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R E PORT TO T H E CITY COUNCIL

TO:

Mayor and City Council

FROM:

Community and Economic Development

DATE:

August 7, 2017

SUBJECT:

Consider Approval - Res. 17-_, Authorize changes to the Core Area
Development Impact Fee Reduction for In-Fill Development Program and
Receive and file Report on Status of the Core Area Development Impact Fee
Reduction Program for In-Fill Development program

ATTACHMENT: A) Core Area Fee Reduction Use Map
B) Draft Resolution
C) September 16, 2013 Core Area Fee Reduction Staff Report
CONFLICT OF INTEREST

None
RECOMMENDATION

For the City Council to authorize changes to close a portion of the Core Area Development
Impact Fee Reduction for In-Fill Development Program, and receive and file report on Status
of the Core Area Development Impact Fee Reduction for In-Fill Development program.
EXECUTIVE SUMMARY

In September of 2013, Council approved the Core Area Development Impact Fee Reduction
for In-Fill Development Program (Attachment C). The program reduced development fees in
the core area (south of Sierra Avenue and west of Locan Avenue) by eliminating sewer
major facilities, parks, fire and police fees. Street fees (Outside Travel Lane, Center Travel
Lane, Traffic Signals, and Bridges) were reduced to only what was necessary to reimburse
developers in line for reimbursement and would apply to all properties within street fee
service areas 2 and 3, including some properties outside the core area between Sierra and
Herndon Avenues. All other development fees remained the same. This program reduced
development fees within the core area by as much as 70%.
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The issue of encouraging in-fill development of vacant parcels and redevelopment of
underutilized parcels in the older part of the community has and continues to be a concern.
The program was implemented to reduce development impact fees to make the
development of in-fill parcels feasible and has had success at attracting development.
Since program inception, 403 units have been developed in the core area.
The authorization indicated staff would report on the status on the program when 500 units
had been developed or five years, whichever came first. To date, 403 units have been
developed , 443 units have received entitlements, and 321 units are in the development
pipeline. Despite not reaching the 500 developed units and four years into the program, staff
deemed it appropriate to report to Council on the program given the large number of entitled
units and upcoming entitlement requests. Staff is also recommending changes to the
program that include closing the sewer, police and fire fee portions of the program while
continuing the other fee reductions.

