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1.

EXECUTIVE SUMMARY

Overview
The Lakeview Estates Major Subdivision Project (Lakeview) is a proposed residential
development project located in the eastern-most portion of the Snelling Specific Urban
Development Plan (SUDP). Lakeview is a 35-lot, low-density, residential subdivision located east
of the Town of Snelling at the northeast corner of Merced Falls Road and La Grange Road in
Merced County (County). The proposed project is to subdivide a 58-acre parcel into
35 residential lots, a 9.0-acre passive recreation area, and an 8.0-acre remainder parcel.
Lakeview is bounded on the north and east by dredge mining tailings.
Several members of the Snelling Municipal Advisory Council (MAC) have urged the County to
require an off-site walking route from La Grange Road to the Snelling-Merced Falls School
(School). County staff reviewed various alternatives for locating the off-site walking route.
Locating the walking route on the north side of Merced Falls Road was determined to be difficult
because of notable environmental constraints, including a drainage ditch and oak trees. The
right-of-way on the north side of Merced Falls Road is owned by the State of California.
The County therefore preliminarily recommended the off-site walking route be located on a
parcel owned by a third-party private property owner. The location of the off-site walking route
is north of a parcel owned by the School. The parcel is on the north side of Merced Falls Road
between the School and La Grange Road. There will be an area east of La Grange Road and
Lakeview that remains undeveloped. Students would primarily rely on a path to be constructed
through a remainder parcel within the project area.. The area on the northeast corner of La
Grange Road and Merced Falls Road is zoned commercial (C-2). If that portion of the project
area were to develop as a commercial use, continuation of the access to the off-site walking
route would need to be incorporated as part of any commercial project development proposal.
Based on the required design of the walkway, the off-site walking route would be located in a
12-foot-wide right-of-way. The proposed location of the 1,080-foot right-of-way is located in an
agricultural zone planted in wine grapes. An 8-foot wide off-site walking route would be
constructed of asphalt concrete along the 1,080-foot right-of-way.
The off-site walking route would need to be constructed by the developer of Lakeview as a
condition of approval of the final map. The County would agree to the imposition of a
Development Impact Fee (Fee) on Lakeview and other new development that benefits from
construction of the off-site walking route to allow for a possible reimbursement agreement
supported by future development.
The County has determined there must be facts to support the “nexus” between the facility and
the requirement if the facility is required as a term and condition of the project. The County also
states facts must support the cost of the requirement and must be “roughly proportional” to the
need for the facility. In other words, the County wants to determine if the cost per unit for the
facility has a reasonable correlation to similar fees, or terms and conditions, imposed by other
jurisdictions.

Economic & Planning Systems, Inc.
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Purpose of the Nexus/Proportionality Study
The purpose of this Nexus/Proportionality Study (Study) is to determine the nexus (or
reasonable relationship) between new development that occurs in the SUDP and the need for the
off-site walking route as a result of this new development. This report is based on input from
MAC stating that an off-site walking route to the School is needed to improve safety for
elementary school students walking from Lakeview along Merced Falls Road to the School. After
examining the nexus, this report calculates cost allocation for each land use, based on the
proportionate share of the total facility use for each type of development.

Supporting Documents
Several documents are referenced and used to inform this analysis. The sources are cited
below:
•

“Safe Routes to School—Safety and Mobility Analysis,” prepared by the University of
California, Berkeley Traffic Safety Center and CalTRANS (January 2007).

•

“State of California Enrollment Certification/Projection School Facility Program,” updated by
the State Allocation Board—Office of Public School Construction (May 2009).

•

Wood Rodgers project design and construction costs.

•

Snelling-Merced Falls Union Elementary School District bussing policy.

Authority
This study serves as the basis for requiring development impact fees under Assembly Bill (AB)
1600 legislation, as codified by the Mitigation Fee Act (California Government Code sections
66000 et. seq.). This section of the Mitigation Fee Act sets forth the procedural requirements for
establishing and collecting development impact fees. These procedures require that a
reasonable relationship, or nexus, must exist between a governmental exaction and the purpose
of the condition.

