RESOLUTION NO. 2016-078

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF VACAVILLE
ADOPTING A GENERAL PLAN UPDATE COST RECOVERY FEE AND GENERAL PLAN
IMPLEMENTATION FEE

WHEREAS, California Government Code Section 65301 requires that every jurisdiction
adopt a comprehensive General Plan to guide the community’s development; and

WHEREAS, Government Code Section 66014(b) specifically authorizes charging fees to
pay the costs reasonably necessary to prepare and revise the plans and policies that the City is
required to adopt before it can make the findings and determinations necessary to authorize
new development; and

WHEREAS, California Government Code Section 65104 recognizes that the legislative
body of the City of Vacaville may establish fees to suppart work including, but not limited to, the
adeption and administration of a General Plan, but that the fees shall not exceed the reasonable
cost of providing the service for which the fee is charged; and

WHEREAS, adopting a General Plan Update Cost Recovery Fee implements General
Plan Action LU-A6.1: Adopt a General Plan Update cost recovery fee that establishes an impact
fee for new development to proportionately pay for the cost of the General Plan Update: and

WHEREAS, because the General Plan of the City of Vacaville and its related elements
must be updated periodically in order for the City to issue building permits and approve planning
applications, it is appropriate that a portion of the cost of updating, maintaining, and
implementing the General Plan be funded by new development; and

WHEREAS, the City has prepared an analysis of the costs of updating, maintaining, and
imptementing the General Plan and related elements and a recommendation for the amount of
the fees to be charged to new development for its share of those costs: and

WHEREAS, the General Plan Update Cost Recovery Fee established by this Resolution
seeks to recover $2.4 million dollars of the total $3.0 million dollar cost of the recent
Comprehensive General Plan Update as identified in the Fee Analysis for General Plan Update
Cost Recovery and Implementation Fee memorandum dated July 10, 20186, attached hereto as
Exhibit D and incorporated herein; and

WHEREAS, in the interest of advancing public interest by providing opportunities to
meet the City’s fair share of housing as required by State Housing Element Jaw (Government
Code Section 65580), deed restricted units affordable to very-low, low, and moderate income
households, as defined by the California Health and Safety Code, are not subject to the General
Plan Update Cost Recovery Fee or the General Plan Implementation Fee; and

WHEREAS, the General Plan Update Implementation Fee established by this
Resolution is intended to fund ongoing development retated General Plan maintenance and
implementation activities as identified in the Fee Analysis for General Plan Update Cost
Recovery and Implementation Fee memorandum dated July 10, 2016, attached hereto as
Exhibit D; and




WHEREAS, on July 18, 2016. July 25, 2016, and August 4, 2016, City staff held
informational meetings to review and discuss the proposed General Plan Update Cost Recovery
Fee and General Plan Implementation fee with interested parties; and

WHEREAS, (i) Notice of the time and place of the August 9, 2016 City Council meeting,
as well as a general description of the matter to be considered was published in The Reporter, a
local newspaper of general circulation, on July 23, 2016, notices where sent via email to those
parties who have filed requests for such notification on July 18, 2016, and notices were mailed
and emailed on July 29, 2016 to all property owners within the Growth Areas, Infill Focus Areas,
Brighton Landing and Vanden Meadows, and to other interested parties; (i) Data indicating the
amount of the estimated cost required to recover $2.4 million of the total $3 million dollars to
fund the General Plan Update and to fund General Plan Implementation activities were made
available to the public at least 10 days prior to the date of this meeting, (iii) This meeting was
held as part of the regularly scheduled meeting of the City Council on August 9, 2016, and (iv)
Interested parties had the opportunity to make oral and written presentations, all in accordance
with Government Code section 66016(a); and

WHEREAS, the City Council of the City of Vacaville opened the public hearing on this
item on August 8, 2016, received public comment, provided direction to City staff, and continued
the public hearing to September 13, 2016; and

WHEREAS, the amount of the General Plan Update Cost Recovery Fee and the
General Plan Implementation Fee do not exceed the estimated reasonable cost of updating the
General Plan and related elements; and

WHEREAS, consistent with Section 15378(b)}4) of the California Environmental Quality
Act (CEQA), the adoption of the General Plan Update Cost Recovery Fee and the General Plan
Implementation Fee are not "projects” subject to the CEQA, because they are a funding
mechanism having no physical effect on the environment.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Vacaville finds
and declares the following:

1. General Plan Update Cost Recovery Fee — A General Plan Update Cost Recovery
Fee, referred to “Recovery Fee” hereafter, is hereby established to recover $2.4
million of the total $3 million dollar cost of the 2015 General Plan Update. This fee,
identified in Exhibit A, attached hereto and incorporated herein, shall be levied on
properties located within the East of Leisure Town Road and Northeast Growth
Areas, Brighton Landing, Vanden Meadows and Infill Focus Areas identified in
Exhibits A, B, C and D, attached hereto and incorporated herein; and

2. Projects Requiring Annexation and Final Maps — For properties that require
annexation and recordation of Final Maps, the Recovery Fee established by this
resolution shall be collected at recordation of each Final Map. This requirement shall
be incorporated into a binding agreement between the property owner and the City of
Vacaville at time of annexation; and

3. Projects Requiring Annexation and Not Requiring Final Maps — For properties
that require annexation and are not anticipated to request a Final Map, the Recovery
Fee shall be collected at building permit issuance or no later than two years after
annexation, whichever comes first. This requirement shall be incorporated into a
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hinding agreement between the property owner and the City of Vacaville at time of
annexation; and