BACKGROUND
Program Details
In September of 2013, Council approved the Core Area Development Impact Fee Reduction
for In-Fill Development Program. All properties are eligible for the fee reduction regardless
of the General Plan designation or zoning. The core area of the City had approximately 730
acres of undeveloped land in small parcels that had not been developed over time. The
goal of the program was to encourage development of property in the core area to reduce
blight, utilize infrastructure that is already in place while not geographically extending the
need for public safety services, and encourage the build out of commercial and industrial
properties.
The program reduced development fees in the core area (south of Sierra Avenue and west
of Locan Avenue) by eliminating sewer major facilities , parks, fire and police fees. Street
fees (Outside Travel Lane, Center Travel Lane, Traffic Signals, and Bridges) were reduced
to only what was necessary to reimburse developers in line for reimbursement and would
apply to all properties within street fee service areas 2 and 3, including some properties
outside the core area between Sierra and Herndon Avenues. All other development fees
remained the same including major facilities water fees. This reduced development fees
within the core area by as much as 70%.
Within street service areas 2 and 3 which contain the core area, there are few remaining
street improvements needed. With the program, street fees were reduced for all properties
within street areas 2 and 3 and the remaining street improvements would be built as a
condition of development of adjacent property or be funded by grant funds if funds become
available. Reduced street fees continue to be paid as necessary to cover the cost of
reimbursement to developers of previous projects that are in line for reimbursement.
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The program's area extends into two street fee service areas (area 2 and area 3). As a
result, the total fee reductions per equivalent dwelling unit (EDU) are different.
For the portion of the proposed core area that is within street area 2, the fee reduction per
EDU ranges from approximately $18,000 to $24,000 resulting in a total fee per EDU of
approximately $7,000 to $9,000.
For the portion of the proposed core area that is within street area 3, the fee reduction per
EDU ranges from approximately $11,000 to $13,000 resulting in a total fee per EDU of
approximately $6,000 to $7,000.
Program Utilization
The issue of encouraging in-fill development of vacant parcels and redevelopment of
underutilized parcels in the older part of the community has and continues to be a concern.
The program was implemented to reduce development impact fees to make the
development of in-fill parcels feasible and has had success at attracting development, with
403 units having been developed in the Core Area Development Impact Fee Reduction for
In-Fill Development Program area.
The authorization indicated staff would report on the status on the program when 500 units
have been developed or five years, whichever comes first. To date 403 units have been
developed, but 443 additional units have received entitlements, and 321 units are in the
development pipeline. Attachment 1 indicates where units have been developed and where
units have received entitlements. Despite not reaching the 500 developed units and only
four years into the program, staff deemed it appropriate to report to Council on the program
given the large number of entitled units and anticipated entitlement requests.
The program has had success in encouraging in-fill development. Many parcels that had
been passed by previously have been built-out largely as residential. Of the 403 units
developed, 376 units were residential and 27 units were retail. 443 additional residential
units have also received entitlements. In addition, staff has identified 321 units in the
development pipeline, with 80 being residential and 241 being retail or industrial. This
reached the program goals which are to encourage development of property in the core
area to reduce blight, utilize infrastructure that is already in place while not geographically
extending the need for public safety services, and encourage the build out of commercial
and industrial properties. The program has been an effective tool to attract development to
the core area of the City. As commercial development has a longer development timeline,
the core area is just now seeing entitlement applications for significant job producing growth,
the program played a significant role in attracting those developments and developments in
the pipeline.
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Financial Assessment
While the program has had success in attracting development to the core of the City, it has
had a financial impact on the sewer, fire and police developer impact fee funds.
•

The total amount of sewer, fire and police fees not charged to date is $4,000,000.
This is 13.4% of the core area's sewer, fire, and police fees' burden or 1.3% of
the City's entire sewer, fire, and police fees' burden for the City's current sphere
of influence.

•

In addition, the entitled units are eligible for $4,500,000 in sewer, fire and police
fees being waived or 14.8% of the core area's sewer, fire and police fees' burden
or 1.4% of the City's entire sewer, fire and police fees' burden for the City's
current sphere of influence.

•

Projects in the development pipeline could be eligible for $3,200,000 in sewer,
fire and police fees being waived or 10.7% of the core area's sewer, fire and
police fees' burden or 1% of the City's entire sewer, fire and police fees' burden
for the City's current sphere of influence.

•

When combined , the total potential impact of the program in the near-term could
be $11,700,000 in sewer, fire and police fees being waived or 38.9% of the core
area's fee burden or 3.8% of the City's entire sewer, fire and police fees' burden
for the City's current sphere of influence.

•

If the entire core area is built-out, the potential sewer, fire and police fees being
waived are expected to be an additional $30,000,000. This is 9.7% of the City's
entire sewer, fire and police fees' burden for the City's current sphere of
influence.

