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THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
AGENDA ITEM 

DEPT: Chief Exeeutive Offiee BOARD AGENDA #: *B-9 -------
Urgent 0 Routine ® ~ AGENDA DATE: 

:.1....... j " ............................................ ..! 

Oetober 17, 2017 

CEO CONCURRENCE: 4/5 Vote Required: Yes 0 No® 

SUBJECT: 
Approval of the Amended Publie Facilities Fees Administrative Guidelines, Reinstate the Large 
lndustrial lneentive Program, and Caneel the Publie Hearing to Consider the Adoption of the 
Revised County Publie Faeilities lmpaet Fees 

STAFF RECOMMENDATIONS: 

1. Approve the amended Stanislaus County Publie Faeilities Fee Administrative Guidelines. 

2. Caneel the previously seheduled publie hearing to eonsider the adoption of the revised 
County Publie Faeilities lmpaet Fees. 

3. Approve to reinstate the Large lndustrial lneentive Program effeetive upon Board of 
Supervisors' approval. 

DISCUSSION: 

The Stanislaus County's Publie Faeilities Fee (PFF) program was developed in 1989. The 
primary objeetive of the PFF program is to ensure that new development pays the eapital eosts 
assoeiated with growth. Program updates sinee ineeption were eompleted in 1992, 2003, 2005, 
and 2010, with the last inflationary adjustment eompleted in 2014. The PFF program eolleets 
impaet fees from new development throughout the County, both in the eities and the 
unineorporated area, to fund the publie facilities related to providing eounty serviees. The 2010 
eomprehensive update projeets population growth in Stanislaus County through year 2030 and 
identified needed eapital faeilities to serviee that growth. 

The PFF Committee is responsible for the administration and oversight of the PFF program. 
The eommittee is eomprised of the following department heads or their designees: Chief 
Exeeutive Offieer, Chief Building Offieial, Auditor-Controller, Publie Works Direetor, Planning 
Direetor, County Counsel, and Capital Projeets. The PFF Committee has the responsibility of 
ensuring that all issues related to the PFF program are managed in aeeordanee with applieable 
rules and regulations. The PFF administrative guidelines are used by the County and eity 
partners to implement the program and were first adopted in 1990. The amended PFF 
Administrative Guidelines includes clarifying definitions for various uses in eommereial/retail, 
motel/hotel, shade strueture, and adds manufaetured housing to mobile home seetions, 
removes seasonal use, aligns existing County Ordinanee related to development agreements, 
and ineludes that the administrative fee partion of a deferral or waiver be paid at time of 
building permit issuanee, as well as other minor typos and various language clean-up. 
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Approval of the Amended Publie Faeilities Fees Administrative Guidelines, Reinstate the Large 
lndustrial lneentive Program, and Caneel the Publie Hearing to Consider the Adoption of the 
Revised County Publie Faeilities lmpaet Fees 

The County eompleted the 2017 County PFF program update, whieh is a eomprehensive 
review of the existing fee program that projeets forward 28 years, through 2045, of anticipated 
growth in Stanislaus County. A major partner in this program has requested additional time to 
eomplete their review and analysis of the updated program. As a result staff is reeommending 
that the publie hearing seheduled for Oetober 17, 2017 be eaneelled and reseheduled at a later 
date. The approval of the PFF Administrative Guidelines and the reinstatement of the Large 
lndustrial lneentive Program do not require a publie hearing and are therefore reeommended 
for approval outside of the publie hearing proeess to ensure timely implementation of these 
program improvements. 

Large lndustriallneentive Program 

The Large lndustrial lneentive Program was initiated as part of the 2010 Comprehensive 
Update to assist large industrial, manufaeturing and logisties seetor growth. Sinee ineeption 
two applieants, Blue Diamond and Restoration Hardware, have applied for the ineentive 
program. As a result, 246 direet new, full-time, living wage jobs have been ereated: 92 full-time 
jobs with Blue Diamond and 154 full-time jobs with Restoration Hardware. The average hourly 
rate is $18 - $20 with benefits. 

The Large lndustrial lneentive Program expired on June 30, 2017. Staff reeommends 
reinstating the program. However, any potential future eannabis aetivities will not be eligible for 
this ineentive program. This ineentive will be reviewed during the next program eomprehensive 
update. 

POLICY ISSUE: 

Board of Supervisors' approval is required to amend the PFF Administrative Guidelines and to 
Reinstate the Large lndustriallneentive Program. 

FISCAL IMPACT: 

The total Large lndustrial lneentive "forgiveness" is $1.28 million. However, it's estimated that 
Blue Diamond and Restoration Hardware have ereated a total of $170 million eapital 
investment into the eommunity, including $9.43 million in direet annual salaries, $25 million in 
direet and indireet indueed salaries annually. The overall fiseal benefit to the eommunity is 
mueh greater than the ineentive forgiveness. 