Annexations without Property Owner Consent — In the event a propetrty is
annexed as part of larger annexation application, and the annexation was not
requested by the property owner, that property shall be assigned the interim
“Agricultural” zoning designation. Once the property is granted a zoning designation
that permits urban development, the Recovery Fee shall be collected Final Map
recordation. For projects not requiring a Final Map, the Recovery Fee shall be
collected at building permit issuance, or no later than two years after the zoning
change is granted, whichever comes first. This requirement shall be incorporated into
a binding agreement between the property owner and the City of Vacaville at time of
zoning designation; and

Properties Designated as Urban Reserve — In the event that properties with an
Urban Reserve land use designation receive a General Plan Amendment permitting
urban development and annexation info the city, those properties shall pay the
Recovery Fee at the specified time established by this Resolution; and

Properties Not Projected to Development by 2035 — In the event that properties
not projected to develop by General Plan Horizon 2035, as identified in Exhibit D
attached hereto and incorporated herein, are granted development entitlements, they
shall be required to pay the Recovery Fee established by this Resolution; and

Brighton Landing and Vanden Meadows — The Development Agreements for
these projects require that these projects pay the Recovery Fee at the time of Final
Map recordation. In the event the Recovery Fee has not been adopted at time of
Final Map recordation, the Recovery Fee is required to be paid at time of building
permit issuance.

Infill Focus Areas — Infill Focus Areas, as identified in Exhibits B and C attached
hereto and incorporated herein, shall be assessed the Recovery Fee on the
incremental development permitted by the change in General Plan land use
designation. The Recovery Fee shall be collected at recordation of Final Map. For
projects not requiring a Final Map, the Recovery Fee shall be collected at building
permit issuance.

General Plan Implementation Fee — A General Plan Implementation Fee in the
amount of a 9.9 percent surcharge on the building fee charged on each building
permit (permit line item 001 001} is hereby established to fund General Plan
maintenance and implementation activities through the General Plan horizon year
2035. This fee shall be used to fund approximately 70 percent (70%) of the activities
identified in Appendix A of the Fee Analysis for General Plan Update and for General
Plan Implementation memorandum dated July 10, 2016, attached hereto as Exhibit
D; and

Deed-Restricted Affordable Housing Units — Deed-restricted units affordable to
very-low, low, and moderate income households, as defined by the California Health
and Safety Code, are not subject to the General Plan Update Cost Recovery Fee or
the General Plan Implementation Fee. These fees will be paid the by City's General
Fund; and
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The City’s General Fund is responsible for funding 30 percent (30%), or approximately $1.4
million, of the cost to implement the General Plan through General Plan Horizon year 2035.
The cost to implement the General Plan is identified in Exhibit D, attached and incorporated
herein; and

11. The City Council will review the General Plan Update Cost Recovery Fee and
General Plan Implementation Fee every 5 years as part of the Comprehensive
Growth Management Plan update to ensure that fee is keeping pace with the rate of
new development and the City is not collecting more fees than necessary to
reimburse the General Fund and repay the interdepartmental loan for the cost of the
General Plan Update, and does not exceed the amount necessary to fund General
Plan Implementation activities; and

12. The General Plan Cost Recovery Fee shall be increased annually based on the
interfund loan rate as established by City policy; and

13. General Plan Update Cost Recovery Fees collected shall be used to pay back the
$1.87 million (approx.) interdepartmental loan to the Utilities Department prior to
being used to reimburse the City’s General Fund; and

14. Consistent with Government Code Section 66017(a), the General Plan Update Cost
Recovery Fee and the General Plan Implementation Fee shall go into effect 60 days
following adoption of said fees; and

| HEREBY CERTIFY that the foregoing resolution was introduced and passed at a
regular meeting of the City Council of the City of Vacavilie, held on the 13th day of September,
2018, by the following vote:

AYES: Councilmembers Harris, Mashburn, Vice Mayor Rowlett and Mayor
Augustine
NOES: Councilmember Hunt

ABSENT: None

ATTEST:

Mich

Ie A Tho

Attachments:

Exhibit A: General Plan Update Cost Recovery and General Plan Implementation Fee Summary
Exhibit B: Map of Properties/Areas Subject to the General Plan Cost Recovery

Exhibit C: List of Infill Focus Areas

Exhibit D: Fee Analysis Prepared by BAE Urban Economics



Exhibit A to Resolution 2016-() 75

GENERAL PLAN UPDATE COST RECOVERY FEE AND GENERAL PLAN IMPLEMENTATION
' FEE

This Exhibit summarizes the findings of the Fee Analysis for General Plan Updatfe Cost Recovery
and for General Plan memo prepared by BAE Urban Economics, dated July 10, 2016, attached as
Exhibit D to this resoiution, and identifies the adopted General Plan Update Cost Recovery Fee,
referred to as “Recovery Fee” hereafter, and General Plan implementation, referred to as
“Implementation Fee” hereafter.

General Plan Update Cost Recovery Fee

The Recovery Fee shall be assessed to properties located within the Brighton Landing
Development, the Vanden Meadows Development, the East of Leisure Town Road Growth Area,
the Northeast Growth Area, and in the Infill Focus Areas as identified in Exhibit B attached to this
resolution.

Brighton Landing and Vanden Meadows — $604 per single family residential unit paid upon
recordation of Final Map, or in the event this fee is not adopted prior to recordation of a Final Map,
the fee is to be paid upon Building Permit issuance. This requirement is consistent with the
Development Agreements for both projects.