These amounts are in line with what was presented to City Council when the program was
approved. The program has led to significant infill development (see Attachment A) and has
caused significant interest in projects in the development process but the cost is significant.
The costs for the projects that have been approved or are in the pipeline are within the
margin of error of the total estimated capital costs on which the fees are based, so staff
believes that these costs can be absorbed by the developer impact accounts. However,
staff is not confident that the costs could be absorbed if the program was to continue
indefinitely and the fees were to be waived for the entire core area. Any resulting shortages
in the developer impact accounts would have to be paid by users, so staff recommends
winding down the program.
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Recommended Program Changes
Based on the fiscal impact, staff is recommending the program be closed for the following
categories of development impact fees:
Sewer
Fire
Police
The elimination of fees for parks and streets would remain in place per the original
program's guidelines. This is due to the construction of the parks and streets have been
built in the core fee reduction area and no longer need a source of revenue.
Staff is aware that many developers have purchased land based on the program's fee
structure and thus is recommending a wind-down of the program over time to ensure that
developers have ample opportunity to develop their property with the program's fee
structure. The wind-down is proposed as follows and is included in the attached draft
resolution :
Complete entitlement applications received before June 30, 2018 are eligible for
a fee reduction.
In order to receive the benefit, building permits must be pulled by July 31 , 2020.
This allows developers and property owners to take advantage of the program while limiting
the cost to the City.

FISCAL IMPACT
The cost of the program is expected to be approximately $11,700,000 in foregone fees
based on units developed, entitled, and in the development pipeline. This is approximately
3.8% of the City's development fee program for the entire sphere of influence. If the
program was continued, an additional $32,000,000 in foregone fees could materialize. The
wind-down of the program would reduce this significantly and protect sewer users from
having to make up deficits in the developer fund .

REASON FOR RECOMMENDATION
The wind-down of the program would reduce the potential revenue reductions significantly.
Furthermore, the manner in which the program would be wound down would encourage
development to occur quickly and provide a positive impact with related additional general
fund revenues.
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ACTIONS FOLLOWING APPROVAL
Staff will implement Council direction.

Prepared by:

Andrew Haussler, Director of Community and Economic Development

Submitted by:

Andrew Haussler, Director of Community and Economic Development
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ATIACHMENT "A"
CORE FEE AREA USE MAP
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ATIACHMENT "B"

RESOLUTION 17-XX
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVIS
SUPERSEDING RESOLUTION NO. 13-122 AND MODIFYING THE
CORE AREA IMPACT FEE REDUCTION PROGRAM
WHEREAS, in 2013, the City Council approved Resolution 13-122 which established the
"Core Area" and the reduction of certain fees to provide incentive to develop "infill" projects;
and
WHEREAS, Resolution 13-122 included a prov1s1on for review of the program and a
recommendation from staff regarding the continuation of the program upon the expiration of
five years or the development of 500 units (whichever comes first); and
WHEREAS, the number of units developed in the core area is approaching 500; and
WHEREAS, staff has provided a report on the status of the program and has recommended
that the reduction of fees on Sewer major facilities , Fire, and Police fees be phased out due
to the potential impact to the respective funds; and
WHEREAS, the City Council desires to discontinue the program with respect to the Sewer
major facilities, the Fire, and the Police fees in a fair and measured process.
NOW THEREFORE, the City Council of the City of Clovis hereby resolves, determines and
orders the modification of the program as follows:
1. The provisions of Resolution 13-122 will remain in force with the exception of the sewer
major facilities fee , the Fire Department Fee, and the Police Department Fee which shall
revert to the full fee rates as of July 1, 2018.
2. In order for the reduced rates for sewer major facilities, Fire Department, and Police
Department fees to apply to a project:
a. Entitlement applications shall be submitted to the City and deemed complete by staff
prior to June 30, 2018. Applications submitted after June 30, 2018 will not be subject
to reduced rates.
b. Building permits shall be pulled July 31 , 2020.