BOARD OF SUPERVISORS' PRIORITY: 

The reeommended aetion supports the Boards' priorities of A Strong Loeal Eeonomy, A Weii
Pianned lnfrastrueture System, and Effieient Delivery of Publie Serviees by administering an 
impaet fee program to ensure that new development pays the eapital eosts assoeiated with 
their growth. 
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Approval of the Amended Publie Faeilities Fees Administrative Guidelines, Reinstate the Large 
lndustrial lneentive Program, and Caneel the Publie Hearing to Consider the Adoption of the 
Revised County Publie Faeilities lmpaet Fees 

STAFFING IMPACT: 

The overall administration and oversight of the PFF program resides with the PFF Committee. 

CONTACT PERSONS: 

Keith Boggs, Assistant Exeeutive Offieer 
Tera Chumley, Senior Management Consultant 

ATTACHMENT(S): 

1. Publie Facilities Fees Administrative Guidelines 
2. Large lndustriallneentive Program 

(209) 652-1514 
(209) 573-1398 
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STANISLAUS COUNTY PUBLIC FACILITIES FEES 
ADMINISTRATIVE GUIDELINES 

1. INTRODUCTION 

The County Publie Faeilities Fees (PFF) were first approved in late 1989, beeoming operative in 
Mareh 1990. During that time, agreements were reaehed with all nine ineorporated Cities for 
the eolleetion of the County PFF within their jurisdietions as well as in the unineorporated portion 
of the eounty. This program was designed to ensure that the need for expanded County 
faeilities direetly attributable to inereased population be paid for by those ereating the need. 

The following Administrative Guidelines are for the administration of Publie Faeilities Fees 
established to mitigate the impaets of new development as outlined in Seetion 66000 of the 
California Government Code. These fees may be used for the purehase, eonstruetion, 
expansion, or aequisition of publie faeilities, and must be eonsistent with the adopted fee 
program, whieh shall be updated periodieally as needed. These polieies and proeedures have 
been developed to govern the administration of the PFF Program. 

II. DEFINITIONS 

The intent and meaning of the terms that are used shall be as defined in these Administrative 
Guidelines exeept as speeifieally noted, revised, or added. Where terms are not defined, sueh 
terms shall have ordinarily aeeepted meanings sueh as the eontext implies. Webster's Third 
New lnternational Dietionary of the English Language, Unabridged, shall be eonsidered as 
providing ordinarily aeeepted meanings. 

A. PFF Committee - shall mean a eommittee eomprised of department heads or their 
designees from the following departments or divisions of Stanislaus County: Chief 
Exeeutive Offiee, Auditor-Controller, Publie Works, Planning, Building, County Counsel and 
Capital Projeets. 

B. Chief Building Offieial -The Chief Building Offieial of Stanislaus County 

C. Chief Exeeutive Offieer - The Chief Exeeutive Offieer of Stanislaus County or his or her 
designee 

D. County- Stanislaus County 

E. County Counsel -The County Counsel of Stanislaus County or his or her designee 

F. Development - the eonstruction, alteration, addition, oeeupaney or use of any building or 
strueture within Stanislaus County. 

G. Dwelling Unit - a strueture as defined in the California Building Code (CBC) as adopted by 
Stanislaus County: A single unit providing eomplete, independent living faeilities for one (1) 
or more persons, including permanent provisions for living, sleeping, eating, eooking and 
sanitation. 
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H. Facilities or Publie Facilities - Fees have been identified by the County to fund facility 
categories which include, but are not limited to: animal services, behavioral health, 
criminal justice, detention, fire marshal, emergency services, health, libraries, other county, 
regional and neighborhood parks, sheriff, transportation, and information technology. 

1. Fee - A monetary exaction other than a tax or special assessment that 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 public facilities related to the 
development project. 

J. Use Categories- The way land is developed and used in terms of the types of activities 
allowed. Where ambiguity exists, the California Building Code may be used as a reference 
document to identify the proper use category. 

1) Commercial 1 Retail as used in this section includes a wide range of retail service uses, 
both free-standing and in shopping centers, including but not limited to: supermarkets, 
drug stores, department stores, general merchandise, building materials or lumber 
stores, specialty retail stores, discount stores, hardware/paint stores, video arcades, 
new and used car sales as well as auto repair shops, fast-food restaurants, sit-down 
restaurants, banks and Credit Unions, day care facilities, and gas stations. For 
purposes of calculating the RTIF, "shopping center" refers to a detached or attached 
commercial/retail project with shared parking, totaling 100,000 to 300,000 square feet. 
"Shopping mall" refers to a detached or attached commercial/retail project with shared 
parking in excess of 300,000 square feet. Shared parking shall not be separated by a 
public right of way. 

