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CHAPTER 1 – EXECUTIVE SUMMARY



A.	PFF PROGRAM SUMMARY




B.	SUMMARY OF PFF FEES

Fees for major water, sewer and storm drainage infrastructure are based upon the capacity provided by each facility, the users’ anticipated demand, and the engineer’s current opinion of probable costs as outlined in this Report.  A summary of all PFF fees are summarized below:



CHAPTER 2 – PFF PROGRAM OVERVIEW


A.	SUMMARY OF THE PFIP

The City of Manteca (City) developed the Public Facilities Implementation Plan (PFIP) as the implementing program for specific public infrastructure policies identified in the City’s General Plan.  When it was originally adopted in 1993, the purpose of the PFIP was to ensure that certain public infrastructure needed for growth – namely water, wastewater, storm drainage and transportation facilities – were adequate as the City grew and developed in accordance with its General Plan.  Another purpose of the PFIP was to ensure that this infrastructure was constructed in a timely manner and financed in a manner that equitably divided financial responsibility in proportion to the demands placed on the new facilities. 

The PFIP was developed as a reimbursement model program that utilized developers’ resources to fund and construct improvements.  Developers were reimbursed either in fee credits or with funds as they were accumulated from the imposed fees.  This method was successful in some aspects, but often required that developers fund substantial improvements with limited assurance of timely repayment.  This situation ultimately presented significant barriers to growth.  


B.	SUMMARY OF THE PFF

The City now desires to replace the PFIP with an implementation program that removes barriers and facilitates growth.  The implementing program that will replace the PFIP will be a development impact fee model called the Public Facilities Fee (PFF) Program.  In the PFF Program the City assumes the responsibility of securing funding and constructing facilities, while the developers – in most cases – simply pay their proportionate share to reimburse the City for the cost to finance and construct the infrastructure. 
	
Like the PFIP, the PFF also incorporates Capital Improvement Programs (CIPs) and/or utilities master plans for water, sewer and storm drainage as defined in Government Code §66002.  The basis for determination of costs and fees that are provided in this document are based, in part, upon findings and conclusions provided in the utilities master plans.  This PFF document and the various utilities master plans jointly identify the use to which the fee will be put, determine how there is a reasonable relationship between the fee’s use and the type of development project on which the fee is imposed and determine how there is a reasonable relationship between the need for the public facility and the type of development project on which the fee is imposed.  

Only water, sewer and storm drainage facilities and their respective fees are developed in this version of the PFF.  Additional time is needed to prepare the PFF Transportation program due to the complexity of the transportation facilities.  Thus, a subsequent update of the PFF will address transportation facilities and its respective fee structures need to serve future growth.

C.	OVERALL INTENT

The overall intent of the City is to implement a development impact fee program that funds and constructs facilities needed for growth.  The City also intends for the update process for this development impact fee program to be flexible and responsive to changing conditions.  Careful consideration will be given to proposals submitted by landowners for interim or permanent solutions that better serve development opportunities within the overall constraint of General Plan and PFF goals and policies.  City staff is given administrative discretion to review, modify as appropriate or required, and approve alternate solutions that are consistent with overall City policies.


D.	PFF PRINCIPLES

1.	Development Impact Fee Model

The City will be responsible for arranging the funding and construction of most major facilities.  Developers will still be responsible to construct some utility infrastructure – namely some water and storm drainage infrastructure – as described elsewhere in this report.    Developers in most cases will simply pay their proportionate share to reimburse the City for the cost to finance and construct infrastructure needed for growth.

2.	Financing 

Development impact fees offer a reliable source of financing that is within the control of the City to provide facilities to serve new development.  The City intends to participate aggressively in Regional, State, and Federal programs that may become available to finance public improvements.  However, the City is not prepared to depend on these sources to pay for public improvement projects that are essential to growth and development.  Thus to fund the required infrastructure, the City will utilize the following sources: 

· Development Impact Fees paid pursuant to the PFF will be used to finance the expansion of facilities that are necessary to accommodate the demand for new capacity.  Fees could be due at the earliest of the following: issuance of building permit, filing of final subdivision map, or connection to the facilities.  

· Inter-Account Borrowing, such as borrowing between City fee accounts when practical or employing other comparable devices, may be used if development impact fees, considered alone, are insufficient to build public improvements when required. 

