Peck Planning and Development, LLC

Planning Development Economics

August 26, 2021

City of Merced
Planning Division
678 West 18" Street
Merced, CA 95340

Re: Annexation Pre-Application for VST Property

On behalf of the Virginia Smith Trust (VST), attached is the application for Pre-Annex-
ation of the VST project site. We certainly appreciate the work to date and the development of a
thoughtful process to review and prioritize annexations. VST has supported this process as a way of
reducing the risks of development by clarifying the City’s commitment to development, to identify
developments that can be successfully completed once they are initiated, and to identify those that
have significant community benefits. We appreciate that the City has acknowledged the usage of
“readiness” and community benefits as factors in determining which projects should be given high
priority. We think that you will find that VST is one of those high-priority projects. Some properties
in North Merced, like VST, have already cleared major environmental processing and master planning
hurdles, while others have not. As you can see from the attached application and the summary be-
low, the VST project is positioned to move quickly through the entitlement process, successfully an-
nex to the City, and to generate significant community, housing and fiscal benefits.

Project Readiness. As most know, the VST property is contained within the Univer-
sity Community Planning Area that was comprehensively evaluated and approved for development in
2005. A Community Plan already exists as a well as an EIR and an EIS. And, VST, in cooperation with
the UC, has already secured a USFWS Biological Opinion for impacts to wetlands and other biological
resources and has already mitigated for those impacts. This is an important consideration both for
timing, and for compliance with the City’s 2008 Memorandum of Understanding with the USFWS
which requires that Development Projects show compliance with federal environmental regulations
prior to the City committing wastewater treatment capacity. As our application also demonstrates,
we have completed extensive engineering and feasibility studies to demonstrate capacity to serve
(see Attachment 4). Also, VST is one of only a handful of properties that are contiguous to UC, so VST
may annex and develop once the City’s UC annexation process is complete under the special annexa-
tion provisions of AB 3312. The project is adequately capitalized, with staff and consultants who
have successfully completed similar projects elsewhere in California.

Project Compliance with General Plan. Both the City and County explicitly recognize

that the development of the University Community area is a priority, and essential for the support of
UC. Attachment 8 of the application summarizes many of the important General Plan policies, and
how the project complies with those policies.

Community Benefits. It is now fairly well known that development of the VST prop-
erty will result in a significant scholarship endowment that will generate $8 million to $10 million

each year that will be given to Merced County students for college scholarships. The project has
many other features and benefits that are noteworthy, including:
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10.

11.

An affordable housing program and housing development program that prioritizes development of
housing for UC staff and students. Over 3,850 dwelling units are planned, with over 2,100 of those
units being (now scarce) multifamily units. Attachment 2 details the housing production goals.

Less impact on the environment and wise use of infrastructure capacities. The project has committed
to the usage of EPA “WaterSense” strategies and water conservation measures that will reduce water
use to at least 25 percent below current per-capita City usage. Also, because the project site is ac-
tively farmed, development of it as proposed will result in a net reduction in the extraction of
groundwater by approximately 475 acre-feet (154.4 million gallons) per year. Further the VST project
will discharge 35%-50% less wastewater than the existing developments. Finally, the project will re-
sult in a net reduction of vehicles miles travelled and a reduction in some roadway impacts because
more staff and students will walk or bike to UC, or will have vehicle trips that are significantly shorter,
and on the periphery of the community rather than through it.

An affordable housing program that includes a first-time homebuyer and equity sharing program,
housing incentives for UC staff, “self-help” housing construction sites, multi-family sites for non-profit
housing providers, and others. Attachment 7 details the project’s housing programs.

Development of a Community Foundation that would fund early childhood development and enrich-
ment programs operated by the MCOE Foundation with a 0.25% real estate transactions tax. Attach-
ment 7 summarizes this benefit.

Development of a community sports park, community recreation center, and parks and recreation
facilities at a higher rate than the City overall, or for new projects. Attachment 5 shows the parks and
features to be included.

Development of housing units with design details that will rival the best projects in the Central Valley.
Attachment 5 shows the housing styles, architectural treatments, and overall landscaping themes for
the project.

Development of a “complete” community, with all of the necessary retail shops, offices, parks, trans-
portation facilities, hiking and jogging trails, sports facilities to meet the needs of the project’s resi-
dents.

Development of over 2,400 jobs, as detailed in Attachment 6.

The project is also planned to have a police substation and a fire station.

Implementation of a key portion of Campus Parkway.

A financially feasible project. At full buildout, the project will generate over $8.9 million in City reve-
nues, including $6.7 million in City General Fund revenues, and another $2.2 million in CFD revenues
to support police, fire, street maintenance, parks maintenance, airport operations, and special public
project amenities. Attachment 11 details the fiscal projections for the project.
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Thank you for the opportunity to submit this application and we look forward to reviewing

it with the City staff and City Council.

Sincerely,

Stephén J. Peck, AICP

President, Peck Planning and Development, LLC
VST Planner and Project Manager

Attached: Application Form and Attachments
Xc: Scott McBride, Development Services Director

Dr. Steve M. Tietjen, Ed D
Stephanie Dietz, City Manager
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ANNEXATION PRE-APPLICATION

CITY OF MERCED = S
PLANNING DIVISION RECEIPT NO. PRE-APP NO
678 W. 18" Street
Merced, CA 95340 FILING FEE DATE
(209) 385-6858
FAX (209) 725-8775

CHECK NUMBER RECEIVED BY

Name of Property Owner: Address/City/State/Zip Code: Phone:
Virginia Smith Charitable Trust 632 West 13th Street, Merced, CA 95341

E-mail: STietjen@MCOE.org
Name of Applicant: Address/City/State/Zip Code: Phone:

Stephen Peck, AICP
Peck Planning and Devolopment, LLC 2455 Greenwood Ave. Morro Bay, CA 93442  559-731-5778

E-mail:Steve@PeckPlanning.com
Street Address or Location of Property (Be Specific):

Assessor’s Parcel Number(s): General Plan Designation: # of Acres:
060-010-004-000; 060-020-048-000 UC Community North ca

Description of Proposed Project:
Specific Plan for 654 acres, including 4,000 dwelling units, approximately 800,000 SF of commercial/
office space, 76 acres of parks, and 25 acre of open space and trails.

See Checklist on Next Page for Detailed List of Submittal Requirements

7 Vi
e/t G e 5 5 s 55
"PROPERZ\( OWNER'$/SIGNATURE PROPERTY OWNER'’S ADDRESS

)

(Require

*NOTE: If the property owner(s) is an LLC or a corporation, the City requires
documentation that shows the person(s) who is signhing the application is authorized
to sign for the LLC or corporation.

Additional Comments/Descriptions: ) . 1 )
Project is an update to the adopted University Community Plan. Project plan includes a affordable

housing plan (see attached), community benefits plan, update to the University Community Plan.
Financial proceeds from the project will be used to fund scholarships and educational enhancements in

Merced County.

Annexation Pre-Application Page |
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GENERAL INFORMATION ABOUT ANNEXATION PRE-APPLICATIONS

Annexation Pre-applications are different from regular pre-applications that are only reviewed by City
Staff in that Annexation Pre-applications are also reviewed by the City Council and Merced County Local
Agency Formation Commission (LAFCO) staff to provide early guidance on annexation requests.

MATERIALS TO SUBMIT (Checklist)

One copy of all required plans or documents below shall be submitted along with the completed
application and fee. Any other pertinent information that will assist staff in reviewing your proposal
should also be submitted. (A digital copy of all plans or documents in Adobe pdf format shall also be
submitted on a CD/DVD or by email; sorry, no flash drives can be accepted.)