2) lndustrial- The manufacture, fabrication, reduction or destruction or processing of any 
article, substance or commodity or any other treatment thereof in such a manner as to 
change the form or character thereof. Uses include, but are not limited to, heavy and 
light industrial, warehousing, and industrial parks. 

a) Small lndustrial - less than or equal to 20,000 square feet 

b) Large lndustrial- greater than 20,000 square feet 
• Manufacturing - The conversion of raw materials, components or parts into 

finished goods that meet a customer's expectations or specifications. Uses 
which are considered large industrial include, but are not limited to: 

);;- Bottling plant 
);;- Cabinet shop 
);;- Electronics assembly, paper products 
);;- Food processor, brewery, bakery 
);;- Machine shop 
);;- Printing plant 
);;- Manufacture, fabrication, processing, packaging and treatment of 

explosives, oil and grease products, chemicals and chemical 
products 

);;- Metal fabricator 
);;- Pulp and paper mill 
);;- Reduction, processing and storage of offal, dead animals, bones or 

similar materials 
);;- Rock crushing 
);;- Sheet-metal shop 
);;- Welding shop 
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• Distribution - Entry, receiving, stocking, and shipping products on their way 
from supplier to customer. Uses which are considered distribution/ mixed use 
include but are not limited to: 

);;- Equipment rental yard 
);;- Freight 
);;- Junk handling, processing and storage 
);;- Landfill - waste products disposal or transfer station 
);;- Recycling facility 
);;- Septic tank, cesspool services 
);;- Wholesale nurseries 
);;- Distribution center (such as Longs, Wai-Mart, Coca-Cola) 

• Warehouse - Facility where the primary activity is the storage of materials. 
Uses which are considered warehouse include, but are not limited to: 

);;- Bulk feed storage 
);;- Corporation yard, freight yard 
);;- Mini-warehouse 
);;- Moving and storage service 
);;- Warehousing 

c) Rail-served Large lndustrial- lndustrial development greater than 20,000 square 
teet that is directly served by heavy rail, corresponding with the large industrial 
categories identified in Section (b). 

3) Office - Professional offices including, but not limited to, business parks, corporate 
headquarters, and insurance sales. 

4) Residential as used in this section, shall mean any of the following uses 

a) "Single-family" is a detached home or duplex on an individual lot. 

b) "Multi-family" relates to dwelling units including triplexes, etc., high and low rise 
apartments, condominiums, and residential planned units developments. This 
category also appiies to mobile home parks. 

5) Other Uses 

a) "Churches" 1 "Hospitals" 1 "Nursing Homes" 

1. "Church" shall mean structures primarily designed or used as a place of 
public worship. 

2. "Hospital" shall mean a structure designed for health services both in-patient 
and out-patient that includes surgical care of the sick or injured or the 
physically ill and/or therapeutic treatment for the mentally ill. lncluded as an 
integral part of a hospital are laboratories, out-patient departments, training 
facilities, central service facilities, and hospital staff offices on the same site. 
The preceding ancillary uses are considered "office" if located off-site, unless 
a multi-site campus is covered by a P-D Zone for hospital uses. A separate 
set of offices on thesamesite for physicians is considered "Office." 
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3. "Nursing Home" shall mean a structure designed for use as a convalescent 
hospital, retirement home, residential treatment home, or a twenty-four hour 
care center for seven or more persons in addition to members of the family. 

b) Gas "pumps" - For fee calculations, the number of "pumps" using this definition will 
be the maximum number of passenger cars which can be served at the fuel
dispensing island on the site at one time. 

c) Car wash "lanes" - For fee calculations the number of car wash lanes equals the 
number of cars that can be washed simultaneously at a car wash. 

d) Motel 1 Hotel (per room) - Ali establishments providing temporary lodging for 
travelers shall pay the PFF per room in the facility. lt is assumed that fees per 
room capture facility demand from the building's common areas. 

Note: Mixed Uses - when a development proposal contains more than an incidental 
mixture of use categories, the general type of uses should be segregated and 
treated separately for the purpose of calculating development fees. 

K. Very Low, Low, and Moderate lncoming Housing - The income limits by income category 
and household size, for the purposes of these guidelines, shall be those provided annually 
by the United States Department of Housing and Urban Development for Stanislaus 
County. 

1) Very Low lncome Housing shall mean housing at rents affordable to households 
earning less than fifty percent of the area median income as outlined in the Stanislaus 
County Housing Element. 

2) Low lncome Housing shall mean housing at rents affordable to households earning 
between 50% and 80% of the area median income as outlined in the Stanislaus 
County Housing Element. 

3) Moderate lncome Housing shall mean housing at rents affordable to households 
earning between 81% and 120% of the area median income as outlined in the 
Stanislaus County Housing Element. 

111. ADMINISTRATION 

Overall administration and oversight of the PFF Program shall reside with the Publie Facilities 
Fees Committee as determined by the Chief Executive Officer. The committee is comprised of 
the following department heads and/or their respective staffs: 

• Chief Executive Officer 

• Chief Building Official 

• Auditor-Controller 
• Publie Works Director 

• Planning Director 

• County Counsel 

• Capital Projects 

The PFF Committee may meet monthly and has the responsibility of ensuring that all issues 
related to the PFF are managed in accordance with applicable rules and regulations. The 
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committee was established to review policy matters related to the PFF Program in the event of 
appeals regarding fees, the administration of the PFF Program, and other issues that may arise 
as a result of the implementation of the PFF Program. 

Additionally, the purpose of the Committee has further been defined as follows: 

• ldentify PFF issues for discussion and resolution 
• Review and recommend establishment of fees not within the guidelines of the 

ordinance 
• Recommend or revise administrative guidelines 
• Adjust fees where appropriate 
• Review and monitor city fee collection practices and report findings 
• Monitor fees collected to date and provide periodic reports to the Board of 

Supervisors 
• Serve as an administrative hearing body for appeals from applicants. Appeals not 

administratively resolved will be presented with a recommendation to the appeal 
review committee for resolution. 