· Outside Financing, such as bonds or other public financing instruments may be utilized to fund larger facilities in advance of the fees that will retire any such accumulated debt. Any such funding will require participation by the specific beneficiaries in the form of land or other source of security to insure repayment. 

3.	Facility Planning

The sequence of planning for increased capacity and expanded public water, sewer and storm improvements in the City is as follows:

· General Plan and accompanying growth management policies and ordinances are adopted.

· Facilities master plans are prepared or updated and conceptual engineering is developed to identify the new facilities/capacity that will be needed to serve the forecasted growth.

· Impact fees are determined for new developments’ share of the CIP projects.


E.	PFF IMPLEMENTATION

1.	Transitioning Existing Projects 

All lots with an existing approved final map shall be excluded from the requirements of the PFF Program unless the City is authorized to impose the PFF pursuant to the terms of an existing Development Agreement, pursuant to an amendment of the existing Development Agreement or pursuant to another agreement. 

Projects with an approved Vesting Tentative Map by which vested rights for the PFIP have been acquired, or a Development Agreement which does not authorize the City to impose the PFF, may request the City to revise said maps or amend such Development Agreements to become subject to the PFF.  Projects so doing may be relieved of obligations for the construction of wells and tanks.  Projects which remain under the current PFIP shall be obligated to meet all project conditions as specified in the existing project conditions, subdivision agreement or development agreement.

All projects not fully approved or entitled by the date of adoption of the PFF shall be subject to all the terms and conditions of the PFF.

2.	Existing PFIP Liabilities

Existing PFIP liabilities will be retired in the order outlined in the original PFIP from funds collected by the PFIP.  Upon payment of all outstanding debts, any remaining funds shall be distributed into the PFF funds as shown:

3.	Facility Construction

Projects will be constructed as demand occurs and are not rigidly tied to the calendar.  Thus, growth forecasts are not needed nor used in the PFF.  Accordingly, the timing of facility construction in this program is self-correcting in that:

· A slowdown in development produces a slower rate at which additional capacity will be demanded, as well as a slower rate at which development impact fees will be collected.  Consequently, the construction of facilities would slow down.

· As development increases, then development impact fees will be available sooner to construct improvements for which demand has occurred sooner than expected.  An excessive rate of development that is beyond that which could be accommodated because of lead time required to construct projects is unlikely because at some point, the limitations in the City Growth Management Ordinance would become effective.
 

E.	PFF ADMINISTRATION

1.	Payment of Fees

Payment of PFF fees is due at the time of issuance of building permit.  Payment of PFF fees at occupancy of a residential or commercial facility is not allowed, and the occupancy permit will not be issued until all fees are paid. 

2.	Fee Adjustments

The City intends to review the PFF and each development impact fee resolution annually.  Any material change in development impact fees as a result of the monitoring and review of the program would be implemented as soon as feasible.  The PFF is subject to revision due to several factors.  These factors include the difficulty of forecasting the rate and location of development in the City, variations in the cost of construction of public improvements, and variation in the standards that may be applicable in the future to the design of public improvements.  

Annual fee and reimbursement rate adjustments will be calculated in November of each year and will take effect in January of the following year for every year.  The automatic inflation adjustment to the fees and reimbursement rates will be based upon the preceding July 20-Cities ENR construction cost index.  Should the ENR be revised or discontinued, the Director of Finance will use the revised index or a comparable index, as approved by the City Council, for determining fluctuations in the cost of development.  Statute requires 60 days after adoption before fees become effective. Therefore, staff will need to process fee increases as early as possible to ensure new fees will be effective the following year. 


3.	Monitoring Growth and Updating the PFF

The City intends to assure that the General Plan and the various master plans remain responsive to City policy and changing development conditions.  The City intends to review both the General Plan and the facility master plans on a five-year cycle.  Policies in an amended General Plan will be incorporated into all of the City facilities master plans and into each development impact fee Ordinance and Resolution.  


F.	EXISTING DEFICIENCIES  

If a facility improvement will remedy an existing deficiency and provide new capacity, then the cost of that facility will be allocated between new development and other financing sources as follows:

· The least-costly improvement to remedy the existing deficiency, in the absence of further growth, is identified.  This cost is assumed to be the responsibility of existing funding sources and is not financed from development impact fees.  The least costly improvement must be feasible and realistic. 