BE IT FURTHER RESOLVED that the provisions of this Resolution shall not in any way
affect provisions for fees or charges in any other Resolution , except Resolution 13-122, or
Ordinance of the City of Clovis.
*

*

*
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The foregoing Resolution was introduced and adopted by the City Council of the City of
Clovis at a regular scheduled meeting held on August 7, 2017 at the hour of 6:00 p.m. in the
City of Clovis, by the following vote, to wit:
Ayes:
Noes:
Absent
Abstain:
Dated:

City Clerk

Mayor
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ATTACHMENT "C"

September 16, 2013 Core Area Fee Reduction Staff Report
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ATTACHMENT "C"

September 16, 2013 Core Area Fee Reduction Staff Report
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AGENDA ITEM NO: 2-8-1
City Manager: __.,/
_ __

- CITY OF CLOVIS REPORT TO THE CITY COUNCIL
TO:

Mayor and City Council

FROM:

Community and Economic Development

DATE:

September 16, 2013

SUBJECT:

Consider Approval - Res. 13-_, Authorizing the Reduction of
Development Impact Fees for In-fill Development in the Core Area South
of Sierra Avenue and West of Locan Avenue

ATTACHMENT:

Map of Core Area
Draft Resolution

CONFLICT OF INTEREST

None

RECOMMENDATION

For the City Council to authorize the reduction of development impact fees for in-fill
development in the core area south of Sierra Avenue and west of Locan Avenue (map
attached).

EXECUTIVE SUMMARY

The issue of encouraging in-fill development of vacant parcels and redevelopment of
under utilized parcels in the older part of the community has been a concern for some
time. In an effort to eliminate one of the constraints in the development of in-fill
property, the recommendation is to reduce development fees in the core area of the
City. In-fill development is more costly and more difficult than green field development
on the perimeter of the City.
This proposal would serve to incentivize in-fill
development in the core area south of Sierra Avenue and west of Locan Avenue.
The proposal is to reduce development fees in the core area by eliminating sewer major
facilities, parks, fire and police fees. Street fees (Outside Travel Lane, Center Travel
FeeReduct1onAreas2&3R&R.doc

8 59 AM 9/10/2013
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Lane, Traffic Signals, and Bridges) would be reduced to only what is necessary to
reimburse developers in line for reimbursement and would apply to all properties within
street fee service areas 2 and 3, including some properties outside the core area
between Sierra and Herndon Avenues. All other development fees would remain the
same. This would reduce development fees within the proposed core area by as much
as 70%. Other service areas or service users will not see increased fees because of
the core area reduction . The fee structure would be reevaluated in five years or when
the equivalent of 500 units have been developed (whichever comes first) to determine
the impact of the fee reduction to the overall fee program and whether the benefits
outweigh the costs.
With the reduction of development fees, properties that have not been financially
feasible to develop would have an incentive to develop. In-fill development in the core
area would benefit the City by attracting new businesses, creating more jobs and
reducing blight. In addition, it is estimated that the in-fill property would create a value
of approximately $1 .5 million in increased general fund revenue annually to the City at
full build-out in the form of property tax, sales tax and jobs.