Required Nexus Findings
•

Identify the purpose of the fee.

•

Identify how the fee is to be used.

•

Determine how a reasonable relationship exists between the fee’s use and the type of
development project on which the fee is imposed.

•

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

•

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

Economic & Planning Systems, Inc.
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Summary of Off-Site Walking Route Fee Program
As new development continues to occur in the eastern portion of the SUDP, safe walking facilities
for elementary school children may be required to serve school children coming from this new
development to the School. The capital facility costs allocated to new development reflect public
facility improvements needed to accommodate future development. This Study computes future
development’s share of future off-site walking route costs. Cost shares will not fund construction
of capital facility improvements required to cure existing level of service deficiencies for students
walking to the School from other portions of the SUDP. This Study includes the following capital
facilities:

•

1,080-foot off-site lighted walking route from La Grange Road to the School.

Nexus Methodology
Capital facility requirements used in this Study are determined using a Capital Improvement
Program (CIP) or “plan-based” methodology. The plan-based fee method determines planned
facilities based on a facility master plan identifying facilities designed to serve a defined
geographic area or specific service populations. Fees are computed based on new development’s
proportionate share of the total facility requirements.

New Development and Service Populations
The future development used in this Study represents growth in the eastern portion of the SUDP
and other areas east and north of the SUDP that may annex into the SUDP in the future.
Chapter 2 further discusses potential for residential growth in the eastern portion of the SUDP.

Capital Improvements and Costs
The County has retained Wood Rodgers to develop cost assumptions for construction of the offsite walking route. Total costs for the off-site walking route, as estimated by Wood Rodgers, are
$191,474. The project costs and cost components are discussed further in Chapter 2.

Cost Allocation
To allocate capital costs of the off-site walking route, the analysis determines the relative
demand for access to the off-site walking route by elementary school students for residential
land uses in the eastern portion of the SUDP as measured by the estimated number of
elementary students that likely would use the walking route to travel to and from the School.
Capital costs are allocated to each residential lot and student likely to use the walking route.
This methodology provides an appropriate estimate of the relative impact each land use has on
the off-site walking route. Chapter 4 elaborates on the allocation methodology.

Organization of this Report
This report is divided into five chapters including this Executive Summary. Chapter 2 describes
the future development and land uses analyzed in this report and project costs. Chapter 3

Economic & Planning Systems, Inc.
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provides the nexus findings for the Fee program. Chapter 4 provides the cost allocation
methodology and calculates the Fee schedule. Chapter 5 discusses the allocated costs per unit
and provides comparisons to other similar Fee programs for similar facilities. For reference
purposes, the School’s Transportation Routes and Service policy, approved on September 9,
2010, is included as Appendix A.

Economic & Planning Systems, Inc.
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2.

LAND USE, SERVICE POPULATION, AND PROJECT COSTS

Estimates of future development are a significant variable used in this Study. The land uses
included in this report represent the Lakeview development and EPS’s assessment of possible
other residential development within the current boundaries of the SUDP and areas outside the
current boundaries of the SUDP that may benefit from construction of the off-site walking route.
This chapter summarizes the forecast of residential land uses factored into the analysis.

Residential Development
The primary focus of this Study is on the Lakeview development; however, at the County’s
request, EPS has reviewed development potential of parcels to the east of the School that may
one day develop as residential land uses and potentially benefit from the off-site walking route.
Lakeview and other potential development opportunities are discussed below.

Lakeview
The proposed 35-lot development is located in the northeastern portion of the SUDP. The
project area is zoned R-1 under the County Zoning Code. The 35 residential lots are located on
41 acres of the 58-acre parcel that is to be subdivided. Table 1 shows the average density of
0.85 units per acre.