A. lnflationary Adjustments 

The County has kept its impact fee program up to date by periodically adjusting the fees for 
inflation. Such adjustments should be completed regularly to ensure that new development 
will fund its share of needed facilities. The following indices shall be used for adjusting fees 
for inflation: 

Buildings- Engineering News Record's Building Cost Index (BCI) 

Equipment- Consumer Price Index, Allltems, 1982-84=1 00 for Ali Urban Consumers 
(CPI-U) 

1) Timing of Adjustments - ln an effort to en sure that the fees collected are adequate for 
inflation, an annual inflation adjustment shall be applied each year to the PFF. The PFF 
rates for all use categories shall be administratively adjusted annually to account for 
inflation. 

While fee updates using inflation indices are appropriate for periodic updates to ensure 
that fee revenues keep up with increases in the costs of public facilities, the County will 
conduct more extensive updates of the fee documentation and calculation when 
significant new data on growth forecasts and/or facility plans become available. These 
updates are anticipated at 5 year intervals. 

2) Notification of lnflationary Adjustment 

Any fee adjustment will be presented to the Board of Supervisors prior to 
implementation. The item should be scheduled to allow for sufficient time for the 
increase to become effective at the beginning of the fiscal year. 

B. Calculation and Collection of Fees 

1) A Publie Facilities Fee shall be charged and paid at the time of issuance of a building 
permit for development. The fee shall be determined by the fee schedule in effect on the 
date that the vesting tentative map or vesting parcel map is deemed complete. For 
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projeets that do not have a vested map, then the date used will be the date the building 
permit applieation is reeeived. 

a) ln aeeordanee with County Ordinanee No. C.S. 824, a Development projeet 
will be subjeet to the fees in plaee prior to April 5, 2003, if the development 
projeet is the subjeet of a written development agreement entered into and 
signed by the developer(s) and the County or a eity within the County prior to 
April 5, 2003. 

2) Use eategories not speeified on the Publie Faeilities Fees sehedule (i.e. reereational) 
shall be eharged at rates determined by the Chief Building Offieial in eonsultation with 
the Direetor of Publie Works using trip generation estimates found in the most reeent 
edition of the Institute of Transportation Engineers (ITE) manual. The formula used to 
derive the road fee portion of eaeh eategory is as follows: 

Regional Transportation lmpaet Fee - Peak hour trip end generation X diverted 
trip faetor X eausality adjustment faetor X intercity eost per trip end of $2,525 
(see 2005 PFF lnflationary Adjustments, page 26) 

City/County Road Fee - Peak trip generation X diverted trip faetor X eausality 
adjustment faetor X City/County eost per trip end of $1,403 (see 2005 PFF 
lnflationary Adjustment, page 25) 

3) When applieation is made for a new building permit following the expiration of a 
previously issued building permit for whieh fees were paid, the fee payment shall not be 
required, unless the fee sehedule has been amended after the expiration date. ln this 
event, the appropriate inerease or deerease shall be imposed prior to the issuanee of a 
new building permit. 

4) ln the event that subsequent development oeeurs with respeet to property for whieh fees 
have been paid, additional fees shall be required only for additional square footage or 
units of development that were not ineluded in eomputing the prior fee or a ehange in 
use. (See exeeption #2) 

5) When a fee is paid for a development projeet and that projeet is subsequently redueed 
and it is entitled to a lower fee, the County shall, upon request of the payor, issue a 
partial refund of the fee to the payor, less the administration portion of the fee. 

6) When a fee is paid for a development projeet and the projeet is subsequently abandoned 
without any further aetion beyond obtaining the building permit, the payor shall be 
entitled to a refund of the fee paid, less the administrative portion of the fee. 

7) A developer of any projeet subjeet to the fee may submit a request for eonsideration to 
the Publie Facilities Fee Committee for reduetion or adjustment to that fee, or a waiver of 
that fee, based upon the absenee of any reasonable relationship or nexus between the 
impaets of the development and either the amount of the fee eharged or the type of 
faeilities to be finaneed. The applieation shall be made in writing and submitted to the 
Publie Faeilities Fees Committee. The request shall state in detail the faetual basis for 
the claim, waiver or adjustment. 

The deeisien of the Publie Faeilities Fees Committee may be appealed in writing to the 
Chief Exeeutive Offieer or his/her designee no later than ten (10) days after the 
Committee's deeisien of the appeal is mailed to the developer. Any appeal that is not 
timely filed will be deemed ineffeetive and the administrative determination of the Publie 
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Faeilities Fees Committee will beeome final. The Chief Exeeutive Offieer or designee 
shall fix a reasonable time for the appeal hearing and shall provide ten (1 0) days written 
notiee to the developer. An appeal review eommittee eomprised of the Chief Exeeutive 
Offieer, or designee, the Chairman and Viee Chairman of the Board of Supervisors shall 
hear the appeal and issue a deeisien within 30-days after the hearing. The Publie 
Faeilities Fee Committee shall prepare a written report and reeommendation for the 
appeal review eommittee's eonsideration. The appeal review eommittee may take any 
appropriate aetion upon the original administrative aetion that was appealed, ineluding 
granting or denying the appeal in whole or in part, or imposing, deleting or modifying the 
fee. The deeisien of the appeal review eommittee shall be final. lf a reduetion, 
adjustment, or waiver is granted, any subsequent ehange in use within the projeet shall 
invalidate the reduetion, adjustment, or waiver. 