Ll Boundary Map of Proposed Annexation Area with following:
Identification of properties within the proposed project boundary that are
owned/controlled by other than the applicant (if applicable);
Number of acres within the proposed project boundary;
Existing City of Merced General Plan Land Use Designations
Existing Merced County Zoning See Attachment 1

[l Conceptual Land Use Plan with Proposed General Plan and Zoning Designations and
Accompanying Acreage and Development Capacity for each Proposed Use Type (e.g., humber
and type of residential units, building square footage for non-residential use types including
commercial or industrial development); See Attachment 2

[] Project Phasing and Projected Phasing Schedule. Applicants are encouraged to specify a first
and one or more subsequent phases to support City Council flexibility in allocating limited City
resources to the project; See Attachment 3

[] Estimate of Wastewater, Water, and other Infrastructure Demands per Development Phase
expressed in equivalent dwelling units and Estimated Demand per development phase; See Attachment 4

[] Ilustrated Plans/Elevations (if available) and Narrative about Project Design Features that
demonstrate quality of design; See Attachment 5

[] Estimated Number of Jobs to be created based on accepted job density factors and/or end
user-specific information; See Attachment 6

[] Description of Community Benefits being offered with Narrative about the need for/basis of the
proposed benefits. Examples of community benefits might include construction/funding of
infrastructure, public facilities, housing/recreation/job training programs, etc. beyond what
development typically provides; See Attachment 7

Description of Proposal’s Consistency with the General Plan and with the Merit Criteria (see
page 3); See Attachment 8

L]

O

Summary of Applicant/Developer Experience with delivering/facilitating development and
representative evidence to support experience such as project photos, site plans, development
agreements, entitlement approvals, letters of recommendation, etc.;See Attachment 9

Project Financing Strategy/Evidence of Existing/Potential Funding; See Attachment 10
Annexation Pre-Application Fee (See below)
Number of Registered Voters within Project Boundary; and, None

I 5 O

List of Public Services and Utilities being requested from the Citv and breliminarv assessment
of how services and utility costs to the City would be funded. Se€ Attachment 11

[] (Optional) The LAFCO Justification of Proposal Questionnaire (Below, Pages 4-6)
CREDIT FOR FEE

An Annexation Pre-application review charge will be assessed at the rate indicated on the latest
version of the Planning and Development Fee Schedule for a Major Site Plan Review Permit. This
charge will be credited against any future annexation application deposit subsequently received from
the applicant for the subject project.

Annexation Pre-Application Page 2
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ANNEXATION PRE-APPLICATION REVIEW PROCESS

A pre-application may be submitted at any time. Staff will schedule a discussion with the applicant
and City staff at a regularly scheduled Development Review meeting on a Thursday afternoon. The
applicant will receive a phone call from the Project Planner notifying you of when your project will be
reviewed, but generally within 3 to 4 weeks. The applicant will be invited to attend the meeting. After
staff review, the pre-application will be scheduled for a regularly scheduled City Council meeting,
within 4 to 6 weeks. (No public hearing or notification of adjacent property owners is required.) After
receiving City Council and staff comments, it is up to the applicant to file an official development
application to proceed with the annexation. For the formal annexation application, the Planning
Commission will make a recommendation to City Council and the City Council will make a final
decision on whether an annexation application will be made to Merced County LAFCO, which makes
the final determination on all annexations. (Fees will be due for the City’s application process as well
as for the LAFCO application and State of California filing fees.)

GENERAL PLAN ANNEXATION “MERIT CRITERIA”

Merced Vision 2030 General Plan Implementing Action Urban Expansion UE-1.3.g outlines “merit
criteria” for evaluating future annexation requests (shown below):

“1.3.g Evaluate future annexation requests against the following conditions:

a) Is the area contiguous to the current City limits and within the City’s Specific Urban
Development Plan (SUDP)/Sphere of Influence (SOI)? Do the annexed lands form a logical and
efficient City limit and include older areas where appropriate to minimize the formation of
unincorporated peninsulas?

b) Is the proposed development consistent with the land use classifications on the General Plan
Land Use Diagram (Figure 3.1)?

c) Can the proposed development be served by the City water, sewer, storm drainage, fire and
police protection, parks, and street systems to meet acceptable standards and service levels
without requiring improvements and additional costs to the City beyond which the developer
will consent to provide or mitigate?

d) Will this annexation result in the premature conversion of prime agricultural land as defined
on the Important Farmland Map of the State Mapping and Monitoring Program? If so, are there
alternative locations where this development could take place without converting prime soils?

e) Will anon-agricultural use create conflict with adjacent or nearby agricultural uses? Ifso, how
can these conflicts be mitigated?

f) Does annexation of the area help the City reach one of the following goals?

1) Does annexation of the area bring the City closer to annexation of the UC Merced campus
and University Community?

2) Does the area contain significant amounts of job-generating land uses, such as industrial,
commercial, office, and business/research & development parks?

3) Does the project provide key infrastructure facilities or other desirable amenities, such as
the extension of major roads, utility trunk lines, parks and recreational facilities, etc.?”

Annexation Pre-Application Page 3
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LAFCO JUSTIFICATION OF PROPOSAL QUESTIONNAIRE (Optional)

The following questionnaire is part of the application required by the Merced County Local Agency
Formation Commission (LAFCO) for annexations. When an official annexation application is filed, the
applicants will need to submit answers to this questionnaire. For an Annexation Pre-application,
however, answering the questionnaire below is optional but may provide additional information for
the City Council to consider.

A. GENERAL INFORMATION

1.

2.
3.
4.

Type and designation of proposal (annexation, detachment, sphere of influence
amendment, formation, etc., affecting a city or special district):

List name(s) and address of applicant (chief petitioner/contact person):
Describe the location of the subject territory, including Assessor Parcel Number(s).
Why has the proposed action been requested?

B. PHYSICAL FEATURES

oG A NS

Land area: Square miles or acres?

State general description of topography:

Describe any physical or natural features being used to define a boundary of the proposal:
(Rivers, mountains, freeways, etc.)

Describe drainage basin, rivers, flood control channels, etc. which traverse through the
subject territory.

Describe major highway access to the area:

How is the proposed boundary appropriate in relation to the existing City or Special District
boundary?

C. POPULATION AND RELATED MATTERS

N ogkob=

®

Population in subject area:

Population density (i.e. per square mile, per acre):

Number of registered voters:

Number of dwelling units:

Assessed Valuation (List by Assessor’s Parcel Number):

Is the subject territory in proximity to the existing developed or developing areas within the
City? Please describe.

What is the adopted growth rate for your jurisdiction over a 10-20 year horizon? (Please
include the source, i.e.,, General Plan or Merced County Association of Government's
projection).

Is there enough land within the current City/District limits to accommodate this growth? If not,
approximately how much is available?

Explain how the proposal will assist the City or County in achieving their fair share of the
regional housing needs as determined by the City, County, or Merced County Association of
Governments. (See Govt. Code Section 56668)

D. LANDUSE

1.

Describe the existing land use in the area which is the subject of this proposal:
a. Indicate existing county general plan designation:
b. Indicate existing City general plan designation involving City jurisdictions:
Amount of publicly owned iand in area:
Is the proposal consistent with the City General Plan policy, including planned land use
designations, densities and other land use and development policy?
a. What pre-zoning has the City adopted for the affected area? (If the proposal involves
annexation to a City)
b. What is the present zoning in the County?
Per SB 244, are there any Disadvantaged Unincorporated Communities (DUCs) adjacent to
the annexation area if the annexation area is more than 10 acres?

Annexation Pre-Application Page 4

ATTACHMENT 1--Page 4

ATTACHMENT 2--Page 7



E. AGRICULTURAL AND OPEN SPACE RESOURCES

1. Would the proposal affect prime agricultural land as defined under Section 56064 of the
Cortese-Knox-Hertzberg Act?

NOTE: The applicant or property owner may submit a soil analysis which demonstrates how soil
has been degraded to a less than "Prime" classification. The soil analysis should
focus on the actual soil rather that the specific crops that may be planted. As an
option, the analysis could address the soil and its ability to support crops typically
grown in the area on similar soils. The cost of the soil analysis shall be borne by the
applicant or property owner.

2. Isthe proposal consistent with the adopted open space and conservation policies of the City's

General Plan or County General Plan and any applicable Community Specific Plan? Explain.

3. Ifthe proposal involves the conversion of "prime" agricultural land or identified valuable open
space land, has the City or County considered alternatives to the annexation which would
avoid or reduce such impacts?

4. If the proposal will result in urban development adjacent to existing agricultural lands, has
the City or County considered measures to minimize potential conflicts, such as land use
transitions, buffers or "right-to-farm” notification for future residents?

5. Is the proposal within a Williamson Act Agricultural Reserve? If yes, is the territory under
contract? If yes, has non-renewal been requested? If yes, what was the date of request and
when does the contract terminate?