Incorporated Properties within the East of Leisure Town Road and Northeast Growth Areas and
Infil Focus Areas’ —

$604 per single family residential unit

$322 per multi-family unit

$0.40 per square foot of commercial development
$0.20 per square foot of industrial development

o 000

Unincorporated Properties within the East of | eisure Town Road and Northeast Growth Areas and
Infill Focus Areas ~ ' :

o $1,969 per acre of land annexed

Timing of General Plan Update Cost Recovery Fee Collection

1. Projects Requiring Annexation and Final Maps — For properties that require annexation and
recordation of Final Maps, the Recovery Fee established by this resoiution shall be collected at

recordation of each Final Map. This requirement shall be incorporated into a binding agreement
between the property owner and the City of Vacavilie at time of annexation; and

T For Infilf Focus Areas, the General Plan Update Cosf Recovery Fee will only be assessed on the
incremental development permitfed by the change in General Plan land use designation. For
example, a project formally designated as Residential Low Medium Density (5.1-8.0 units per acre)
and that was changed fo Mixed Use (10-40 units per acre and non-residential development with a
maximum floor area ratio of 1.0) would only be charged the Recovery Fee on those units
exceeding 8 units per acre and on the non-residential development. The General Plan land use
designation changes for each Infill Focus Area has been identified.in Exhibit C atfached to his
resolution. This fee applies to properties within city limits as of the date of this resolution.







. Projects Requiring Annexation and Not Requiring Final Maps — For properties that require
annexation and are not anticipated to request a Final Map, the Recovery Fee shall be collected
at building permit issuance or no later than two years after annexation, whichever comes first.
This requirement shall be incorporated into a binding agreement between the property owner
and the City of Vacavilie at time of annexation; and

. Annexations without Property Owner Consent — In the event a property is annexed as part
of larger annexation application, and the annexation was not requested by the property owner,
that property shall be assigned the interim “Agricultural” zoning designation. Once the property
is granted a zoning designation that permits urban development, the Recovery Fee shall be
coliected Final Map recordation. For projects not requiring a Final Map, the Recovery Fee shall
be collected at building permit issuance, or no later than two years after the zoning change is
granted, whichever comes first. This requirement shall be incorporated info a binding
agreement between the property owner and the City of Vacaville at time of zoning designation;
and

. Properties Designated as Urban Reserve — In the event that properties with an Urban
Reserve land use designation receive a General Plan Amendment permitting urban
development and annexation into the city, those properties shall pay the Recovery Fee at the
specified time established by this Resolution; and

. Properties Not Projected to Development by 2035 — In the event that properties not
projected to develop by General Plan Horizon 2035, as identified in Exhibit D attached hereto
and incorporated herein, are granted development entittements, they shall be required to pay
the Recovery Fee established by this Resolution; and

. Brighton Landing and Vanden Meadows — The Development Agreements for these projects
require that these projects pay the Recovery Fee at the time of Final Map recordation. In the
event the Recovery Fee has not been adopted at time of Final Map recordation, the Recovery
Fee is required to be paid at time of building permit issuance.

. Infill Focus Areas — Infill Focus Areas, as identified in Exhibits B and C attached hereto and
incorporated herein, shall be assessed the Recovery Fee on the incremental development
permitted by the change in General Plan land use designation. The Recovery Fee shall be
collected at recordation of Final Map. For projects not requiring a Final Map, the Recovery Fee
shall be collected at building permit issuance.

General Plan Impiementation Fee

A General Plan Implementation Fee in the amount of a 9.9 percent surcharge on the building fee
charged on each building permit (permit line item 001 001).



Exhibit B -

Project Sites Subject to the General Plan Cost Recovery Fee
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Exhibit D

To: Vacaville City Council
From: Matt Kowta, Principal, MCP
Date: July 10, 2016

Re: Fee Analysis for General Plan Update Cost Recovery and for General Plan
Implementation

Introduction

‘The City of Vacaville General Plan was adopted in August 2015 with Action LU-A6.1, which
states: Adopt a General Plan Update cost recovery fee that establishes an impact fee for new
development to proportionately pay for the cost of the General Plan Update. The purpose of
this memo is to document the methodology that the City of Vacaville has used in order to
calculate proposed cost-recovery fees to be collected from development projects that benefit
from services provided by the City of Vacaville. The City has, and will continue to provide
services in the form of the preparation of the Gity's comprehensive General Plan Update
(General Plan Update Cost Recovery Fee) and the completion of a number of activities that
implement the General Plan in the years subsequent to the City Council’s adoption of the
General Plan Update (General Plan Implementation Fee).

Legal Authority

California State law requires that every jurisdiction adopt a comprehensive General Plan to
guide the community’s development (California Government Code Section 65301). Withouta
valid General Plan, a community can be legally restricted from making land use changes and
approving new development projects, including functions such as amending the zoning
ordinance, issuing land use and building permits, and taking other actions on planning and
building applications. Periodically, each jurisdiction must update its General Plan, to ensure
that it remains a relevant and effective planning tool. Jurisdictions typically undertake a
comprehensive General Plan update every 10 to 25 years. Government Code section 65104
recognizes that the legislative body of the jurisdiction may establish fees to support work
including, but not limited to, the adoption and administration of a General Plan, but that the
“feas shall not exceed the reasonable cost of providing the service for which the fee is
charged.” The procedure for adopting such fees are prescribed in Government Code Section
660186.



General Methodology

The remainder of this memo documents the process that the City of Vacaville followed in order
to establish the appropriate fees to charge for General Plan Update Cost Recovery and for
General Plan Implementation Cost Recovery. Both methodologies follow the same general
steps, which are as follows:

1. Identify the costs of the required planning activities

2. ldentify the range of new development that will benefit from the completion of the
required planning activities.

3. Determine a reasonable method 1o allocate the costs across the benefitting
development, by type of development.

4. Calculate a fee schedule that specifies the maximum fee amounts for different types
of development that the City can charge, without imposing fees that result in collecting
fees that, cumulatively, would collect more money than the cost of conducting the
reguired planning activities.

The following sections explain the fee calculation methodologies used for the General Plan
Update Cost Recovery Fee and for the General Plan Implementation Cost Recovery Fee.

