimated 24% 
increase in this program based on the Governor's 2004-05 Proposed State Budget. 

Prepared by EPS Discussion Tables 2 05/14/2004 
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