F. GOVERNMENTAL SERVICES ANDCONTROLS (Plan for Services)
The following matrix and questions are to determine if City services are adequate for both existing
and proposed land uses within the subject territory.

1. Police
a. Submit a map showing the location of the nearest existing and proposed police station.
b. What are the response times to the proposal area?

€. Would additional stations, facilities, and staffing be needed to service the affected area? If
yes, what mechanisms are in place to fund capital facilities and ongoing service levels?

2. Fire
a. Submit a map showing the location of the nearest existing and proposed fire station.
b. What are the response times to the proposed area?
€. What is the existing Insurance Service Office rating for the proposal area?

d. Would additional stations, facilities, and staffing be needed to service the affected area? If
yes, what mechanisms are in place to fund capital facilities and ongoing service levels?

Water/Sewer/Storm Drainage

Proposed Current Promised Remaining Project
Service Capacity Capacity Capacity Demand
Provider (Other
projects)

Water

Sewer

Storm

Drainage

3. Water

a. What improvements are required to serve this annexation?

b. Describe any factors that could limit the delivery capacity (i.e. storage capacity,
transmission lines, etc.)

€. What funding mechanisms does the City utilize to acquire capacity and when is it
implemented?

d. If additional capacity is required, when will it be available to the annexation area?

€. Provide a map that depicts the water system in this area.

Annexation Pre-Application Page 5
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4. Sewer
a. What improvements are required to serve this annexation?

b. Describe any factors that could limit the delivery capacity (i.e. storage capacity,
transmission lines, etc.)

€. What funding mechanisms does the City utilize to acquire capacity, and when is it
implemented?

d. If additional capacity is required, when will it be available to the annexation area?

€. Provide a map that depicts the affected agency’s sewer system in the immediate area.
5. Storm Drainage

a. What improvements are required to serve this annexation?

b. Identify the area where storm drainage will be conveyed.
6. Transportation

a. Designate the names and types of roads which the project will use for primary and
secondary access.

b. Is construction of new access streets necessary? If yes, identify those streets.

C. What road impacts will occur and what major circulation improvements are needed to
serve the proposal?

d. What is the estimated cost of these improvements (if any) and how will these
improvements be financed?

€. Is public transportation available? How distant?
7. Parks and Recreation
a. Does the proposed land use plans include parklands?

8. What is the estimated effect of the proposal on the City's ability to provide governmental
services and controls to existing incorporated territory?

9. The affected territory will be taxed or will not be taxed for existing bonded indebtedness or
contractual obligations as set forth by the terms and conditions as stated in the resolution?:

G. OTHER SERVICES
Schools (Only for new residential development).
a. Provide the name of the District(s), and the current enrollment.
b. Provide the student generation rate from the proposed development.

C. lIsclassroom space is available for the anticipated development?
If not, indicate the method of financing to provide the necessary classroom space.

H. PHASING

1. Does the City's General Plan contain a phasing plan? If so, is this proposal consistent with
the Plan and why?

2. How does the phasing plan address the City's ability to provide necessary urban services
in an orderly and efficient manner?

3. Have other alternatives been considered which would be more consistent with orderly
growth, open space protection and public service efficiency?

. MUTUAL SOCIAL AND ECONOMIC INTEREST

1. Do any social or economic communities of interest exist within the subject territory
including the relationship between any adjacent nearby Cities or special districts, which
provide services that may affect the territory?

2. Are there any special districts (including County Service Areas) that will no longer be
serving the proposed area following the annexation or reorganization?

3. Is the proposal contiguous with the existing boundaries of the annexing or detaching City
or Special District?

4. Does the proposal create islands, corridors, peninsulas or other undesirable boundary
characteristics which lead to service inefficiencies and potential land use conflicts?

N:Shared:Application Forms: Annexation Pre-Application-2021

Annexation Pre-Application Page 6
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Attachment 1

Boundary Map and City and County
Land Use Maps
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Attachment 2

Conceptual Land Use Plan
and Development Capacities by Phase
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Attachment 3

Project Phasing Plan and Schedule
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Attachment 4

Water and Wastewater Demand
per Development Phase and
Infrastructure Master Plans
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MEMORANDUM

To: Stephen Peck | Peck Planning and Development
From: Henry Liang, PE | MKN & Associates

Rob Lepore, GISP | MKN & Associates

Jason Wong, EIT | MKN & Associates
Date: January 28, 2021

Re: VST Water System Analysis

Background

The goal of the water system evaluation was to identify potential deficiencies related to the City of Merced
(City) existing water supply, storage, distribution system ability to serve the proposed VST Development
(Project) and identify the necessary improvements to connect the proposed Project to the existing water
system. In addition, the evaluation identifies the sequence/phasing of the required onsite improvements
to serve the Project. The Project includes two major development phases referred to as Phase 1 and Phase
2 with several subphases including 1A through 1E and 2A through 2D. Figure 2 provides an illustration of
the phase areas.

Attachment A includes a preliminary analysis to identify potential City-wide system impacts to serve the
Project and this Technical Memorandum includes an evaluation of the Project’s onsite water system to
identify the recommended phasing of the required onsite improvements.

Document Review

MKN reviewed and utilized information from the following references to complete the water system analysis:

e 2014 Water Master Plan (2014 WMP)

e 2015 Urban Water Management Plan (2015 UWMP)

e 2019 Water Billing Data

e 2019 Water Production Data

e 2015 Water Distribution Model

e 2017 Wastewater Collection System Master Plan (2017 WCSMP)

e 2019 Wastewater Collection System Model (for existing, near-term, and full buildout)
e Near-Term Development Shapefile from 2019 Wastewater Collection System Model

Preliminary City-wide Analysis

The preliminary City-wide analysis was completed to identify the potential City-wide system impacts and
develop required improvements to serve the Project. This analysis evaluates the Project as a single point-
demand, and focuses on identifying required improvements on a City-wide basis. The following conclusions
and recommendations were developed as part of the preliminary analysis (included as Attachment A):

e The Project is located within an area documented (2014 WMP) to have low pressure deficiencies
based on the service area elevations.

e Based on the preliminary analysis, the City has sufficient supply (flow) and storage capacities to
serve the Project, but the current head (pressure) capabilities of the groundwater wells are not
sufficient to provide the required pressures to serve the Project demands.
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o Currently there are no water mains along Lake Road to serve the Project. Installation of a 16-inch
pipeline and associated appurtenances from the existing water main on Bellevue Road along Lake
Road to the Project site will be required. This improvement should be constructed prior to the
construction of the onsite water system facilities.

e The proposed Project is located within a low-pressure service area and future City demands
(including Near-term and the Project) will further reduce existing system pressures along the
Bellevue Road area below acceptable City design standards (per 2014 WMP). Because of this, the
Project will require the installation of a Pressure Sustaining Valve (PSV) station located along
Bellevue Road to create a new pressure zone (also identifying in the 2014 WMP). In addition, MKN
determined it was not feasible to serve the Project without creating a new pressure zone. This
improvement should be constructed prior to in the construction of the onsite water system facilities.

e The Project can be partially served by the City’'s Well 17, but the Project will require additional
groundwater well(s) to serve the Project through buildout.

Project Specific Analysis

Based on the results of the preliminary City-wide system evaluation, MKN performed a more in-depth
Project Specific Analysis to review the adequacy of the proposed onsite water system and determine the
requirements (including phasing) of the onsite well(s). The Project Specific Analysis accounts for the
proposed water distribution system layout and topographic elevations. The Project specific analysis
completed below included a hydraulic evaluation of the proposed Project distribution system only and did
not reevaluate the City’s supply and storage facilities.

For the preliminary City-wide system evaluation, MKN developed and utilized, a water demand factor of
120 gallons per capita per day (gpcd) for the Project. Although MKN recognizes that historical Merced water
usage has been 110-120 gpcd, VST is committed to reducing the future water consumption for the
proposed Project to 100 gpcd based on water efficient landscaping, less landscaping per capita, and
WaterSense fixtures as part of its specific plan and development agreement. Based on this objective by
VST, MKN has developed the following future demands for the Project as shown in Table 1. The total
Average Day Demand (ADD) for existing, Near-term, and the Project was estimated to be 24.6 MGD (17,086
gpm) with the Project demand of 1.3 MGD (912 gpm).