8) By agreement, the cities that eolleet PFF on behalf of the County are allowed to retain a 
portion of the administrative fee eolleeted. 

9) For purposes of eolleeting PFF on behalf of the County, the eounty shall determine the 
amount of the fee that shall be used and the City shall eolleet that fee. 

C. Fees Applieation 

1) An existing building that was built without a building permit will be subjeet to the fees in 
plaee at the time of the estimated date of original eonstruetion as determined by the 
Chief Building Offieial. 

2) Shell Buildings 

a) Will be eharged the full fee for the projeeted use at the time the shell permit is 
obtained. lf the projected use is unknown at the time the permit is obtained, the 
industrial rate will be imposed. 

b) Tenant improvement permits will be eharged the ineremental differenee in fee 
between the aetual use and the use that was given for the shell permit. 

e) Tenant improvement permits within building shells will be eharged the ineremental 
differenee between its previous use and the proposed use. 

d) Stanislaus County's determination of fees is separate from and irrespeetive of the 
determination of other jurisdietions. 

3) Detaehed garages and aeeessory struetures that are eonverted to residential oeeupaney 
will be eharged the fee for a single-family residential unit if greater than 800 square feet 
and the fee for multi-family residential unit if less than 800 square feet and a primary 
residenee already exists on the pareel, unless otherwise exempted under state law. Any 
strueture 800 square feet or larger in size is eonsidered to be single family and any 
strueture less than 800 square feet in size is eonsidered to be multi-family. 

4) Mobile Homes and Manufaetured Housing 

a) Mobile home parks will be eharged the multi-family fee for eaeh mobile home spaee. 

b) Faetory-built housing will be eharged the single-family fee. 
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5) Modular Buildings - Modular buildings are part of a construction style of buildings that 
are prefabricated or manufactured at a central location and shipped/moved to another 
location. 

a) Temporary modular buildings will be charged the fee for its intended use. lf an 
applicant who paid PFF on a temporary modular building removes that temporary 
building within five (5) years of payment of the PFF, that applicant can apply in 
writing, provide proof of removai (demolition permit filed with Building Division), and 
be reimbursed for the entire amount of PFF paid less administrative fees. The 
deadline for receipt of the written application for a rebate is five (5) years from 
payment of PFF. 

b) Replacement of existing modular buildings with permanent construction will be 
charged the incremental difference in fee between the existing use and the new 
construction. 

6) Shade structure - Permanent nonresidential shade structures that are associated with 
commercial activity will be charged the fee corresponding with the structure's use. 

D. Exemptions- Publie Facilities Fees established by these policies shall not be imposed on 
any of the following: 

1) Any alteration or addition to a residential structure, except to the extent that additional 
units are created. 

2) Any alteration or addition to a specific non-residential structure if the square footage of 
the structure is increased less than ten percent, unless the alteration or addition changes 
the use of the structure to a higher density category or will result in the generation of 
additional peak hour trip ends. Structure is defined as a separate building which may or 
may not be part of a larger complex. When determining the 10%, only the individual 
structure and not the entire square footage of the complex will apply. 

3) Any replacement or reconstruction of any residential, commercial or industrial 
development project that is damaged or destroyed as a result of a natural disaster as 
declared by the Governor. 

4) Any replacement of a previously existing structure, in kind, if the applicant can prove, 
using County Tax Assessor's records, that the structure or facility legally existed in 1990 
or later and no previous fee credit has been given. 

5) Any replacement, in kind, of structures damaged by fire, flooding or earthquake. 

6) Detached residential garages, carports and other accessory structures. 

7) Publie facilities, i.e. state agencies, utilities, fire districts, public schools, public housing 
agencies, community service districts, etc. 
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8) Mobile Homes and Manufaetured Homes 

a) Replaeement of mobile/manufaetured homes in existing mobile home park spaees 

b) Replaeement of an existing legally installed mobile/manufaetured home on private 
property. 

e) Any mobile/manufaetured home that is subjeet to a mobile/manufactured home 
permit for temporary use, for example, for housing an ill or aged family member or 
farm worker housing. 

9) Any agrieultural building that is designed and eonstrueted to house farm implements, 
hay, grain, poultry, livestoek or other hortieultural produets. This strueture shall not be a 
plaee of human habitation or a plaee of employment where agrieultural produets are 
proeessed, treated or paekaged, nor shall it be a plaee used by the publie. 