Methodology for General Plan Update Cost Recovery Fee

1. Cost
The City's cost for the 2015 General Plan Update included direct consultant contract costs,
plus additional City staff support and citywide overhead costs. The General Plan Update cost
$3 million dollars. Of this, $1.8 million was paid by an interdepartmental loan from the
Utilities Department, and the remaining $1.2 million was funded by the City's General Fund.
This fee study is based on recapturing approximately $2.4 million of the total cost to prepare
the new General Plan. This amount was derived by subtracting the cost of the State-mandated
Energy and Conservation Action Strategy (ECAS) ($167,000), which was created {o address
how the City will reduce greenhouse gas emission through 2020, then by acknowledging that
approximately 15 percent of the General Plan Update benefits the entire community
($450,000) by updating policies related to the Safety Element, the Parks and Recreation
Element, and other sections of the General Plan.

$3,000,000 Total Cost
- $167,000 ECAS Cost
- $424 950 Communitywide Benefit
$ 2,408,050 General Plan Recovery Cost

The remaining $2.4 million dollars, which represents 85% of the total cost of the General Plan
Update minus the ECAS, will be charged to new development areas that significantly



benefitted from the Update. Specifically, new development located within the East of Leisure
Town Road, including Brighton Landing, and Northeast Growth Areas, on properties identified
as infill Focus Areas, and the Vanden Meadows project would be charged this fee. The
allocation of cost by area is shown in the upper part of Table 1.

Table 1: General Pian Update and General Plan implementation Cost Summary

General Plan Update Costs $2,400,000
Allocation to Vanden Meadows and Growth Areas B89%  $2,133,534
Allocation to Incremental Growth in Focus Areas Enabled by GPU 11% 5266,466

General Plan Maintenance Costs (See detail in Appendix A) 54,383,259
Allocation to Building Permits Issued Throughout City Through 2035 100% 54,383,258

Tota! Costs Allocated Through 2035 46,783,259

Source: City of Vacaville, 2016.

Vanden Meadows and Brighton Landing, located within the East of Leisure Town Road Growth
Area, have Development Agreements that require these projects to pay the General Plan
Update Cost Recovery Fee at the time of final map recordation. These developments were
approved prior to the adoption of the General Plan, but benefit from General Plan policies, the
General Plan Environmental impact Report and the Energy and Conservation Action Strategy.
These Development Agreements also state that in the event the fee has not been adopted at
time of final map recordation, the fee is required to be paid at time of building permit
issuance. As of the date of this memo, some phases of Brighton Landing are nearing the final
map recordation stage. Some phases of Vanden Meadows may be nearing this stage late this
year.

For other areas, not currently located within city fimits, collecting the Recovery Fee at time of
annexation, which is made possible by the General Plan Update and Comprehensive Growth
Management Plan {an implementing document of the General Plan} would aliow the City to
recover the cost of the General Plan Update vears earlier than it would in comparison to
collecting the fee at building permit issuance. Acquiring the fees early in the development
process would allow the City to pay back the General Fund and the interdepartmental loan
back earlier. Repayment of these funds will allow the City to fund other projects and
obligations.

2. New Development Benefitting from General Plan Update

Table 2 contains a summary of all estimated development through General Plan buildout. The
table breaks the total buildout down according to location, and also separates development
that is anticipated to occur through 2035, and development that is anticipated to occur
between 2035 and General Pian buildout. For the purposes of General Plan Update cost



Recovery Fee, all development that occurs by 2035 {2035 Horizon) under the aegis of the
General Plan Update will benefit from the preparation of the 2015 General Plan Update.
Conversely, it is assumed that development that dees not occur until after 2035 will not
benefit directly from the 2015 General Plan Update, but instead will benefit from a future
General Plan Update that will cover a period occurring after 2035, Based on these
distinctions, as summarized at the bottom on Table 2, total development anticipated through
2035 Horizon includes approximately 9,843 residential units, 1.1 million square feet of
commercial space, 1.1 million square feet of office space, and 2.1 million square feet of

industrial space.
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3. Method to Allocate General Plan Update Costs to 2035 Horizon Growth
Table 3 contains the calculations to allocate the General Plan Update costs across the
benefitting development that is anticipated through Horizon 2035, Most of the benefitting
development Is within either the East of Leisure Town Road or Northeast Growth Areas, or
Vanden Meadows, with a total value of approximately $1.3 billion. A small portion of the
benefitting development is within the Focus Areas. Focus Areas are locations within the city
limits, which were part of the prior Generatl Plan. Within the Focus Areas, the 2015 General
Plan Update incorporated changes in land use designations that will enable incremental
increases in development potential within the Focus Areas, including increases In single-
family, muitifamily, and commercial development potential. As shown in the upper part of
Table 3, the incremental development capacity increase in the Focus Areas has a potential
value of $165 million.

The middle portion of Table 3 allocates General Plan Update costs new development in
proportion to the value of development, with more valuable development being allocated a
greater share than development that has a lower value. As shown, the total $2.4 million cost
for the 2015 General Plan Update is allocated primarily to the Vanden Meadows and Growth
Areas 2035 development (89% of total), with a much smaller portion allocated to the
incremental Focus Areas growth enabled by the General Pian Update (11%). (See Table 1.)