Table 1: Project Water Demands

Demand Scenario ADD (gpm) MDD (gpm) MDD+FF (gpm) PHD (gpm)
2019 Existing 10,910 20,728 30,547
Near-term 5,263 10,000 4.000 14,737
VST Phase 1 508 965 ' 1,423
VST Phase 2 404 769 1,133
Total 17,086 32,463 36,463 47,840
Notes:

1. Residential demand based on 100 gpcd.

2. MDD =ADD x 1.9 per 2014 WMP.

3. PHD =ADD x 2.8 per 2014 WMP.

4. Worst-case fire flow requirement is 4,000 gpm.

For the City’s 2014 WMP, AECOM developed a water distribution system model using WaterCAD. The model
represented 2014 conditions for Average Day Demand (ADD), Maximum Day Demand (MDD), Maximum
Day Demand plus Fire Flow (MDD+FF), and Peak Hour Demand (PHD) scenarios. MKN revised existing
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demands to reflect 2019 conditions (as described in Attachment A) to analyze the existing water
distribution system to serve Near-term demands and the Project.

Scenarios 1 through 4 below evaluated the water system “backbone” (12-inch pipelines and larger) of the
Project. The hydraulic model was updated with pipeline diameters and junction elevations based on
information provided by Project’s design engineer (RRM). It should be noted that the majority of Phase 2 of
the development east of the Fairfield Channel has not been designed beyond the backbone system. In
Phase 2 locations, junction elevations were assigned based on ground elevation from a topographic map.
Demands and fire flows were then added to each junction based on land use. The elevations in the VST
development range from 189 feet in the southwest corner to 250 feet on the northeast corner. The highest
elevation is much higher than the elevation assumed in the initial analysis (199 ft) and located at the Lake
Road/Virginia Smith Parkway entrance to the Project. As a result, higher pressures and flows would be
required to serve VST's MDD+FF conditions as shown in Table 2.

As identified in the preliminary City-wide system evaluation, the Project will require additional groundwater
wells to serve commercial and institutional fire flows and remaining Phase 2 residential demands through
buildout. For the Project site hydraulic analysis described below, MKN evaluated the use of a single large
onsite well or multiple smaller onsite wells to serve the Project demands. For scenarios 1 and 2, it was
assumed that Well 17 and a single onsite well (as shown on Figure 1) could be developed to supply system
flows and pressures for the Project. For scenarios 3 and 4 it was assumed that Well 17 and two smaller
onsite wells (as shown on Figure 2) could also be developed to supply system flows and pressures. For
scenario 4, MKN determined the reduced demands and fire flows that could be served with a single onsite
well rated at 2,000 gpm. The scenarios below are based on the existing operating conditions of Well 17,
which will change once the new pressure zone is created to serve the Project. Potential modifications to
Well 17 and the final design criteria for the new onsite well(s) will be developed during the phase of the
new onsite well(s). Table 2 provides a summary of the results for scenarios 1 through 4.

Table 2: Project Hydraulic Analysis

Representative

Analysis Scenario Supplies from Wells Pressures (PSI)
VST Onsite VST
Demand | Well 17 well Lowest El | Highest El
Scenario Description (8pm) J-1012 J-1049
Outflow Outflow (EI=189") | (EI=250)
(gpm) (gpm)
1 Existing + NT + VST PHD 2,556 763 1,800 69 43
Existing + NT + VST MDD +
2 FF @ 3000 gpm 4,734 1,634 3,100 49 22
Existing + NT + VST MDD +
3 FF @ 1500 gpm 3,234 1,234 2,000 60 30
Existing + NT + Limited VST
4 MDD + FF @ 2500 gpm 3,805 1,805 2,000 43 -
Existing + NT + Limited VST
5 with only Well 17 MDD + FF | 2,233 2,068 - 37 -
@ 1500 gpm
Notes

1. VST MDD = 1,734 gpm.

2. Limited VST MDD = 1,305 gpm.

3. Scenario 4 would include residential and commercial demands associated with phases 1A, 1B, 1C, 1D, 2A,
and 2D only.

4. Scenario 5 would include residential demands associated with phases 1A and 1B only.

5. Scenarios 1-5 include a future pressure sustaining valve located on the pipeline in Bellevue Road and the UCM

and Project operating within a new higher pressure zone.
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Based on Scenarios 1 and 2 a single onsite well that can produce up to 3,100 gpm would be required to
serve the entire development. The fire flow analysis assumed that 3,000 gpm from a single fire hydrant
location would be required to serve the school. However, it is recommended that VST discuss this
requirement with the City to determine if the 3,000 gpm can be spread among several hydrants. This
decision by the City could impact/reduce the final required flow for the onsite well, however 2,500 gpm
would still be required to serve commercial fire flow demands throughout the development.

For Scenario 4 a single onsite well that can produce up to 2,000 gpm could serve subphases 1A, 1B, 1C,
1D, 2A, and 2D of the Project. The institutional fire flow and remaining subphases would require a second
onsite well capable of supplying at least 1,100 gpm.

Lastly, Scenario 5 shows that residential units for phases 1A and 1B can be served solely by Well 17. VST
would require the first 2,000 gpm well to serve the rest of the residential units.

Recommended Improvements

Based on the water system analyses, the following improvements and phasing are recommended to serve
the Project:

Residential Development

Phase 1A and 1B residential developments can be served with the following improvements:

e Improvement 1 - Installation of a 16-inch pipeline and associated appurtenances from the existing
water main on Bellevue Road along Lake Road to the Project site will be required. This improvement
should be constructed prior to in the construction of the onsite water system facilities.

e Improvement 2 - Installation of a Pressure Sustaining Valve (PSV) station located along Bellevue
Road to create a new pressure zone. This improvement should be constructed prior to in the
construction of the onsite water system facilities.

All Phase 1 and 2 residential developments can be served with the following additional improvements:

e Improvement 3 - Construction of a new groundwater well capable of supplying 2,000 gpm (see
Figure 2 for location of well and connection to the VST water distribution system)

Commercial Development

All commercial developments can be served with the following improvements:

e Improvement 1 - Installation of a 16-inch pipeline and associated appurtenances from the existing
water main on Bellevue Road along Lake Road to the Project site will be required. This improvement
should be constructed prior to in the construction of the onsite water system facilities.

e Improvement 2 - Installation of a Pressure Sustaining Valve (PSV) station located along Bellevue
Road to create a new pressure zone. This improvement should be constructed prior to in the
construction of the onsite water system facilities.

e Improvement 3 - Construction of a new groundwater well capable of supplying 2,000 gpm (see
Figure 2 for location of well and connection to the VST water distribution system)
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Schools
The School can be served with the following improvements:

e Improvement 1 - Installation of a 16-inch pipeline and associated appurtenances from the existing
water main on Bellevue Road along Lake Road to the Project site will be required. This improvement
should be constructed prior to in the construction of the onsite water system facilities.

e Improvement 2 - Installation of a Pressure Sustaining Valve (PSV) station located along Bellevue
Road to create a new pressure zone. This improvement should be constructed prior to in the
construction of the onsite water system facilities.

e Improvement 3 - Construction of a new groundwater well capable of supplying 2,000 gpm (see
Figure 2 for location of well and connection to the VST water distribution system)

e Improvement 4 - Construction of an additional new groundwater well capable of supplying 1,100
gpm or greater (see Figure 2 for location of well and connection to the VST water distribution
system)
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MEMORANDUM

To: Stephen Peck | Peck Planning and Development
From: Henry Liang, PE | MKN & Associates

Rob Lepore, GISP | MKN & Associates

Jason Wong, EIT | MKN & Associates
Date: December 30, 2020

Re: Preliminary City-wide Analysis

Background

The goal of the water system evaluation was to identify potential deficiencies related to the City of Merced
(City) existing water supply, storage, distribution system ability to serve the proposed VST Development
(Project) and identify the necessary improvements to connect the VST Development to the existing water
system. The Project includes two major development phases referred to as Phase 1 and Phase 2 with
several subphases including 1A through 1D and 2A through 2E.

The water system evaluation included a preliminary analysis to identify potential City-wide system impacts
to serve the Project as described below.