E. Deferrals and Waivers 

1) Affordable Housing - Contingent upon the housing being developed with assistanee 
from a publie ageney, fees may be deferred the entire time period that the ineome 
eligibility, as set by the funding souree, is maintained. However, the administrative fee 
portion shall not be deferred and shall be paid at time of building permit issuanee. 

a) Fees for housing developed for oeeupaney by moderate and low ineome 
households defined as being 50 to 120 pereent of the area median ineome, shall be 
afforded the opportunity to defer the fee. Doeumentation shall be provided that 
eonfirms sueh oeeupaney and a eontraet will be exeeuted and reeorded that 
indieates the deferral with instruetions regarding future payment. 

b) Housing developed for oeeupaney by very low ineome households shall be afforded 
the opportunity to waive the entire fee. Very low ineome is defined as less than 50 
pereent of the area median ineome. Doeumentation shall be provided that eonfirms 
sueh oeeupaney. A eontraet will be exeeuted and reeorded that indieates the waiver 
status along with instruetions regarding future payment should the very low ineome 
housing status not be maintained. 

2) PFF lnstallment Payment Program for Qualifying Non-Residential Projeets 

ln lieu of paying publie faeilities fees for a projeet at the time of obtaining a building 
permit for a projeet, a non-residential developer whose sueeessful development aetivity 
will faeilitate job ereation or retention, address an identified eommunity need, provide a 
"living wage" (defined as at least 1~ the minimum wage), or are Ieeated in loeations that 
meet strategie objeetives of the County (i.e. transit oriented development, diverted trips 
through the use of rail, infill, anehor to a newbusiness park, ete.), may make applieation 
to the Publie Faeilities Fees Committee to enter into a Multi-year PFF Payment 
Agreement with Stanislaus County to pay an initial amount of 20% of the total fee due at 
building permitting with the balanee to be paid in equal annual payments. ln no ease 
shall the payment period exeeed four years. 

Qualified projeets must meet the following standards: 

a) Projeet is of eommereial, retail and/or industrial nature. Residential developments 
are NOT eligible for this fee deferment program; 
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b) Faeilitates job retention and/or ereation within the first 12 months of projeet 
eompletion; 

e) The applieant provides satisfaetory evidenee that the projeet has one or more of the 
following eharaeteristies: 

1. Provides for "living wage" jobs at least 1 Y2 times the minimum wage; 
2. Supports a eommunity need; 
3. Will likely attraet other businesses; 
4. Will make a signifieant effort to reduee greenhouse gases; or 
5. Sited in a loeation that meets strategie objeetives of the County (transit 

oriented development, diverted trips through use of rail, infill, anehor to new 
business park, ete.). 

3) PFF Deferral Payment Program for Residential Projeets 

Payment of fees may be made at the issuanee of the residential building permit or may 
be deferred until the close of eserow on the sale of the residential building for whieh the 
building permit was issued. For those deferrals that do not pertain to a sale the fee must 
be paid prior to Final lnspeetion or prior to Certifieate of Oeeupaney. Opting to defer 
payment of the fees requires the exeeution of a eontraet whieh shall be reeorded as a 
Iien, thus assuring that the County will reeeive the fees owed. 

F. Hardship 

The Publie Faeilities Fee Committee has authority from the Board of Supervisors to exercise 
diseretion in allowing an individual to pay the fee whieh was in effeet at the time they 
eommeneed a projeet involving a single residential dwelling, in whieh the applieant either 
eurrently resides or intends to reside, if the individual was unable to proeeed with the projeet 
to the point of paying the Publie Faeilities Fee in effeet at the eommeneement of the projeet 
due to the unantieipated onset of a serious and debilitating health eondition or due to other 
ehanged eireumstanees whieh were beyond the eontrol of the individual and whieh 
interrupted the progress of their projeet and whieh is determined by a majority of the 
members of the Publie Faeilities Fees Committee to eonstitute a "hardship". 

G. Annual Report 

As required by Subseetion 66006 of the Government Code, eaeh year an annual report will 
be prepared and made available to the publie within 180 days after the last day of eaeh 
fiseal year. The report shall be prepared by the Auditor-Controller and shall eontain the 
following information: 

1) A deseription of the type of fee in the aeeount or fund 

2) The amount of the fee. 

3) The beginning and ending balanee of the aeeount or fund 

4) The amount of the fees eolleeted and the interest earned. 
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5) An identification of each public facility on which fees were expended and the amount of 
the expenditures on each improvement, including the total percentage of the cost of the 
public improvement that was funded with fees. 

6) An identification of an approximate date by which the construction of the public 
improvement will commence if the local agency determines that sufficient funds have 
been collected to complete financing on an incomplete public improvement, as 
identified in paragraph (2) of subdivision (a) of Section 66001, and the public 
improvement remains incomplete. 

7) A description of each interfund transfer or loan made from the account or fund, 
including the public improvement on which the transferred or loaned fees will be 
expended, and, in the case of an interfund loan, the date on which the loan will be 
repaid, and the rate of interest that the account or fund will receive from the loan. 