Table 3: GPU Cost Aliocation to Vanden Meadows, Horizon 2035 Growth in Growth Areas, and Incremental Growth in Focus Areas

Total Value of Develapment Subject to GPU Cast Recovery fee

Single-Family Mudtifamily Commercial Office industrial Total

Vand d d Growth Ar Horl 2045 (a) %$1,144,875,000 556,000,000 576,005,000 50 £69,696,000 $1,346,576,000
Focus Areas Incrementat Growth Enabled by GPU (b} 511,250,000 $61,000,000 £71,692,750 S0 50 £143,542,750
Fipeline Total {B) (€] $0 $0 50 $0 50 50
Other Capacity Total (h) (e} 50 50 50 S0 50 50

Sub-Total Dther Areas £11,250,000 561,000,000 $71,692,750 $0 $0 $143,942,750
Grand Total Develapmant Value Through 2035 $1,156,125,000  $117,000,000  $147,697,750 40  $69,686,000 $1,490,518,750
Assumed Value/Unit 5375000 5200000 $250 5250 5125

GPU Cost Allocation {Gross)

Single-Family Multifamily Commercial Office industrial Total
Vamden Meadows and Growth Areas Horizon 2035 [a} 51,843,452 £90,170 5122,382 1] $112,223 52,168,227
Focus Areas Total $18,114 $98,721 5115438 $0 40 $231,773
Fipeline Tatal {c) 50 $0 0 so 50 50
Other Capacity Total (c} S0 S0 50 $0 $0 50
Surb-Total Other Areas ' $18,134 $98,221 £115,438 50 $o0 $231,773
Grand Total Cost Recovery Through 2035 $1,861,567 5£188,391 $237,820 50 $112,223 52,400,000
Cost Al ion (Per Residential Unit, Per Non-Residential Square Foot, or Per Acre}

Applicabie Feesby Area, Through Horizon 2035 Single-Family Multifamily Lommercial Office Industrial Avg.fAcre Annexed
Vanden Meadaws - Pet Unit (to be paid upon recordation of finaf map} {d} ) 4604 N.A. NA N.A N.A MA
Brighton Landing-Per Unit or Per Non-Res. Sq. Ft. (to be paid upon recordatien offinal map)(a) 5604 NA 50.40 N.A NA NA
Grenwth Areas - Per Linit or Non-Res . 5g, Ft. fother arezs already annexed) 3604 $522 i0.40 N.A $0.20 NA
Growth Areas -Per Acre [other areas to be annexed) {2} 51,862 56,441 $1,883 N.A $3,507 51,968
Focus Areas - Per Unjt or Non-Res Sq. Ft., ingremental growth enabled by GPU $504 $322 $0.40 N.A N.A NA
Pipeline {excluding Vanden Meadows)- Per Unjtar NonRes Sg. Bt {c) NA NA N.A N.A ) NA . NA
Other Capacity-Per Unit or Non-Res. Sa. Ft. (c) N.A NA NA NA N.A, NA

Notes:

{a) For Growth Areas, development total reflects th_e development a bsorption expected through Horlzon 2035, Fees are to he pald at time 6f annexation on a peracre basis. Fees to be paid by
Brighten Landingathilrna ofFinal Map recardation ar bullding permitissuance pending the timing of the adoption ofthe GeneratPlan Updzte ﬁﬂst Retovery Fae to the timing ofFinal Map :
recordation. Fees are to be paid attime affinal map recerdation for other Growth Areas already annexed into the city.

{D) For Focus Areas that dewelop by 2035, all fees shall be paid at time of Final Map recorgation. in the event a Final Map Is not required, the fee shall be paid at building permit issuance.

|c) Pipeline projects (except Venden Meadows)end Other Capacity Areas, identified by Chapter 3 ofthe General Plan Update Draft Envirenmenta] impact Report, are assumed to be exampt from
the General Plan Update Cost Recovery Fee. Pipeline are projects that were granted development entitiements under the 1950 General Plan. Other Capacity Areas include incorporated and
unincorporated properties given iand use designations by the 1890 General Plan and did nat recelve new Genersl Plan jand use designations as part ofthe General Plan Update.

[d} The General Plan Update Draf} Environmental impact Report identified Vanden Meadows as a Fipeline project. The project was under review concurrently with the General Pian Update

process, Perthe Vanden Meadow's Development Agl , Vanden Mead Is required to pay the General Plan Update Cost Recovery Fee. Fees are to be paid at time af final map

recordation er building permit issuance, pending the timing af the adoption ofthe Genera' Plan Update Cost Recovery Fee in raiation to the time of Final Map recardation.

Sources: The Planning Center / DCRE, 2012; City of Vacaville, BAE, 2016.




4. Fee Schedule for General Plan Cost Recovery Fee
The lower portion of Tabie 3 calculates the per unit or per acre fees to be charged 1o
benefitting new development. Residential and commercial development that will occur in
areas that have already been annexed to the City will be charged the fee on a per-unit basis,
and on a per square foot basis, respectively, at time of final map recordation, or at building
permit issuance depending on development entitiement stage of each project. For benefitting
development that will occur on land that must be annexed to the City (i.e., portions of Growth
" Areas not already annexed), the Tee will be charged on a per-acre basis at time of annexation.
The fee amounts are the maximum amounts that the City should charge, in order to ensure
that the City does not collect fees in excess of the City's cost of conducting the General Plan
Update.

General Plan Implementation Fee

1. Cost
Table 1 summarizes the cost of General Plan Implementation activities through 2035, as
estimated by City staff. Implementation activities include, but are not limited to, amendments
to the City's Land Use and Development Code, periodic updates to State mandated '
documents, and maintaining land use entitlement and building reports. The total cost of
implementation activities is approximately $4.4 million. The estimated costs for individual
implementation activities are detailed in Appendix A.

2. New Development Benefitting from General Plan Impiementation Activities
For the purposes of the General Plan impiementation Plan Cost Recovery Fee, the new
development benefitting from the various General Plan Implementation activities is any
development project that requires a building permit. As discussed beiow, the method to
allocate General Plan Implementation costs is based on the relative cost of the building fee
charged on permits issued. The building fee is a fee charged on all building permits to cover
the Building Division's administrative services and building inspection costs. This fee does not
represent the total cost of a building permit, which also includes plan review fees,
development impact fees, and other surcharges. Table 4 summarizes the total building fees
collected between Fiscal Year 2004-2005 and Fiscal Year 2015-2016, indicating average
building fee charges of $1.2 million per year in nominal dollars, or $1.4 million per vear when
inflation-adjusted to 2015 dollars.