Document Review

MKN reviewed and utilized information from the following references to complete the water system analysis:

e 2014 Water Master Plan (2014 WMP)

e 2015 Urban Water Management Plan (2015 UWMP)

e 2019 Water Billing Data

e 2019 Water Production Data

e 2015 Water Distribution Model

e 2017 Wastewater Collection System Master Plan (2017 WCSMP)

e 2019 Wastewater Collection System Model (for existing, near-term, and full buildout)
e Near-Term Development Shapefile from 2019 Wastewater Collection System Model

Existing, Near-term, and VST Water Demands

To identify existing baseline water demands within the water system, MKN compared the City’'s 2014 WMP
demands with 2019 water billing and production data (provided by the City). The 2019 water usage data
showed significant decreases in the Average Day Demand (ADD), from 23.4 million gallons per day (mgd)
to 15.7 mgd. In addition, the current residential per capita water usage within the City was calculated to be
132 gallons per capacity day (gpcd) based on 2019 billing data. This is the average residential water use
for all housing types, old and new. This calculation agrees with and is somewhat lower than the 145 gallons
per day per person that the City reported to the State Department of Water Resources between 2015 and
2019.

For Near-term future demand conditions, MKN utilized the Near-term development projects defined in the
2017 Wastewater Collection System Master Plan (2017 WCSMP) as projects that have paid into the North
Merced Sewer Assessment District or parcels identified in the City’s Tentative Subdivision Activity Map.
These Near-term projects include all development projects that the City believe have some form of
development commitment and are considered “entitled” projects, whether or not they actually have all
necessary development entitlements. These projects are currently under construction or expected to
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develop in the near future. The Near-term projects do not include any future expansion associated with UC
Merced.

From this information, the Near-term development population was calculated by determining potential
dwelling units of each parcel based on land use type and area and multiplying that number by an average
3.02 persons per dwelling unit (per the 2017 WCSMP). Near-term ADD was calculated by multiplying the
Near-term development “population” by a per capita water demand. For this analysis, the Near-term ADD
was estimated at 7.6 MGD (5,263 gpm). While the VST project has committed to a 25% reduction in water
use compared to citywide averages to comply with SGMA and State requirements, and to reflect current
building code requirements, for the purposes of this analysis, MKN used a modified per capita water
demand value of 120 gpcd based on discussions with the City and assuming water conservation measures
required for newer developments within the City. For the VST development, ADD was calculated using land
use factors from the 2014 WMP, population estimates from the developer, and the modified per capita
water demand of 120 gpcd as described above. The ADD for VST was estimated at 1.55 MGD (1,080 gpm).

The total ADD (existing, Near-term, and VST) for the hydraulic analysis was 24.8 MGD (17,253 gpm). The
breakdown of the ADD, Maximum Day Demand (MDD), and Peak Hour Demand (PHD) is provided in Table
1.

Table 1: Water Demands

Demand Scenario ADD (gpm) MDD (gpm) MDD+FF (gpm) PHD (gpm)
2019 Existing 10,910 20,728 30,547
Near-term 5,263 10,000 4.000 14,737
VST Phase 1 598 1,137 ' 1,675
VST Phase 2 481 915 1,348
Total 17,253 32,780 36,705 48,307
Notes:

1. MDD = ADD x 1.9 per 2014 WMP.
2. PHD = ADD x 2.8 per 2014 WMP.
3. Worst-case fire flow requirement is 4,000 gpm.

Design Criteria

MKN used the design criteria from the City’'s 2014 WMP as the basis for the City-wide and The Project
specific fire flow analysis, as shown in Table 2. For the VST development, per City requirements it was
assumed that all new facilities would be sprinklered. Relevant fire flow requirements for VST include multi-
family residential, commercial, and industrial/institutional (the school that will be built on-site). As a result,
the required fire flows ranged from 1,500 gpm to 3,000 gpm.

Table 2: Water System Design Criteria ‘

Component Criteria Remarks / Issues
Single-Family Residential 1,590 gpm @ 2 hours (non- 1,0QO gpm @ 2 hours
sprinklered) (sprinklered)
Multi-Family Residential 2,5QO gpm @ 2 hours (non- 1,5QO gpm @ 2 hours
sprinklered) (sprinklered)

2,500 gpm @ 3 hours
(sprinklered) based on review
on a case-to-case basis
3,000 gpm @ 4 hours
(sprinklered) based on review
on a case-to-case basis

3,000 gpm @ 3 hours (non-

Commercial sprinklered)

4,000 gpm @ 4 hours (non-

Industrial / Institutional sprinklered)
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Supply and Storage Analysis

MKN analyzed the supply and storage capacity of the existing water system to determine if the existing
wells and storage facilities can serve existing, Near-term, and VST demands. As identified in the 2014 WMP,
for the supply evaluation, the wells must have sufficient firm pumping capacity to meet maximum day
demand with fire flow (MDD+FF) and PHD, where firm pumping capacity is defined as the pumping capacity
with the largest well out of service. Table 2 shows that the existing water production facilities can meet
existing, Near-term, and VST MDD+FF and PHD demands with the firm pumping capacity.

Table 3: Ability of Production Facilities to Meet Demands

Source Capacity (gpm) Based on Well Source
Design City NT & VST | Capacity
Criteria Total MDD+FF MDD Surplus /
Active Wells Well 14 Capacit (GPM)5 (GPM) (Deficit)
pactty (GPM)
giept”gstFF withall | 49 100 4,000 53,100 | 24,728 | 12,052 | 16,320
Meet MDD+FF with 49,100 i 49,100 | 24,728 | 12,052 | 12,320
firm capacity®
Meet PHD with all 49,100 4,000 53,100 | 30,547 | 17,760 | 4,793
supplies
Meet PHD with firm 49,100 i 49,100 | 30,547 | 17,760 | 793
capacity®
Notes:
1. Active wells include 1A, 1B, 1C, 2A, 2B, 3C, 5B, 7C, 8, 9, 10R2, 11, 13, 15, 16, 17, 18, 19, 21.
2. Largest well assumed to be Well 14.
3. Standby well include 2C per 2015 UWMP.
4. Inactive wells include 7A, 7B per 2015 UWMP.
5. Firm capacity is defined as the total capacity with the largest well out of service.
6. Worst-case fire flow used for evaluation was 4,000 gpm per 2014 WMP.

For the storage evaluation, MKN utilized the following design criteria (from the 2014 WMP) to determine
required storage to serve existing, Near-term, and VST demands:

e  Operational Storage: 30 percent of Maximum Day Demand

e Emergency Storage: 100 percent of Average Day Demand

e Fire flow Storage: The required maximum fire flow times the fire flow duration period.
The available storage is comprised primarily of ground storage in wells. The 2014 WMP states that

groundwater supply can offset the need for treated water storage if:

o The groundwater supply is of potable water quality and can be reliably accessed (wells are equipped with
onsite emergency generators).

e The water extracted is not already being relied upon to meet the City’s ADD requirements.
e  Sufficient water transmission facilities are available to distribute this water to demand areas.

Because all well in the existing water system meets the first and third requirements, the City is allowed
groundwater storage credits of 80 percent of the groundwater pumping capacity minus the ADD. Table 3
shows the available and required storage capacity for the City. The required storage is approximately 40
MG to serve existing Near-term and VST demands, while the existing storage capacity is approximately 45
MG. Overall, the existing storage in wells is adequate to meet the existing, Near-term, and VST operational,
emergency, and fire flow storage.
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Table 4: Comparison of Available and Required Storage Capacity

Available Storage Capacity, Required Storage Capacity, MG Excess Capacity,
MG1 Operational | Fire Flow2 | Emergency | Total MG3
45.02 14.16 0.96 24.84 39.96 5.06
Notes:

1. Available storage from groundwater wells with backup power. Based on the production of 80% of City wells
minus ADD and 20% of City wells assumed out of service.

Based on required institutional fire flow of 4,000 gpm for four hours.
3. Calculated as required storage minus available storage.

N

Distribution System Analysis

For the 2014 WMP, AECOM developed a water distribution system model using WaterCAD. The model
represented 2014 conditions for average day demand (ADD), max day demand (MDD), max day demand
plus fire flow (MDD+FF), and peak hour demand (PHD) scenarios. MKN revised existing demand to reflect
2019 conditions (as described above) to analyze the existing water distribution system to serve Near-term
demands and the VST development.