Other Developable Property
The proposed off-site walking route will be located north of Merced Falls Road along a right-ofway located just north of the northern boundary of the SUDP from La Grange Road to the School.
The zoning map (Map 1) on the following page shows the boundary for the SUDP. Development
that occurs adjacent to Lakeview would most likely benefit directly from the off-site walking
route. The areas north and northeast of Lakeview are dredge mine tailings. According to County
Planning, the dredge mine tailings are jurisdictional wetlands with significant impediments to
development and are zoned A-2 (Exclusive Agricultural). These areas are not considered for
inclusion in a possible reimbursement agreement for funding the off-site walking route because
of the unlikely nature that the areas are developable.
Parcels south of Merced Falls Road and east of La Grange Road may be able to gain access to the
off-site walking route if residential uses are developed on these parcels. There are three parcels
developed with residential uses that lie south and east of the intersection of La Grange Road and
Merced Falls Road. The largest of these parcels is 8.0 acres and may have development
possibilities. The parcel is designated under the general plan for General Commercial. To
develop the parcel as residential would require a general plan amendment and zoning
amendment. Because the parcel is not zoned for residential, it is not being considered as a
possible source of funding for the off-site walking route. If any of these three parcels submit

Economic & Planning Systems, Inc.
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Table 1
Lakeview Estates Nexus/Proportionality Study
Study Land Uses

Land Use

Acres

Units

Density
DU/Ac

41

35

0.85

Residential Projects
Lakeview Estates

"land_use"
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applications for a residential subdivision, the analysis could be updated with costs reallocated
across all benefiting uses. If such a circumstance were to occur, a partial reimbursement would
be available to those having incurred the costs previously.
To the east of these parcels is a County park that stretches to the eastern boundary of the SUDP.
Any possible parcels to the east of and outside the SUDP are not considered to be developable as
residential in the near term for the purposes of the Study.

Impediments to Additional Residential Development
The Snelling Community Services District (CSD) provides wastewater treatment services to
developed properties in the SUDP. The wastewater treatment facility serving the SUDP has
sufficient capacity to serve Lakeview; however, the 35-unit Lakeview will use the remaining
capacity of the facility. The costs required to expand treatment capacity of the wastewater
treatment facility would be considerable for any new development in the SUDP. This impediment
was considered in the Study. The conclusion, for purposes of the Study, is that there are no
parcels of land that may benefit from the off-site walking route that may be considered as being
able to provide reimbursement of costs of constructing the off-site walking route to the
developers of Lakeview.

Service Population
This analysis used statewide elementary school district average student generation factors to
determine the estimated number of elementary school children that would come from Lakeview
at buildout of the development. According to the State Allocation Board, Office of Public School
Construction, the statewide average student generation rate for elementary school districts is
0.5 students per household. Table 2 shows that a total of 18 elementary school children would
come from Lakeview at buildout, rounding to the nearest whole number.
Only a portion of the estimated 18 elementary school children would be expected to walk to
school. According to the “Safe Routes to School—Safety and Mobility Analysis,” walking rates for
the student population have declined over the last 40 years. In 1969 approximately half of the
student population walked to school. By 2007, the Traffic Safety Center of the University of
California, Berkeley estimated that approximately 12 percent of the student population walked to
school. Walking to school has been replaced with motorized transport, primarily parents driving
children to school in private vehicles.
The Safe Routes to School Program was developed to increase the number of students walking to
school. The intent was to encourage increased physical activity amongst school-aged children.
The net effect, according to the Traffic Safety Center, is mixed. Direct observations of funded
projects yielded increases between 20 percent and 200 percent. Parental estimates were more
conservative, generally indicating an approximate 10-percent increase in walking activities.
Table 2 shows estimates of the number of students from Lakeview that would likely use the offsite walking route at two levels. One assumes that 12 percent of students coming from Lakeview
would likely walk to school. The off-site walking route, being a safe route to school because the
path is set back from roads and other obstacles, might increase walking activity by 10 percent,