· The cost to provide capacity for additional growth (i.e., the difference between the full cost of the improvement and the cost of the least costly improvement to remedy existing deficiencies) is financed from development impact fees.

· The only significant current deficiency that will be remedied in conjunction with an increase to capacity and will be funded, in part, with PFF fees is the replacement of the abandoned elevated water tank.  The existing tank is no longer in use due to structural deficiencies.  The City currently does not have an elevated storage, but it is anticipated that a new elevated water tank may be constructed after the PFF is approved.  The replacement tank may be larger than the existing tank, and the new additional capacity will be primarily used for new growth.




CHAPTER 5 – PFF STORM DRAINAGE


The following is a presentation of the basis for the SDMP, the various policies of the PFF Storm Program, and detail on the PFF Storm fees.

BASIS

A. Storm Drainage Master Plan Overview

A comprehensive Storm Drain Master Plan (SDMP) supports the essential service of stormwater management by evaluating the condition of existing drainage facilities and by identifying additional facilities needed to accommodate runoff from future development.

Key objectives of the SDMP include:

1….
2….
3…..




1. Planning area
The SDMP evaluates drainage from the 2023 General Plan lands within the Primary Urban Service Area through build out.  Five planning zones have been identified to define the capital improvements needed to serve future growth.  The zones are Zones 30, 32, 34, 36 and 39.  With the exception of drainage Zone 39, all drainage zones are located in SSJID’s service area.  


2. SSJID / City Stormwater Agreement 
The South San Joaquin Irrigation District (SSJID) owns a complex network of irrigation Laterals and Drains that run throughout the City’s limits.  These facilities deliver irrigation water to various farming operations, and they convey excess irrigation water and field runoff to the San Joaquin River.  

The City and SSJID have a long-standing agreement that authorizes the City to discharge its stormwater runoff into SSJID facilities for ultimate disposal to the San Joaquin River.  Of the many requirements in the Agreement, the two most significant requirements are:

a) All stormwater discharges into SSJID facilities must be monitored and controlled such that the capacity of SSJID’s facilities is not exceeded. 
b) Stormwater quality must be controlled such that it complies with all applicable laws.

3.  Stormwater Attenuation, Conveyance and Disposal Methodology:
Per the SDMP, all storm runoff from future development is to be collected, attenuated, conveyed and disposed of as follows:

PFF Drainage Zones 30, 32 & 34:
· local drainage collection to local/regional attenuation facilities
· attenuation facilities to SSJID Laterals 
· SSJID Laterals to SSJID Drains 
· SSJID Drains to FCOC
· FCOC to San Joaquin River.  

Some exceptions to this methodology exist for parcels within the Direct Discharge Area (Zones 32 & 34) as described in the SDMP. 


PFF Drainage Zone 36:  
· local collection to local/regional attenuation facilities, 
· attenuation facilities to SSJID Laterals, 
· Laterals to South Drain Facilities,
South Drain Facilities to FCOC
· FCOC to San Joaquin River.


PFF Drainage Zone 39:
· Local collection to local/regional attenuation facilities
· attenuation facilities to regional conveyance system
· regional conveyance system to regional pump station
· regional pump station to Walthall Slough.
· Walthall Slough to San Joaquin River


4. Stormwater Design Criteria

Attenuate and Control All Future Flows 
Per the SSJID/City Master Drainage Agreement, SSJID prohibits the direct discharge of stormwater runoff to its facilities.   Accordingly, the City requires all new development to attenuate its runoff in a storage facility before pumping it into SSJID’s facilities. 


Drain the city within 96 hours after a rain event
……….


Maximize SSJID Laterals for conveyance
A principle of previous City storm drain master plans was to minimize the use of SSJID’s Laterals for conveyance of stormwater runoff to SSJID’s Drains.  Accordingly, previous master plans specified the construction of a separate stormwater conveyance network that by-passed the Laterals and transported storm drainage directly to the Drains.  Once the City’s stormwater reached the Drains, the Drains provided conveyance to the FCOC and to the San Joaquin River for ultimate disposal.  The City recognizes the opportunity to minimize infrastructure costs for all parties by abandoning the concept of separate conveyance systems to SSJID’s Drains and instead expanding the use of SSJID’s Laterals.  The Laterals that are to convey both stormwater and irrigation water are called dual-use facilities, and they are highlighted in the SDMP.