MKN developed 18 scenarios within the hydraulic model to analyze pressures/flows and identify potential
system impacts to the existing water system to serve the VST development. The modeling results are shown
in Table 5 Flows from Well 17, planned Well 22, and a proposed well located onsite at the Project were
included in the analysis. All scenarios assumed a new 16-inch pipeline on Lake Road from Bellevue Road
to the Project and a single new 12-inch looped pipeline within the Project has been constructed, as shown
on Figures 1 through 4. In addition, MKN selected three locations within the existing water system to
monitor system pressures during the analysis. These locations included UC Merced, the proposed VST
development, and along West Avenue (lowest elevation/highest pressure area). The scenario descriptions
and results are shown below:

e Scenarios 1 to 3: Existing ADD, MDD, and PHD: These scenarios show how the current system performs
without any near-term developments or improvements. Overall, the system can meet PHD at pressures
greater than 40 psi at all locations with the existing system.

e Scenario 4 to 7: Existing and Near Term ADD, MDD, MDD+FF at VST, and PHD without system
improvements: These scenarios show how the current system performs with Nearterm and VST
demands. Scenarios 6a and 6b show fire flows at 3,000 gpm and 1,500 gpm at the VST development,
which is the range of fire flows VST could experience. In these scenarios, pressures at UC Merced and
VST drop well below 20 psi during MDD+FF and below 40 psi during PHD. The pressure at VST during
MDD+FF range from -12 psi to 16 psi. The pressures at UC Merced drop significantly because Well 17 is
providing flow for both locations.

e Scenarios 8 and 9: ADD, MDD+FF, and PHD with Limited VST Development: These scenarios show only
partial buildout of VST in each scenario. The goal was to determine the highest VST demand the system
can handle without a new supply source. The analysis determined that a maximum ADD of 125 gpm and
PHD of 350 gpm at the VST development. Residual pressures are above 20 psi during MDD+FF at 3,000
gpm conditions at this level of buildout. However, pressures at UC Merced drop below 40 psi during PHD,
even when VST demands are not included. This means that other Near-term demands are affecting
pressures at UC Merced significantly, since Well 17 is delivering flow to the rest of the distribution system.
It also shows that developing a new pressure zone in the northeastern part of Merced will help keep
pressures above 40 psi at UC Merced. Results for the pressure zone are shown in Scenarios 15 to 19.

e Scenarios 10 to 13: Existing and Near Term ADD, MDD, MDD+FF, and PHD with planned Well 22 and
pipeline improvements: These scenarios include a 2,000 gpm planned well at the intersection of Hatch
Road and Cardella Road, with pipelines connecting the well to VST on Lake Rd and to Yosemite Ave along
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Hatch Rd. The implementation and construction of Well No. 22 is unknown at this time and scenarios
10 to 13 are provided for informational purposes. The results show that Well 22 provides enough flow to
fix pressures during MDD+FF conditions, but cannot provide enough pressure to reach 40 psi during
PHD conditions. The difficulties in meeting PHD is purely based on the higher elevations at VST. This was
an observed issue included in the 2014 WMP, which included a proposed improvement alternative to
create a new pressure zone to serve the northeast portion of the City.

e Scenario 14: Existing and Near Term PHD with planned Well 22 and no pipeline on Hatch Road: This
scenario includes Well 22 along with a pipeline connecting the well to the VST development, but with no
pipeline connection at Yosemite Avenue. This means that flow from Well 22 is not being split between
the two pipelines and all of it is going to the VST development. Although this increases pressures in the
area slightly, the pressures are still well below 40 psi.

e Scenarios 15 and 16: Existing and Near Term MDD+FF and PHD with new Pressure Zone: These
scenarios are the same a Scenarios 8 and 9, but with addition of a new pressure zone in the Northeast
portion of City that would include UC Merced, VST, and other developments in the area, as recommended
in the 2014 WMP. In addition, a 2,000 gpm on-site VST well was included in this scenario. In the model,
a PSV was placed on Bellevue Road, right next to UC Merced to isolate the area. With the new pressure
zone, the distribution system at UC Merced and VST are able to meet a residual pressure of 20 psi during
MDD+FF and a pressure of 40 psi during PHD.

e Scenarios 17, 18, and 19: These scenarios were developed to determine the maximum amount of
development that can be served on the VST site without installing an on-site well, but including the 16”
connection to Bellevue and the PSV in Bellevue Road to create a pressure zone in northeast Merced. The
analysis of these scenarios demonstrated that Phase 1 (2,500 dwelling units and 800,000 SF of
commercial/office space) could theoretically be served without an onsite well. However, these scenarios
were based on pressures and volumes at the Lake Road entrance to VST and did not account for head
losses associated with onsite elevation changes and pipeline friction. These head losses may result in
decreased pressures and flows below acceptable levels as more pipelines are added to the
development. In addition, the well must be installed before the school is built as fire flow increases to
3,000 gpm in that area. Fire flows were analyzed at 1,500 gpm and 3,000 gpm, which represents
residential and the school fire flows. At 3,000 gpm fire flow, results are the same as scenario 8, as flows
from the Bellevue Road pipeline provide fire flow. The maximum flow the system can handle is 281 gpm
of max day flow, or around 147 gpm during ADD conditions. For a fire flow of 1,500 gpm, the system can
handle around 1,700 gpm of max day flow, or 895 gpm during ADD conditions. These scenarios show
that phase 1 residential facilities can be built out without installing the on-site well, since residential fire
flows are only 1,500 gpm.

Table 5 and Figures 1 through 4 provide a summary of system pressures and flows for the scenarios
described above.
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Recommended Improvements

Based on this City-wide preliminary analysis, several offsite improvements within the City’s existing water
distribution system will be required to adequately serve the VST through buildout. The following
improvements are recommended to serve the VST demands:

e Installation of a 16-inch pipeline and associated appurtenances from the existing water main on
Bellevue Road along Lake Road to the Project site will be required. This improvement should be
constructed prior to in the construction of the onsite water system facilities.

e Installation of a Pressure Sustaining Valve (PSV) station located along Bellevue Road to create a
new pressure zone. This improvement should be constructed prior to in the construction of the
onsite water system facilities.

o Asingle larger onsite well or two smaller onsite wells will be required to serve VST through buildout.

It should be noted the final design of the onsite well(s) should take into account the combined operation of
Well 17 to serve the Project demands through buildout.
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WaterSense® Specification for Homes, Version 2.0
Supporting Statement

1.0 Introduction

The U.S. Environmental Protection Agency’s (EPA’s) WaterSense program released the first
version of its specification for labeled homes in 2009 with the WaterSense Single-Family New
Home Specification and issued modifications in 2012 and 2014 to expand the scope to
multifamily buildings and include minor revisions, respectively. The goal of the WaterSense
Labeled Homes Program is to encourage the construction and purchase of water-efficient, high-
performing homes that include water- and energy-efficient products and advanced design. The
program aims to reduce indoor and outdoor water use in homes and encourage community
infrastructure savings.

In February 2021, EPA released the WaterSense Specification for Homes, Version 2.0
(hereafter referred to simply as the WaterSense Specification for Homes, unless the version
number is necessary to include for clarity), which aims to further promote residential water
efficiency and help enable market transformation in the building industry. The specification is
applicable to single-family homes and multifamily buildings and can apply to new and existing
homes.

EPA intends for the revised WaterSense Specification for Homes to:

e Provide flexibility in the technical requirements for homes constructed to the WaterSense
specification without compromising overall water efficiency or performance.

o Ensure that WaterSense labeled homes are high-performing with regard to water efficiency
and homeowner satisfaction.

e Provide quantifiable potential water and utility cost savings for individual homeowners.
e Improve regional applicability.
e Improve collaboration with existing green building certification programs.

e Use existing infrastructure for certification and verification purposes to ease requirements for
home builders and verifiers who confirm home compliance with the specification.

e Use the WaterSense program’s resources efficiently.
2.0 Current Status of Water Use in Residential Homes

New home construction is an optimal opportunity to encourage builders and homeowners to use
water-efficient products and practices. To provide perspective, there were more than 1.25
million new single-family homes and multifamily units constructed in 2019, representing
significant cumulative water use. By encouraging water-efficient products, appliances, and
design elements during construction, EPA intends to transform building practices to reduce
lifetime water and energy use and utility costs.