Economic & Planning Systems, Inc.
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Table 2
Lakeview Estates Nexus/Proportionality Study
Assumed Student Generation Rate and Allocation of Students by Grade

DRAFT
Amount
12%
24%

Item

Number of Residential Units (Build Out)
Assumed Student Generation Rate [1]
Total Students Generated

a
b
c-a*b

35
0.5
18

35
0.5
18

Percent of Students Walking to School [2]

d

12.0%

24.0%

Increase in Occurrence of Walking - SRTS [3]

e

10.0%

10.0%

f = d * (1+e)

13.2%

26.4%

Adjusted Percentage with SRTS

Expected Number of Students Using Path

e=c*d

3

5
"students"

[1] The statewide average student generation rate for elementary
school districts, as shown in the State of California Enrollment
Certification/Projection School Facility Program.
[2] The estimated average percent of students that walk to school,
as reported in "Safe Routes to School - Safety & Mobility Analysis",
published by the University of California, Berkeley Traffic Safety Center and CalTrans.
[3] The reported increase in students using Safe Routes to School
(SRTS) in a survey of parents, from the "Safe Routes to School - Safety
& Mobility Analysis".
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if the parent observations are the more accurate measure of the increased walking activity.
Thus, approximately 13.2 percent of students would walk to school, or 3 of 18 students,
rounded. If walking activity were double the estimate of the Traffic Safety Center (24 percent),
and activity increased by 10 percent, approximately 26.4 percent of students would walk to
school, or 5 of 18 students.
Thus, for purposes of this Study, it is assumed between 3 and 5 students coming from Lakeview
would likely use the off-site walking route.

Lakeview Target Market
The developer has indicated the targeted market for home purchases in Lakeview are people of
retirement age, or nearing retirement age, who would purchase homes in Lakeview to take
advantage of the nearby outdoor activity opportunities. The developer did not have market
analysis to support the likelihood that the eventual home purchasers would, in fact, be less likely
to send elementary school children to the School. As this time, the County anticipates the
project will not include deed restrictions that would guarantee the homes would be agerestricted. If the likely target market is as indicated by the developer, the number of likely
students walking to school would be less than the 3 to 5 students estimated in the Study.

Project Costs
The County contracted with Wood Rodgers to develop the design and construction costs of the
off-site walking route across the 905-foot right-of-way. The approximate location of the path is
shown in Map 2. The total cost of the project, based on the report by Wood Rodgers, is
$191,474. Table 3 shows a summary of costs provided by Wood Rodgers.

Economic & Planning Systems, Inc.
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Table 3
Lakeview Estates Nexus/Proportionality Study
Summary of Engineer's Estimate of Project Costs - Walking Route
Total
Cost

Item
Walking Route
I.A. Right-of-Way Acquisition

$4,400

II.A Vineyard Compensation

$29,400

I.B Earthwork and Erosion Control

$7,793

I.C. Path Construction

$33,405

I.D Signage and Striping

$8,500

I.E. Miscellaneous Improvements

$8,900

I.F. Path Lights

$34,000

I.G. Dry Utilities

$7,500

10% Contingency

$13,390

Subtotal Construction Costs

$147,288

Engineering and Surveying (20%)
Plan Check and Inspection (10%)

$29,458
$14,729

Total Estimated Construction Costs

$191,474
"costs"

Source: Wood Rodgers
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3.

AB 1600 NEXUS FINDINGS

Authority
This report has been prepared to examine the nexus between the proposed facility and land uses
that benefit from such facility in accordance with the procedural guidelines established in
AB 1600, which is codified in California Government Section 66000 et. seq. This code section
sets forth the procedural requirements for establishing and collecting development impact fees.
The procedures require that a “reasonable relationship or nexus must exist between a
governmental exaction and the purpose of the condition.”
Specifically, each local agency imposing a fee must:

•

Identify the purpose of the fee.

•

Identify how the fee is to be used.