The General Plan anticipates that future residential building activity occurring between 2018
and 2035 will be higher than the level of activity that occurred between 2005 and 2015. The
forecasted increase in building activity is 14.2 percent. Table 4 uses this anticipated increase
in building activity as a proxy for the increase in building fee collection through 2035. it
assumes that the dollar volume of all types of building permits will increase in line with the
increase the volume of permits issued. If this 14.9 percent adjustment is applied to the City's




historic, inflation-adjusted, building permit fee volume, the resulting estimate is $1.6 million in
building fees per year, through 2035.

3. Method to Allocate Costs for General Plan implementation
As indicated above, the method to allocate costs for General Plan Implementation activities is
to estimate the percentage increase in the building fee charged for all buiiding permits that
would be necessary in order to recover the estimated General Plan Implementation costs over
time. The lower part of Table 4 indicates that if the City simply spread the estimated General
Plan Implementation Costs over the 19-year total building permit fee revenue based on
nominal historic building permit activity, it would be necessary to add an 18.7 percent
surcharge on every building permit. If the City instead calculated the surcharge based on the
historic inflation-adjusted building permit revenues, further adjusted by the anticipated
increase in overall building permit activity, the resulting cost recovery fee would be 14.2
percent of the base building permit amounts.

This methodology recognizes that the total General Plan Implementation Cost Recovery Fees
could increase above the $4.4 million estimate detailed in Appendix A due to any underlying
increases in base building permit fees that may be instituted; however, further increases in
building permit revenue will likely be due to inflationary factors, which will likely have a similar
effect on the costs of General Plan Implementation activities over time, Under this type of
situation, the City may collect more than $4.4 million in General Plan Implementation Cost
Recovery fees; however, the City’s cost for the specified implementation activities would likely
rise by a similar amount. To ensure the City only collects the amount needed to fund General
Plan Implementation activities, the City should reevaluate the amount of development and the
fees collected every five years as part of the Comprehensive Growth Management Plan. At that
time, the City Council may consider amending the fee, if deemed necessary.

4. Fee Schedule for General Plan implementation Cost Recovery Fee
As indicated above, the General Plan Implementation Cost Recovery Fee will be charged as a
percentage surcharge on total building permit fees collected through the 2035 time period.
The surcharge would not vary by permit type; thus, a fee schedule has not been provided.
However, Table 5, below, provides examples of how the General Plan Implementation Cost
Recovery surcharge would affect different types of permits, at the 14.2 percent ievel.
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Table 5: Examples of General Plan Implementation Cost Recovery Fee

Exampies of 14% Building Fee Increase

Sq. Ft. Valuation

Single Family Home ' 2,248 sf $ 253,485.00
Villas at NV Apartments Bldg 1 (36 Bldg) $ 942,404.00
Buzz Qates Warehouse Shell 507,816 st § 19,080,330.40
PG&E Shell & T1 17076 sf  § 6,800,000.00
Reroof Permit $ 14,500.00
Solar Permit -

Pool $ 35,000.00

Building Fee
1,505.00
20,350.00
50,405.00
19,237.00
213.00
52.00

W A A R

410.00

14.2% Increase
213.68
2,890.63
7,156.66
2.731.33
30.24
7.38
58.21

£ A h & B 89

New Building Fee
1,718.68
23,249.63
57,561.66
21,958.33
243.24
50.38
468.21

0 BB h

Source: City of Vacanille, 2016.
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. Appendix A: Estimated General Plan Update, Mzintenance, and implementation Costs

25-Mar-16

11 2015 Comprehensive General Plan Update

Cost Allocation

Growth Areas  Focus Areas

2015 Comprehensive General Plan Update Cost
Recovery

$2,400000 ~ 8B.9% 11.1%

$2,400,000  §$2,133,534 $266,466

Ongoing Planning Maintenance and Implementation Activities

Estimated Cost for In-House No. of Total Cost
Preparation (Community Revisions Through
Development Cost) prior fo 2035 2035
Annual Land Use and Development Code Review and
Update $43,670 20 $873,400
Annual Status of the General Plan and Housing Element
Report* $31,275 20 $625,500
Comprehensive Growth Management Plan
(Contains Municipal Service Reviewand Comprehensive
Annexation Plan} $183,538 4 . $774,150
Comprehensive Land Use and Development Code
(Zoning) Update {includes newordinances} $387,075 1 $387,075
r
T Energy and Conservation Action Strategy (ECAS) :

Updates $44 663 4 $178,650
General Plan Technical Update (2025) $387,075 1 '5387,075
Housing Element Update* $203,288 3 $609,863
Land Use Database Maintenance $25,000 2D $500,000
Building Permit Software Updats - GIS Module (143
Total Cosi) $14,213 1 $14,213
Building Permit Software Annual Maintenance
{1/3 Total Cost} $1,667 20 $33,333
Total Cost: $1,331,463 $4,383,259
Notes:

Costs for all ongoing planning maintenance and implemerntation activities will be spread across all new development articipated throughott the City of Vacaville

within the 2035 planning horizon.
* ncludes Department of Housing Senvices Cost

Source: City of Vacavilie, 2016
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Attachment 1

Summary of Development Related General Plan Implementation Tasks

No. of

. Estimated Revisions Total Cost

Implementation Task Cost Priorto | Through 2035
2035

Annual Land Use and Development : |
Code Review and Update $43,670 20 $873,400
Annual Status of the General Plan
and Housing Element Report* $31,275 20 $625,500
Comprehensive Growth Management
Plan (Contains Municipal Service
Review and Comprehensive $193,538 4 $774,150
Annexation Plan)
Comprehensive Land Use and
Development Code (Zoning) Update $387,075 1 $387,075
(includes new ordinances)
Energy and Conservation Action
Strategy (ECAS) Updates $44,663 4 $178,650
General Plan Technical Update
(2025) $387,075 1 $387,075
Housing Element Update* $203,288 3 $609,863
Land Use Database Maintenance $25,000 20 $500,000
Building Permit Software Update -
GIS Module (1/3 Total Cost) $14,213 1 $14,213
Building Permit Software Annual
Maintenance (1/3 Total Cost) $1.867 20 $33,333
Total Cost: $4,383,259

Note: With the exception of the Annual Status of the Housing Eiement Report and the Housing
Eiement Update, these costs are limited to the costs incurred by the Community Development

Department.