Federal regulations have addressed water use and efficiency inside the home over the past
quarter century. The Energy Policy Act of 1992 (EPAct 1992) established the maximum flush

1U.S. Census, 2020. Monthly New Residential Construction, October 2020. November 18, 2020. Table 5b.
www.census.gov/construction/nrc/pdf/newresconst.pdf
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volume for toilets at 1.6 gallons per flush (gpf), and the maximum flow rate for bathroom sink
faucets, kitchen faucets, and showerheads at 2.5 gallons per minute (gpm). Subsequently, in
1998, the U.S. Department of Energy (DOE) adopted a maximum flow rate standard of 2.2 gpm
for all faucets. In 2012 and 2016 respectively, the DOE issued new regulations mandating
minimum water efficiency requirements for clothes washers and dishwashers.?? The
WaterSense and ENERGY STAR® programs promote water efficiency in plumbing fixtures and
appliances that go beyond these national standards.

Two studies completed over the past 20 years best characterize water use in the residential
sector. The American Water Works Association (AWWA) Research Foundation completed a
1999 study, Residential End Uses of Water (REUW1999),* that provided the first detailed
analysis of residential water use patterns and efficiency levels in the United States. The Water
Research Foundation (WRF) completed an updated study in 2016, Residential End Uses of
Water, Version 2 (REUW2016),’ providing an expanded assessment and analysis of single-
family water use across North America. REUW2016 also presents updated information about
water use patterns, as compared to REUW1999. Table 2-1 summarizes the average daily per
capita indoor water use for North American homes, as identified by both residential studies.

Table 2-1. Daily Indoor Per Capita Water Use

Daily Indoor Water Use
(gallons per capita per day)
Type of Use REUW1999 REUW2016
Toilets 18.5 14.2
Clothes washers 15.0 9.6
Showers 11.6 11.1
Faucets 10.9 111
Leaks 9.5 7.9
Other 1.6 2.5
Baths 1.2 1.5
Dishwashers 1.0 0.7
Total 69.3 58.6

Over the 15-year period between the two REUW studies, residential per capita indoor water use
decreased 15.4 percent. While this reduction is significant, there are still opportunities for
additional water savings. A 2011 study by William DeOreo found that new homes built with high-

2 DOE, 2012. Energy Conservation Program: Energy Conservation Standards for Residential Clothes Washers.
Direct Final Rule. May 31,2012. www.regulations.gov/document?D=EERE-2008-BT-STD-0019-0041

3 DOE, 2016, Energy Conservation Program: Energy Conservation Standards for Residential Dishwashers; Final
Rule. December 13, 2016. www.regulations.gov/document?D=EERE-2014-BT-STD-0021-0033

4 Mayer, Peter W. et al., 1998. Residential End Uses of Water. Published by the AWWA Research Foundation and
American Water Works Association.

5 DeOreo, William B., Peter Mayer, Benedykt Dziegielewski, and Jack Kiefer, 2016. Residential End Uses of Water,
Version 2. Published by the Water Research Foundation.
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efficiency plumbing fixtures, appliances, and design practices (considered to be roughly
equivalent to homes built to the WaterSense Specification for New Homes, Version 1.0) had an
average indoor daily per capita water use of 36.7 gallons per day, which is 37 percent more
water-efficient than North American homes surveyed for REUW2016.5 EPA intends for the
WaterSense Specification for Homes, Version 2.0 to serve as a resource to help achieve
additional household water savings.

The WaterSense Labeled Homes Program is an initiative designed to actively promote the
transformation of the mainstream homebuilding industry towards increased water efficiency.
Through the revised specification and resulting program structure, EPA intends to collaborate
directly with existing green home building programs to promote a national ethic of water
efficiency. By affirming the technical efficacy of existing home certification programs with regard
to water efficiency, WaterSense aims to raise the profile of water efficiency in the broader green
building industry. Through recognition of homes that meet specific performance and efficiency
criteria, WaterSense hopes to drive builder and consumer confidence during the home buying
process.

3.0 Definitions

For definitions related to the revised WaterSense Labeled Home Program, refer to the
WaterSense Home Certification System and WaterSense Technical Evaluation Process for
Approving Home Cetrtification Methods.

4.0 Overview of Program Changes in Version 2.0

Motivation for Revision

Based on feedback from stakeholders, years of program operation, and changes in the home
building marketplace that have occurred over the last decade, EPA has decided to revise its
specification and certification process for WaterSense labeled homes. Since the original
specification was introduced in 2009, water-efficient products have become more accessible
and effective, and consumer demand for water-efficient homes has increased. With Version 2.0,
WaterSense aims to accommodate a broader network of water efficiency professionals
interested in participating in the WaterSense Labeled Homes Program, which had been limited
in the original program structure. The revision also allows WaterSense to acknowledge a
growing number of regional home certification and/or labeling programs operating across the
United States.

With this revision, EPA: 1) requires that homes meet a minimum set of quality performance
criteria (via a mandatory checklist); and 2) requires that homes meet an efficiency requirement
(set at 30 percent more water-efficient than a home with characteristics typical of new
construction, based on national standards, and common design and landscape practices). This
specification structure reduces the prescriptive requirements (with the exception of key
WaterSense labeled plumbing products) and focuses on WaterSense’s main objective of saving
water, while allowing builder partners to choose the approach that best fits their market, and
strategy. Under the revised specification and certification structure, EPA recognizes credible
certification programs or standards that have valid approaches to demonstrate compliance with
the water efficiency requirement for homes. EPA also allows the programs to offer the
WaterSense label in ways conducive to their existing structures and the needs of their

6 DeOreo, William B, 2011. Analysis of Water Use in New Single-Family Homes.
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stakeholders. By encouraging other organizations to administer the program and issue the
WaterSense label in conjunction with their existing certifications, the revised specification
increases flexibility among, and access to, a larger network of home verifiers. Builder partners,
in turn, are able to choose home certification programs that suit their needs and the needs of
their customers. The flexibility inherent in the revision allows for the inclusion of regional or local
programs that could better address regional climate variability and local water efficiency
priorities.

By adding flexibility to the technical requirements, as well as to the program and certification
structure, EPA seeks to increase the reach of the WaterSense Labeled Homes Program and
make it possible for more homes to earn the WaterSense label, while maintaining an equal (or
greater) level of water efficiency and performance.

Revised Program Structure

Home Certification Organizations (HCOs) are central to the revised program structure. HCOs
are responsible for implementing a program for the verification, certification, and labeling of
homes for WaterSense. They are responsible for submitting a Proposed Certification Method
(PCM), which details the methodology and protocols the HCO intends to use to determine
whether a home meets the water efficiency requirements included in the WaterSense
Specification for Homes. Other than requiring that homes include specific WaterSense labeled
plumbing products and be free of water leaks, WaterSense does not dictate the specific
requirements that a PCM must contain or the structure under which certification is granted.

EPA evaluates and approves HCOs to ensure they have the capability, competence and proper
controls to certify and label homes for WaterSense. EPA also evaluates and approves the
HCO’s PCM to ensure that: 1) the method was developed in a fair and transparent manner; and
2) homes certified in accordance with the PCM and meeting the efficiency level or requirements
the HCO has specified for WaterSense, will consistently meet WaterSense’s efficiency
requirement. EPA has developed a technical evaluation process to test the PCM’s technical
effectiveness, which is discussed in more detail in Section 7.0. Upon evaluation and approval by
EPA, the PCM becomes a WaterSense Approved Certification Method (WACM). Hereafter, EPA
uses the term WACM to refer to the approved certification method with the threshold or specific
requirements the HCO has designated to earn the WaterSense label. WaterSense will
periodically review WACMs for efficacy and maintain oversight of the HCOs’ implementation
and use of the WaterSense label.

Home builders that partner with WaterSense can achieve certification through an HCO of their
choosing. Candidate homes must be verified and certified in accordance with the WaterSense
Specification for Homes and the HCO’s WACM requirements to earn the WaterSense label.
Trained WaterSense home verifiers (verifiers) are responsible for inspecting homes to
determine whether they meet these requirements.