BACKGROUND
The purpose of the proposal is to reduce the development impact fees in the core area
of the City (south of Sierra Avenue and west of Locan Avenue) to promote in-fill
development and redevelopment of under utilized properties without unduly affecting
the growth areas. All properties would be eligible for the fee reduction regardless of the
General Plan designation or zoning. The core of the City has approximately 730 acres
of undeveloped land, in small parcels that have not developed over time. From ~
community development perspective this proposal will encourage development of
property in the core to reduce blight, utilize infrastructure that is already in place while
not geographically extending the need for public safety services. In the target area
there are many opportunities for economic development by encouraging the build out of
commercial and industrial properties. Attracting new businesses and encouraging
existing businesses to expand will increase job opportunities in the community.
Under this proposal, development impact fees charged for parks, fire, police, and sewer
major facilities would be eliminated. Street fees would be reduced to an amount
necessary to pay for existing reimbursement debt. All other development fees would
continue to be paid at the current level.
Staff is recommending the elimination of parks, fire and police fees. In-fill development
in the Core Area will not require a geographic expansion of parks, fire and police
services.
These fees can be eliminated without substantially impacting the
development of new facilities in the growth areas.
The largest share of development fees is the major facilities sewer, water and street
fees. Reducing or eliminating these fees will have the greatest impact on reducing
CCDA - FeeReductronAreas2&3R&R.doc 4 34 PM 9/1012013
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development fees. Staff is proposing that major facilities sewer fees be eliminated for
the core area. The additional capacity required for any new units in the core area is
small compared to the total need for the growth areas and is within the allowance of our
estimation of capacity needed for the city. The allocation of sewer capacity for
undeveloped properties was based on conservative numbers that tend to be higher
than what is being realized on newly developed properties.
Major facilities water fees would remain the same as currently charged.
Within street service areas 2 and 3 which contain the proposed core area, there are few
remaining street improvements needed. Under this proposal, street fees would be
reduced for all properties within street areas 2 and 3 and the remaining street
improvements would be built as a condition of development of adjacent property or be
funded by grant funds if funds become available. Reduced street fees would continue
to be paid as necessary to cover the cost of reimbursement to developers of previous
projects who are in line for reimbursement.
The proposed core area extends into two street fee service areas (Area 2 and Area 3).
As a result, the total fee reductions per equivalent dwelling unit (EDU) are different.
For the portion of the proposed core area that is within street area 2, the fee reduction
per EDU will range from approximately $18,000 to $24,000 resulting in a total fee per
EDU of approximately $7,000 to $9,000.
For the portion of the proposed core area that is within street area 3, the fee reduction
per EDU will range from approximately $11,000 to $13,000 resulting in a total fee per
EDU of approximately $6,000 to $7,000.
In addition, Staff is working with the building industry on process and policy issues that
make it difficult to develop small parcels in the in-fill area. Recommendations for
changes in the core area will be presented to Council as part of the General Plan
update process.

FISCAL IMPACT
The elimination of the parks, fire, and police fees is considered to impose a very
minimal impact to the facility needs for those areas. For safety services, the fact that
development is in the established areas, there is minimal need for expanded facilities or
service capacity. For parks within the core area, certain planned improvements would
have to be eliminated or postponed until there are alternative funding sources identified.
The elimination of the portion of the street fees associated with construction of new
facilities within areas 2 and 3 means that these facilities will not be funded and
construction will depend on grants.
As properties adjacent to these missing

CCDA- FeeReducttonAreas2&3R&R doc 4:34 PM 9/10/2013
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improvements occurs, those development projects would be required to provide those
improvements as a condition of development.
Within the core area there is land available to develop approximately 2,300 units. This
represents approximately 8% to 9% of the total estimated l.:lnits available to pay fees
within the sphere of influence. If all of the potential units within the core area
developed, there would be a total of approximately $20,000,000 in sewer major facilities
fees waived. It is difficult to gauge whether the return on this magnitude of investment
would be sufficient to justify the cost to the major facilities fund. Therefore, staff is
recommending that the new fee structure be reevaluated in five years or when the
equivalent of 500 units has been developed (whichever comes first) to determine the
impact to the development fee reduction to the sewer major facilities fee program. The
development of 500 units would waive approximately $4,500,000 in sewer major
facilities fees and a total of approximately $7,000,000 considering all fees waived or
reduced. The success of the reduced fee program would be evaluated to determine if it
should continue.

REASON FOR RECOMMENDATION

Due to the cost of development, the older nature of the core area, the difficulties in
assembling properties for development, and the constraints associated with
development of in-fill areas, the core area is disadvantaged in terms of the ability to
market properties for development.