Descriptibn of Development Related General Plan Implementation
Tasks

Annuai Land Use and Development Code Review and Update — The Community
Development Depariment actively follows, reviews, and prepares ietters of support andfor
opposition to proposed legislation. When necessary, Community Development amends the
Land Use and Development Code or other City adopted documents, such as the General Plan,
to implement new legislation on an annual basis. Community Development is currently
following the pending legislation:

» Governor’s By Right Housing Proposal - A proposal by the Governor to pre-empt
local discretionary land use approvals of specified housing developments by having all
such approvals be considered “ministerial” actions, meaning eliminating opportunities for
public review, project-level environmental review and restricting design review.

» AB (Santiago) 1934 Density Bonuses: Mixed-Use Projects — AB 1934 would require
local governments to provide a commercial developer a density bonus and other
incentives or concessions when the developer has entered into an agreement for with an
affordable housing developer to provide affordable housing through a joint project or two
separate projects encompassing affordable housing.

> SB 1069 {(Wieckowski) 2" Units — SB 1069 would replace the term "second unit" with
"accessory dwelling unit® and require ministerial, nondiscretionary approval of an
accessory dweliing unit under certain conditions. Cities would also be prohibited from
imposing parking standards on accessory dwelling units under certain circumstances.
This bill is related to AB 2299 (Bioom) which further amends Government Code Section
65852.2.

» AB 2501 (Bloom) Density Bonuses — AB 2501 would revise specified provisions to
require a local government to adopt procedures and timelines for processing a density
bonus application. 1t wouid also require local governments to provide a list of documenis
and information reguired fo be submitted with the application in order for it to be deemed
complete. The bill would prohibit a local government from requiring additional reports or
studies 1o be prepared as a condition of an application.

> AB 2586 (Gatto) Parking - AB 2586 would restrict a local governments’ ability to
regulate local parking. This bill unnecessarily upends local authority to regulate parking,
an authority that cities have had since at least 1959.

Annual Status of the General Plan and Housing Element Report — Government Code
Section 65400 mandates that the City submit an annual report on the status of the General
Plan, including the Housing Element, and progress in its implementation to the City Councit, the
Governor’'s Office of Planning and Research (OPR) and the Housing and Community
Development (HCD) by Aprit 1 of each year. Submittal of these reports ensures the City's
General Plan and Housing Element are in compliance with State law and makes the City eligible
for certain grant funding opportunities. See the attached General Plan implementation Plan for
the numerous tasks the City must report on annually.

Comprehensive Growth Management Plan — This document includes the State mandated
Municipal Service Review with the City's Sphere of Influence review which must be updated and




reviewed by Solano Local Agency Commission every 5 years. This document also contains the
City's Comprehensive Annexation Plan. This document must be kept up-to-date in order for the
City to annex additional land.

Comprehensive Land Use and Development Code (Zoning) Update — This task amends to
the Land Use and Development Code to include new ordinances and amendments identified as
General Plan Actions and mitigation measures. The General Plan Implementation Plan
identifies approximately 50 Municipal Code amendments that must be implemented.-

Energy and Conservation Action Strategy (ECAS) Updates — The ECAS identifies and
addresses GHG emissions from building energy use, transportation, solid waste, agriculture,
and water use. It meets the requirements of a qualified GHG reduction strategy by identifying
current and future GHG emissions, by setting a target for GHG reduction and containing
measures that demonstrably meet this target, by being adopted publicly following environmental
review, and by containing efforts to monitor plan implementation. The ECAS must be updated
approximately every 5 years when new greenhouse gas emission targets are identified by the
California Air Resources Board.

General Plan Technical Update (2025) — This task involves reviewing and updating the
technical components of the General Plan (ex. planned infrastructure improvements) to ensure
it remains in compliance with State law, and reflects changes in City polices and goals, and
removes completed General Plan Actions. The technical update also provides the City Council
the option to add, remove, or amend General Plan policies.

Housing Element Update — The 2015-2023 Housing Element was adopted on May 12, 2015
and certified by the Department of Housing and Community Development (HCD) on May 27,
2015. The Housing Element is one of the seven mandatory elements of the City's General Plan.
Unlike the other mandatory General Plan elements, the Housing Element is required to be
updated every eight years, and is subject to detailed statutory requirements and mandatory
review by the State Department of Housing and Community Development (HCD).

Land Use Database Maintenance — The City’s land use database provides an inventory of
existing land uses, approved development projects, and projected development within the City's
ptanned Sphere of Influence. This information is used for infrastructure modeling and planning,
tand use reports, and project specific environmental analysis.

Building Permit Software Update — GIS Module and Annual Maintenance (1/3 Total Cost) —
The City has building permit software, however, it currently does not include a GIS module to
monitor building permits issued in specified geographic areas. In addition, it does not have the
ability to identify or charge fees specific to certain projects and/or locations, such as the
proposed General Plan Update Cost Recovery Fee. The GIS module would allow the City to
monitor permits issued and projects completed in specified geographic areas, in addition to
charging project and location specific fees. In addition, this module would help ensure the
amount of development does not surpass the amount of development inciuded in the General
Plan Update environmental impact report.