5. Water Quality

Comply with Phase II General Permit [expand description]




STORM POLICIES

The City has implemented the following policies as part of the PFF Storm Drainage Program.


Local Stormwater Collection, Attenuation and Pumping Facilities:
Developers shall install, at their expense, local drainage collection, attenuation and pumping facilities necessary to serve their development.  While the City encourages regionalization of attenuation facilities, this effort is left to the developers to make arrangements amongst themselves.  

Should developers reach an arrangement for a regional attenuation facility, the City will support this effort by establishing and administering an area of benefit (AOB) for the regional facility.  Costs for local collection facilities and local/regional attenuation facilities are not included in the PFF program.  


SSJID Lateral Improvements:
SSJID Laterals shall serve as the conveyance facilities from the local/regional attenuation facilities to SSJID’s Drains.  Laterals shall be minimum 42-inch diameter reinforced concrete pipelines.  Virtually all existing Laterals throughout the PFF planning area are already 42-inch diameter pipelines; thus, the PFF does not include costs for Lateral upsizing.   

SSJID currently requires new development projects that disturb their Laterals to remove, realign and replace the laterals, at the developer’s expenses, with at least the same diameter pipe as the existing Lateral.  In some cases, SSJID requires an increase in pipe diameter to the next standard pipe size (or more) to account for additional head-loss created by the pipeline realignment.  Since this is a SSJID requirement, there are no upsizing costs in the PFF to account for additional head-loss.    

The City does acknowledge the possibility that an existing SSJID Lateral in the PFF planning area may be less than 42-inch diameter.  In the event that a smaller-than-42-inch Lateral is found and should SSJID not require the replacement pipe to be at least a 42-inch pipe to account for additional head-loss, the City will require the developer to upsize the pipe to 42-inch diameter.  Should this situation occur, the developer will be reimbursed the incremental cost increase of a 42-inch pipe per the reimbursement policies in Chapter X.


SSJID Drain Improvements:
Per the SDMP, the City will construct a new pipeline [improve description] to increase the capacity of Drain 5 to accommodate future flows.  The Drain 5 improvement costs are included in the Zone 34 PFF fee structure.



Zone 32 Conveyance Improvements
The City will construct a new pipeline to connect Lateral Rga to Drain 3 per the SDMP.  The cost of this connector pipe is included in the Zone 32 PFF fee structure.


Zone 36 Improvements
The City will construct a drainage pipeline in Woodward Avenue – known as the South Drain – to serve as the main stormwater conveyance facility for Zone 36.  The City will also construct a pump station and force main – called the South Drain Pump Station & Force Main – to convey storm water from the South Drain Pipeline to the FCOC.  In addition, the City will construct several junction structures to divert water from the dual use Laterals to the South Drain.  The cost of the South Drain, South Drain Pump Station & Force Main and the junction structures are included in the Zone 36 PFF fee structure.  


Water Level Monitoring Stations
The City will construct water level monitoring facilities in the various PFF zones and in the FCOC to monitor water elevations in real-time to prevent flooding caused by additional drainage flows.  Each zone’s proportionate share of the water level monitoring stations is included the PFF fee structure. 


FCOC Culvert Crossing Improvements 
As identified in the SDMP, several existing culvert crossings in the FCOC need improvement to accommodate additional drainage flows.  The existing SSJID/City drainage agreement contains cost-sharing provisions regarding these culvert crossing improvements wherein both parties share equally in the costs.  The City or SSJID will construct the culvert crossing improvements, and the City’s 50% cost share is included in the PFF fee structure.  The FCOC culvert crossing improvement costs are spread proportionately among the PFF zones based upon each zone’s contribution of additional storm flows.   


Zone 39 Improvements
Zone 39 is outside of SSJID’s service area, and therefore SSJID facilities cannot be used to convey runoff from this area.  As a result, the SDMP identifies a conveyance and disposal system separate from SSJID’s facilities for this zone. 

The storm infrastructure needed for Zone 39 will be funded and constructed by the Trails of Manteca Subdivision Project.  Since this infrastructure will be sized to serve all of Zone 39, the Trails of Manteca developer will be reimbursed the cost of these facilities, less their proportionate share, in accordance with the reimbursement policies in Chapter X.


STORM FEES



Cost basis

PFF fees

Non-PFF fees
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