•

Determine how a reasonable relationship exists between the fee’s use and the type of
development project on which the fee is imposed.

•

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

•

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

Summary of Nexus Findings
The development impact fee to be collected for each land use is calculated based on the
proportionate share of the total facility use that each land use represents. With this approach,
the following findings are made concerning the determination of nexus. Table 4 shows the
summary of findings, which are discussed further below.

Purpose of Fee
The proposed fee would ensure new growth pays for facilities from which it benefits; thereby, not
imposing such costs on existing development.

Use of Fees
The proposed fee would be used to pay for the cost of the off-site walking route to the School.

Relationship between Use of Fees and Type of Development
New Lakeview residential units will generate elementary school-aged children who could walk to
school along the proposed off-site walking route.

Economic & Planning Systems, Inc.
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Table 4
Lakeview Estates Nexus/Proportionality Study
Summary of Nexus/Proportionality Findings
Summary
Description

Pass or Fail
Nexus Text

Purpose

Pass

The proposed fee would ensure new growth
pays for facilities from which it benefits; thereby,
not imposing such costs on existing
development.

Use

Pass

The proposed fee would be used to pay for the
cost of the off-site walking route to school.

Relationship between fee and type of
development upon which fee is
imposed.

Benefit

Pass

New Lakeview residential units will generate
elementary school-aged children who could walk
to school along the proposed off-site walking
route.

Relationship between Need for
Facility and Type of Project

Burden

Fail

The need for the off-site walking facility does not
appear to be based upon an existing County
level of service or other standard that may be
typically or uniformly applied to all residential
development.
Furthermore, the Snelling-Merced Falls Union
Elementary School District's bussing policies are
applicable to the Lakeview project, providing
reliable and convenient access to the school for
potential students of the Lakeview project.
Given these facts, it is reasonable to conclude
that the "burden" test may be difficult to meet.

Proportionality

Pass

Each benefiting land use would pay its
proportionate share of the facility cost because
each single family unit would be paying an
equivalent (proportionate) share of the total cost.

Description
Purpose of the Fee

Use of the Fee

Relationship between Amount of
Fees and Cost of or Portion of
Facility Attributed to Development on
which Fee is Imposed

Findings

"summary"
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Relationship between Need for Facility and Type of Project
The relationship between the need for a facility and the type of project is commonly based on a
jurisdiction’s service level standards (e.g., facility master plans or existing service level
standards). For example, the relationship between the need for roadway facility capacity and
development of a residential project is the additional trips generated by the new project and a
jurisdiction’s required roadway level of service standard. In this example, the roadways need to
be expanded to accommodate increased traffic volumes to maintain minimum level of service
standards.
In the case of the off-site walkway, the need for the off-site walking facility does not appear to
be based on existing County level service or other standards that may be typically or uniformly
applied to all residential development.
In addition, the Snelling-Merced Falls Union Elementary School District bussing policy states that
students shall be eligible for transportation service to and from the School if the distance
between their school-established bus stop and the school is beyond the minimum of ¾ miles for
K-3 students, and 1 mile for 4th through 8th grade students. The western-most portion of
Lakeview is approximately ¾ miles from the School. The 1-mile radius lies approximately
midway through Lakeview (see Map 3).
The County has indicated that the developer has offered to provide a site in the subdivision for a
bus stop. If the bus stop were sited at the eastern entrance to Lakeview, the bus stop would be
greater than 1 mile from the school, thereby meeting the current minimum requirements for
providing bus services for students coming from Lakeview. It is worth noting that the Board of
Trustees of the school district could choose to change the current bussing policy at their
discretion. Under Section 39800 of the California Education Code, school districts are not
required to provide bus transportation services.
Based on the present facts, this analysis concludes that the “burden” nexus test, as it would be
applicable in this case, could be subject to challenge on the grounds that the nexus burden test
can not be adequately met. Consequently, the County might conclude that the proposed off-site
walking route, if required, could be subject to challenge.