8) The amount of refunds made pursuant to subdivision (e) of Subsection 66001 of the 
Government Code and any allocations pursuant to subdivision (f) of Section 66001. 
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The following Board of Supervisors items were utilized in the creation of these guidelines: 

• June 4, 1991 (B-11)- Appointment and Role of Publie Facility Fee Committee 

• July 21, 1992 (B-9)- Publie Facilities Fee Committee- Proposed Policy Guidelines for 
Housing Affordability 

• June 22, 1993 (B-12)- Publie facility Fee Deferral on Publie Assisted Housing 

• October 3, 1995 (B-1 0) - Approval to Allow Deferred Option for Paying Publie F acilities Fees 
for Residential Development and Adoption of a Resolution 

• April 9, 2002 (B-3)- Approval of the Publie Facilities Fees Annual Financial Report for the 
Fiscal Year Ending June 30, 2001 

• December 13, 2005 (B-13) -lntroduction and Waiver of the First Reading of an Ordinance 
to Authorize the Establishment of a Publie Facility Fee lnstallment Payment Program for 
Qualifying Non-Residential Projects and Conditional Approval to Establish such a Program 

• September 12, 2006 (B-6) - Approval of an Amendment to the Guidelines for the Publie 
Facility Fee Committee to include the Exercise of Discretion by the Publie Facility Fee 
Committee in Cases lnvolving Hardship 

• July 20, 2010 (6:35 p.m.)- Publie Hearing to Consider Adoption of Revised Regional 
Transpartatien lmpact Fees and Related Matters 

• December 18, 2012 (B-1 0) - Approval to Adopt the Revised Publie facilities Fees (PFF) 
Administrative Guidelines and Revisions to the Deferral Payment Contract 

• August 19, 2014 (6:35p.m.)- Approval of the Revised PFF Committee Administrative 
Guidelines 
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PROGRAM GUIDELINES 

LARGE INDUSTRIAL INVESTMENT INCENTIVE PROGRAM 
STANISLAUS COUNTY 

One of the priorities of the Stanislaus County Board of Supervisors is the development 
of "A strong local economy". Goal 1 of this priority is to facilitate job creation through: 
facilitating business park development, increasing workforce preparation skills and 
managing incentives and fee programs. The Extra-ordinary lnvestment lncentive 
Program (the "Program") has been developed to assist the facilitation of job creation in 
Stanislaus County in the lndustrial sector. 

The Program applicant may receive a discount in the amount of Publie Facilities Fees 
(PFF) paid based on a sliding scale, with the maximum discount reaching 50% in the 
Manufacturing sector and up to 60% in Warehouse and Distribution sectors. The 
amount of the discount is determined by a point system based on the project's 
anticipated positive impacts to the County. With every 5 points the applicant gains a 1% 
discount in the PFF. 

The minimum project size for participation in the Program is 150,000 sq. ft. for 
warehouse projects and 100,000 sq. ft. for manufacturing and distribution projects. 
Office space is not included in the square footage calculation. Cannabis industry 
projects are not eligible for this incentive. 

Points are determined based on the following criteria: 

1. Total Capital lnvestment- 3 points are awarded for every $1 million of project 
capital investment to include land acquisition and development, building design 
and construction, tenant improvements, fixtures, construction management and 
non-County PFF government charges and fees - City fees can be included in 
this category. 

2. New Jobs Created- 1 point is awarded for every new full time job created within 
the first 12 months of project completion. "New" is defined as a newly created 
position in Stanislaus County working a minimum 35 hours per week. There is 
no minimum new job requirement to be considered for participation in the 
program. 

3. Average Hourly Wage - 1 point is awarded for every 1% of average hourly wage 
above the minimum wage calculated based upon on-site employees. Salaries of 
management and corporate officers are not included in the calculation of the 
average hourly wage. 
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4. Bonus Points (50 point maximum) 

Additional Revenue 

Community Need 

"Attraction" Faetor 

"Green" Faetor 

Location 

Points can be achieved in the Additional Revenue 
category for those projects that will contribute significant 
sales tax, mil tax or some other revenue source that goes 
directly to the County (excludes property tax which has 
been previously accounted for in the Capital lnvestment 
category). 

Points can be achieved in the Community Need category 
for those projects that are in a sector that has been 
previously identified as a "Community Need" such as bio
medical support, agricultural export, high-tech, etc ... 

Points can be achieved in the "Attraction Factor" 
category for those manufacturing uses that by their very 
nature will likely attract other sizeable suppliers and 
support businesses. 

Points can be achieved in the "Green Factor" category 
for those projects that can demonstrate they are making 
significant additional efforts to reduce greenhouse gases 
consistent with the goals of SB375/AB32. 

Points can be achieved in the Location category for those 
projects that are sited in locations that meet strategic 
objectives of the County (transit oriented development, 
diverted trips through use of rail, infill, anchor to new 
business park, etc ... ) 

5. Given the impact the PFF has on very large industrial facilities, industrial facilities 
greater than 300,000 square feet can qualify for an additional 5% discount above 
any discount determined based on the criteria listed above. 