ACTIONS FOLLOWING APPROVAL

Staff will implement Council direction.
Recommended by: Tina Sumner, Community and Economic Development Dir~

CCDA - FeeReductionAreas2&3R&R doc 4 34 PM 9/10/2013
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RESOLUTION 13A RESOLUTION OF TH E CITY COUNCIL OF THE CITY OF CLOVIS
AUTHORIZING THE REDUCTION OF DEVELOPMENT IMPACT FEES FOR INFILL DEVELOPMENT IN THE CORE AREA SOUTH OF SIERRA AVENUE
AND WEST OF LOGAN AVENUE

The City Council of the City of Clovis resolves as follows
WHEREAS . there is approximately 730 acres on in-fill property available for
development in the core area (map attached as Exhibit "A") of the Cty of Clovis; and
WHEREAS , the cost of developing smaller in-fi ll parcels is prohibi:ive and assembling
parcels for development in he core area is difficult; and
WHEREAS, the reduction of development impact fees will make development on in-fill
property more economically feasible · and
WHEREAS. the City will be11efit from the development of in-fill property by reducing
blight and utilizing infrastructure that is already in place: and
W HEREAS, use of available in-fill property provides for the development of
approximately 2.300 units while not geographically extend ing the need for public safety
services:
WHEREAS, other service areas or service users wil not see increased fees oecause of
the core area reduction and
WHEREAS. attracting new businesses and encouraging existing businesses to expand
will increase job opportunities in the community.
NOW THEREFORE , in order to stimulate development in the core area of the City, the
City Council of the City of Clovis hereby resolves. determines and orders the reduction
of fees as set forth in Exhibit "B"

The foregoing resolution was introduced and adopted at a regular meeti g of the City
Council of the City of Clovis held on September 16 , 2013, by the following vote o wit:
AYES :
NOES:
ABSENT:
ABSTAIN :
Dated: September 16 2013

Mayor

City Clerk

EXHIBIT '' 8'
REDUCTION OF DEVELOPMENT IMPACT FEES IN THE CORE AREA OF THE CITY
OF CLOVIS
The City's currently adopted Development Impact Fees ("Fees") shall be reduced for
those properties in the core area south of Sierra Avenue and west of Locan Avenue,
subject to the following criteria
1

Projects are eligible upon approval of a tentative tracts map or site plan review
after the date of adoption of the fee reduction

2

The development fees for all projects within the core area shall be set at the
following rates:
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3 Reduced rates for sewer ma1or facilities . parks. fire. and police fees shall apply to
any property located within boundaries identified on the attached map (Exhibit
"A').
4. Reduced rates for street fees shall apply to any property located within street fee
service area 2 or 3.
5. At five years or 500 units developed (whichever comes first) the fee reduction
impact will be reevaluated by staff and a recommendation will be made to
Council regarding continuation of the reduction
6. The proposed use must not exceed estimated sewer demands as foltows :

sevver -- --_,

Industrial
I Office _ _
l Retail
Residential
i

.. 0.001

MGO 1 I Acre'
0.0012 MGD I Acre
0.0014 MOG/Acre
Development at
current General Plan
densi_!y. 3
Table 1

The developer will be required to estimate its demand and demonstrate that the
demand is consistent with industry standards.
Any proposed development with estimated demand above these numbers will be
considered "High Users··. High Users will not be entitled to the reduction of
sewer fees but may be entitled to a percentage reduction in the fees depending
and based upon the percentage their demand exceeds the limits noted above
The fee suspension for users exceeding these thresholds will be calculated by
the following formula .
(2 - Actual Demand/Demand Limit from Table 1) x 100
4
percentage

= fee

reduction

For example. 1f an industrial developer proposed a project that estimated 0 00125
MGD/Acre of sewer and 1.75 AF/Acre of water·
The sewer fee reduction would be (2 - 000125/0.001) x 100
fee reduction

= 75%

Million Gallons per Da} (MGD)
Acre Foot (AF) - 43,560 cubi feet 32 -,000 gallons
For projects with densities higher than the current General Plan dc-,ignation. the fee r duct ion \\ iII be evaluated
during the General Plan amendment process and the project ma} be required to pa} higher sewer fees.
4
This formula only applies to demands greater than lhc demand limits establishcJ in fable 1 Jnd no more than twice
these demand limits. U·ers with demand twice the demand limits or greater Jn: not eligible for a foe reduction
1

3