Relationship between Amount of Fees and Cost of or Portion of Facility Attributed
to Development on which Fee is Imposed
The total cost of constructing the off-site walking route was allocated to each of the 35 lots
proposed for Lakeview. Each benefiting land use would pay its proportionate share of the facility
cost because each single-family unit would be paying an equivalent (proportionate) share of the
total cost.

Economic & Planning Systems, Inc.
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Lakeview Properties - Major Subdivision (MAS04-014)
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4.

NEXUS METHODOLOGY AND DEVELOPMENT IMPACT FEES

This chapter describes the methodology used to allocate the overall cost of constructing the offsite walking route to benefiting residential land uses.
The methodology for allocating the cost is as follows:

•

Determine the number of proposed parcels that will benefit from construction of the facility
(discussed in Chapter 2).

•

Determine the costs associated with construction of the off-site walking route (summarized in
Chapter 2).

•

Determine the proportionate share of the total improvement costs attributable to each
benefiting land use (described in this chapter).

As discussed in Chapter 2, the cost allocation will be assigned solely to Lakeview because it is
deemed to be the only land use benefiting from the improvement. Because the Study uses the
plan-based methodology, total costs are allocated to the buildout of Lakeview. As shown in
Table 5, total off-site walking route costs of $191,474 are divided by the total residential units
(35) to derive the “per-unit” allocation of $5,471.

Economic & Planning Systems, Inc.
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Table 5
Lakeview Estates Nexus/Proportionality Study
Allocation of Project Costs to Benefitting Units
Amount

Item
Total Project Costs

a

$191,474

b

35
$5,471

Cost Allocation to Benefitting Units
Number of Lots
Cost Allocation to Each Lot

c=a/b

Cost Allocation to Participating Students - 12% Walking
Estimated Participating Students
Cost Per Participating Student

3
$63,825

d
e=a/d

Cost Allocation to Participating Students - 24% Walking
Estimated Participating Students
Cost Per Participating Student

f
g=a/f

5
$38,295
"cost_alloc"
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5.

FEE COMPARISON

The Fee program presented in this Study is unique in that it is a “stand-alone” fee calculation for
infrastructure types typically found as a component in a larger nexus study. For instance, many
jurisdictions include the costs of acquisition for and subsequent development of pathway,
bikeway, or corridor landscaping in comprehensive park development impact fee or other related
fee program nexus studies. As a result, obtaining comparative data from regional jurisdictions
for the specific walkway infrastructure type is difficult.
Figure 1 includes a fee comparison of park development impact fee programs, which typically
include park landscaping, furniture, asphalt or concrete pathways, and other amenities. The
comparison includes the following jurisdictions:
•
•
•
•
•
•
•
•
•

City
City
City
City
City
City
City
City
City

of
of
of
of
of
of
of
of
of

Manteca.
Turlock.
Madera.
Patterson.
Stockton.
Folsom.
Roseville, assuming West Roseville.
West Sacramento.
Sacramento.

The City of Turlock fee is the proposed cost of developing park land; a lower fee was adopted by
the City of Turlock. The Cities of Madera’s and Patterson’s development impact fee rates were
adopted as of 2008 and have not been revised since their implementation. The comparables
indicate a range of park development fees of approximately $2,500 to $7,600, with an
approximate average of $4,500 and an approximate median of $5,000.
As shown, the Lakeview off-site walking route fee of $5,471 is above the comparable fees of
community park space.

Economic & Planning Systems, Inc.
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Figure 1
Comparison of Park Fees to
Lakeview Off-Site Walking Route Fee [1]
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[1] Allocated cost per single-family unit includes park development costs. Lakeview Includes cost of offsite walkway only.
[2] Fee proposed per 2007 Nexus Study.
[3] Madera and Patterson are as of 2008.
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APPENDIX A:
Snelling-Merced Falls School Transportation
Routes and Service Policy