To participate in the program, applicants must submit the attached application at the 
time of initial project consultation with County Development Staff and enter into an 
agreement with the County that will provide for verification by the County of the 
applicant's capital investment, job creation and average hourly wages, and ensure 
sustainability of the jobs for a minimum 2 year period. An audit will be conducted at the 
end of the first and potentially second years of the program to verify that the original 
assumptions provided by the applicant did in fact materialize as stated in the 
application, and if not equivalent to or better than those projections, the discounted 
amount will be recalculated and the applicant will be required to pay the discrepancy 
amount. 
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LARGE INDUSTRIAL INCENTIVE PROGRAM 

STEP 1: 

• Contact Chief Executive Office, Publie Facilities Fee (PFF) Coordinator 
either by phone or email; 209-525-4393, 209-525-6333, 
chumleyt@stancountv.com; 

• Set up consultation meeting to provide project information such as, size of 
structure, valuatien of project and number of anticipated employees; 
completed application packet; provide a detailed company background, 
history, solvency, etc. 

STEP 2: 

• Project Developer then must complete and submit the application to the 
Publie Facilities Fee (PFF) Coordinator with all supporting documentation. 

• PFF Coordinator will accept the application and determine if the applicant 
qualifies for the discount. 

• lf the applicant qualifies the PFF Coordinator will take completed packet to 
the next PFF Committee meeting for committee review/action. 

STEP 3: 

• lf approved, the calculated discounted Publie Facilities Fee (PFF) estimate 
will based on information provided. 

• Project Developer agrees to move forward based upon estimate given. 
• The PFF Coordinator will contacUmeet with the Project Developer (owner) 

and review the Agreement and move to sign and notarize the Agreement 
along with payment of the discounted fee amount. 

• Once the Agreement is notarized and adjusted fees paid, it will then be 
forwarded to the Auditor's Office. 

STEP 4: 

• Stanislaus County will be provided with a time Iine of 2 dates in which they 
will receive the Payroll records for the 1st year of business following 
occupancy, for review of staff pay amount and the amount of staff during 
the year; 

• At month 13 an audit will take place and based on findings, the applicant 
may or may not have the amount of their discount adjusted. The deeisien 
will be based off a significant increase or deerease of development 
baselines provided and obligated to in initial application. 
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LARGE INDUSTRIAL INVESTMENT INCENTIVE PROGRAM 
APPLICATION 

Applicant: -----------------------------

Project Address: ---------------------------

City: __________________ Zip Code: ---------

A.P.N.(s): ---------------------------

Building Permit No: _______ _ Jurisdiction: -----------

Type of Project (distribution, manufacturing): -----------------

Project Size: ----------------------------

Business History/Background/Solvency: 
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lncentive Criteria: 

Total Capitallnvestment for the project: 

New Jobs Created (within first 12 months of operation): 

Average Hourly Wage (excluding management and corporate officers): 

Bonus Points: 

Bonus points can be awarded at the discretion of the County based upon a project's ability to 
contribute significant additional discretionary revenue to the County of Stanislaus General 
Fund, address a identified community need, attract other supplier and support businesses, 
demonstrate significant efforts to reduce greenhouse gases or be sited in a location that 
meets strategic objectives of the County. lf you believe this project meets one or more of 
these objectives, please explain below (attach additional documents as necessary): 

Additional Revenue: 

Community Need: 

Attraction Factor: 

Green factor: 

Location factor: 
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OTHER MA TTERS: 

At the end of the first and seeond years following issuanee of any development permits, the 
County will eonduet an audit of the Applieant's projeet to verify that the original assumptions 
provided herein by the Applieant did in faet materialize as stated in this Applieation, and if the 
results of the County's audit show the estimates are not equivalent to or better than those 
projeetions, the Publie Faeilities Fees diseount amount will be reealeulated and the applieant 
required to pay within 90 days any additional amount due as the result of a reealeulation. 

Applieant aeknowledges it is the sole responsibility of the applieant to ensure that this 
Applieation is eomplete and is properly submitted to the County. Applieant hereby eertifies that 
it has reviewed the requirements for partieipation in the Projeet and that it is eligible to 
partieipate in the Program and that to the best of its knowledge the information eontained in this 
applieation is aeeurate and eomplete. 

Applieant aeknowledges that any information submitted to the County by the applieant in 
response to or in eonneetion with the Applieation is subjeet to publie disclosure requirements as 
set forth in the California "Publie Reeords Aet", California Government Code §§ 6250- 6276.48. 

Applieant aeknowledges that the Large lndustrial lneentive program is not a guaranteed 
ineentive. Eaeh applieant request will be reviewed by the County's Publie Faeilities Fees 
Committee for relevanee, impaet on program stability, and may be denied based upon those 
faetors. 

IN WITNESS WHEREOF, the applieant has read and agrees to the eonditions set forth and has 
eaused this Agreement to be exeeuted by and through the applieant's authorized offieers: 

APPLICANT 

By Title Date 

To be eompleted by County Staff 

lneentive Program Points Awarded: 

Capital lnvestment Points: 

New Jobs Points: 

Hourly Wage Points: 

Projeet Size Points: 

Bonus Points: 

Total Points: 

Total Diseount% 

Approved by 

Publie Faeilities Fees: ""'---------

Publie Facilities Fees 

Diseount: 

Total Publie Facilities 

Fees Owed: 

Date 

October 17, 2017 