Atftachment 2

City of Vacaville
General Plan Implementation Plan
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GENERAL PLAN IMPLEMENTATION PLAN

On August 11, 2015, the City Council adopted Resolution 2015-0714 certifying the General Plan
and Energy and Conservation Action Strategy (ECAS) Environmental Impact Report (EIR}, and
adopting the Vacaville General Plan and Vacaville ECAS. These documents, together with the
City's adopted 2015-2023 Housing Element, contain goals, policies, and mitigation measures
that must implemented through a series of tasks. The attached Implementation Plan identifies
these tasks and the City department(s) responsibie for each task.

The General Pian Update implementation Plan consists of four components: 1.) General Plan
Actions, 2.) ECAS Greenhouse Gas Reduction Measures, 3.) the General Plan Update and
ECAS EIR Mitigation Monitoring Reporting Program, and 4.) Housing Element Housing
Programs.

The Implementation Plan will be updated and reviewed by the Planning Commission and City
Council each year as part of the City’s Annual Report on the General Plan and Housing
Element, which must be submitted to the State each year by April 1. As part of this review,
tasks will prioritized annually based on staff resources and funding availability.




IMPLEMENTATION PLAN — GENERAL PLAN ACTIONS

This section of the Implementation Plan organizes General Plan Actions by element (i.e., Land
Use, Transportation). The primary and secondary responsible departments for each Action
have also been included. ldentifying which Actions should be prioritized and accomplished in
each given year, taking into account staff and funding availability, will be an annual
responsibility of City staff and the City Council. The General Pian Implementation Plan, in its
entirety, will be reviewed each year as part of the Annual Status of the General Plan and

Housing Element report, -
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IMPLEMENTATION PLAN — ENERGY AND CONS ERVATION ACTION
STRATEGY (ECAS)

Over the past several years, California’s State legislature has adopted a series of laws
mandating reductions in greenhouse gas (GHG) emissions (i.e. Executive Orders S-3-05 and S-
01-07, AB 32 and SB 375). These new requirements have implications for private industry,
State agencies, and local governments like the City of Vacaville. In response to the targets set
by State legistators, as well as to make Vacavilie a more sustainable city, the City Council
adopted the Energy and Conservation Action Strategy (ECAS) concurrently with the General
Plan on August 11, 2015.

The ECAS identifies and addresses GHG emissions from building energy use, transportation,
solid waste, agriculture, and water use. |t meets the requirements of a qualified GHG reduction
strategy by identifying current and future GHG emissions, by setting a target for GHG reduction
and containing measures that demonstrably meet this target, by being adopted publicly
following environmental review, and by containing efforts to monitor plan implementation.

Implementation of the ECAS will guide Vacaville's actions through a series of communitywide
and municipal GHG emissions reduction measures to decrease the City’s contribution to GHG
emissions. Communitywide GHG emission reduction measures are exclusively aimed to
increase energy independence; reduce spending on gas, electricity, and water; and improve air
quality from non-City operations, such as private development. With implementation of the
ECAS, the City of Vacavilie will reduce its GHG emissions by 21.7 percent below Vacaville’s
2020 business-as-usual forecast, and individual projects will be able to streamline their GHG
analysis by complying with the ECAS.

If the ECAS fails to meet its adopted target, it is at risk of no longer meeting the standards for a
qualified GHG reduction strategy, which may render it subject to legal challenge if used to
streamline CEQA environmental review for proposed projects. In addition, not having a
qualified GHG reduction strategy would render the City of Vacaville ineligible for certain grant
funding opportunities.
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IMPLEMENTATION PLAN — GENERAL PLAN EIR MITIGATION
MONITORING AND REPORTING
PLAN

The purpose of the Mitigation Monitoring and Reporting Plan (MMRP) is to ensure the

implementation of mitigation measures identified in the environmental impact report prepared for
the General Plan and ECAS. The MMRP includes the following information:

+ A list of mitigation measures;

¢ The party responsible for implementing the mitigation measures;
+ The timing for implementation of the mitigation measure;

+ The agency responsible for monitoring the implementation; and
+ The monitoring action and frequency.

The EIR for the General Plan and ECAS evaluates all potentially significant environmental
impacts that could resulf from the approval of the General Plan and ECAS, and identifies
measures designed to mitigate or avoid the potentially significant impacts of the project. The
City of Vacaville City Council adopted this MMRP in conjunction with the approval of the
General Plan and ECAS on August 11, 2015. This section of the Implementation Plan lists all
identified potentially significant or significant impacts of the project and, where applicable, the
final mitigation measures adopted by the City Council to avoid, reduce or attempt to reduce
those impacts to a less-than-significant level.
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IMPLEMENTATION PLAN — HOUSING ELEMENT (2015-2023)

The Housing Element is the chapter of the City's General Plan that contains the City's programs
and policies pertaining to housing services for all types of households within the community,
inciuding affordable housing needs. State law requires the Housing Element to contain a
statement of “the means by which consistency will be achieved with other General Plan
elements and community goals” (California Government Code, Section 65583[c] [6] [B]). The
Housing Element is one of seven required elements of a City's General Plan. Unlike the other
mandatory general plan elements, the Housing Element, required to be updated every eight
years, is subject to detailed statutory requirements and mandatory review by the State
Department of Housing and Community Development (HCD).

The policies and programs listed in this section of the Implementation Plan concentrate on
providing affordable housing for exiremely low, very low, low and moderate-income families and
individuals, which is required by State housing law. The City's affordable housing strategy is to
provide a wide range of housing services to benefit households with incomes at or below 120
percent of area median income. The City strives to provide a full continuum of housing services,
such as support services to entities serving the homeless, rental assistance, assistance for first
time homebuyers, housing counseling, and fair housing assistance.
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