Documents Associated With the Revision

This supporting statement describes three documents associated with the specification revision:
the WaterSense Specification for Homes; the WaterSense Home Certification System; and the
WaterSense Technical Evaluation Process for Approving Home Cetrtification Methods. These
three documents used in concert comprise the revised WaterSense Labeled Homes Program
structure. This supporting statement describes the purposes of the components in each
document.

Version 2.0 4 February 2021
ATTACHMENT 2--Page 58



EPA ‘\ WaterSense® Specification for Homes, Version 2.0
WaterSense Supporting Statement

5.0 WaterSense Specification for Homes

The revised specification establishes technical criteria that homes must meet to earn the
WaterSense label. The specification contains two components: 1) the Mandatory Checklist,; and
2) the water efficiency requirement.

Mandatory Checklist

In addition to an overall water efficiency requirement (discussed below), homes must meet all
requirements included on the Mandatory Checklist for WaterSense Labeled Homes, listed in
Appendix B of the WaterSense Specification for Homes. This includes WaterSense labeled
plumbing fixtures (i.e., toilets, lavatory faucets and showerheads), which have been
independently certified to perform as well or better than standard models, while also using less
water. In addition, WaterSense labeled homes are also required to pass a pressure-loss test on
all water supply lines, which indicates the absence of leaks. For a home to earn the label, there
may not be visible leaks from specified elements of the plumbing system—including the
plumbing fixtures identified above—or from other water-using systems and appliances installed
in the home at the time of verification. Leaks can adversely impact a home’s water use and
result in added homeowner costs or even property damage.

The Mandatory Checklist is intended to ensure that all WaterSense labeled homes, regardless
of the HCO or WACM under which they are certified, contain a minimum set of features that will
meet homeowners’ expectations for product performance. For the Mandatory Checklist, EPA
selected items that are universally applicable to all homes and have minimal incremental cost.

Although the Mandatory Checklist does not include outdoor requirements (beyond requiring
irrigation systems to be leak-free), outdoor components are still part of the revised WaterSense
homes specification. Based on the structure of EPA’s technical evaluation, discussed in Section
7.0, homes with the expectation of significant outdoor water use would not meet the water
efficiency requirements without accounting for and reducing outdoor water use.

Table 5-1 presents the requirements of the Mandatory Checklist.

Version 2.0 5 February 2021
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MEMORANDUM

To: Stephen Peck | Peck Planning and Development
From: Henry Liang, PE | MKN & Associates

Rob Lepore, GISP | MKN & Associates

Jason Wong, EIT | MKN & Associates
Date: July 20, 2020

Re: VST Wastewater Study - Recommended Improvements to Mitigate Surcharging Along West
Avenue in Buildout Scenarios

Background

Stantec developed the wastewater collection system model using PCSWMM as part of the City’s current
wastewater collection system master plan update. The model included the existing, near-term (entitled
developments), and buildout scenarios. MKN used this model to analyze scenarios that included the
Virginia Smith Trust (VST) development and reduced U.C. Merced (UCM) wastewater flows. Our
preliminary findings indicate under the "near-term" scenario that includes all entitled developments and
the VST development, the City's existing wastewater collection system will experience surcharging
throughout several parts of the system. Most of the surcharging remains within 1 foot above the top of
pipe, which is acceptable when the pipe is greater than 8’ deep. However, the portion of the existing
system along West Avenue experiences surcharging exceeding 1 foot above the top of pipe. The following
memo describes the collection system analysis and suggested capital improvements to mitigate the
surcharging along West Avenue.

Model Wastewater Loading

The Stantec model used a residential wastewater dry weather loading factor of 85 gallons per capita per day
(gpcd). This value was reduced to 45 gpcd for the VST and entitled developments, because 45 gpcd is the City’s
existing dry weather residential wastewater loading factor as explained in the MKN City of Merced Per Capita
Wastewater Flows Memorandum dated July 9, 2020. The existing system residential flows were not lowered,
as the existing system was validated through flow monitoring data completed in 2019.

Stantec’s near term scenario also assumed U.C. Merced’s wastewater flows would increase to 1.13 mgd. This
value was decreased to 0.3 mgd to represent actual and projected flows reported by U.C. Merced.

ARROYO GRANDE | BAKERSFIELD | FRESNO | IRVINE | SANTA CLARITA | VENTURA
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Analysis Criteria

Collection system pipe capacity was determined in the model by analyzing depth over pipe diameter (d/D)
ratios. The Draft 2017 Collection System Master Plan uses the following criteria for capacity:

e d/D shall be a maximum of 0.70 for gravity flow trunk sewers with diameters up to 24 inches.
e d/D shall be a maximum of 1.00 for gravity flow trunk sewers with diameters greater than 24 inches.

e When the manhole rim elevation is less than 8-feet above the exit pipe crown elevation, no surcharging
is allowed.

e Whenthe manhole rim elevation is equal to or greater than 8-feet above the exist pipe crown elevation,
up to 1-foot of surcharging above the top of pipe is acceptable.

Analysis Results

Under the wet weather flow scenarios (scenarios including inflow and infiltration flows) including the entitled
and VST developments, the analysis indicates the existing collection system will encounter pipe surcharging
issues in the West Avenue Trunk. The model projections indicate the segments between Bear Creek and North
Childes Avenue will be subject to at least 1 foot of surcharging, which exceeds the City’s allowable d/D criteria.
The excessive surcharged conditions stop south of North Childs Avenue, which is where the trunk line increases
in diameter from 3.5-feet to 4.0-feet. Surcharging is also projected to occur in the G Street trunk line from
Yosemite Ave to Black Rascal Creek, but the results indicate the surcharging is less than the allowable 1-foot
above top of pipe criteria; therefore, the surcharging along G Street is within the City’s allowable d/D criteria
and does not need to be remedied.

It is important to note that in the various modeling scenarios (dry and wet weather flows under several phasing
scenarios), surcharging only occurs in peak wet weather scenarios. The City’s existing wastewater collection
system can handle all currently approved development (entitled, VST, and UCM expansion). The 2019 flow
monitoring data collected by Stantec in 2019 shows that stormwater inflow and infiltration (I&I) can account for
over 50% of the peak wet weather flows in the older parts of the sewer system that are likely in need of
rehabilitation or replacement. The Stantec model currently applies these same wet weather peaking factors
globally throughout the system, including in new developments where new wastewater collection systems are
unlikely to experience any significant 1&I increases. Therefore, MKN recommends performing additional flow
monitoring focusing on the pipe segments serving VST, UCM, and a large portion of the entitled developments
to verify wet weather flows and update the model to reflect accurate wet weather peaking factors, particularly
in the new or recently constructed portions of the sewer system.

ARROYO GRANDE | BAKERSFIELD | FRESNO | IRVINE | SANTA CLARITA | VENTURA
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Recommended Capital Improvements to Serve Entitled and VST Developments

In order to address the projected surcharging under the scenario described above, MKN recommends installing
a 30-inch trunk line that would run parallel to the West Avenue Trunk. No other improvements are necessary
to serve existing development, buildout of the entitled developments, full buildout of VST, and full buildoug of
UCM. The trunk line would connect on 16™ Street immediately south of Bear Creek and would run along V
Street until it connects on Wardrobe Avenue (see Figure 1). This pipeline is sized to accommodate the entitled
and VST developments, which is 6.5 mgd. This 30-inch trunk line could be smaller, based on flow monitoring
and validation of the City’s actual wet weather flows in new parts of the system. The pipeline was sized based
on normal depth flow (not surcharging) under uniform flow conditions with a d/D of up to 0.9. Using a similar
per unit price cost from the Draft 2017 Master Plan, the estimated total cost of this capital improvement is

approximately $3.24M (see table below).

Cost Estimate for Parallel Trunk Line along 16™" Street and V Street

Item Description Quantity | Unit | Unit Price | Amount
1 Mobilization/Demobilization (5% of construction subtotal) 1 LS $88,900 $89,000
2 Furnish and Install 30-inch Pipeline 5,630 LF $277 | $1,558,000
3 Furnish and Install Steel Casing Across HWY 99 300 LF $500 $150,000
4 Manhole Structures 11 EA $20,000 $220,000

Construction Cost Subtotal | 52,024,000

Administration, Engineering and Construction Management (30% of Construction Subtotal) $607,000
Contingency (30% of Construction Subtotal) $607,000

Estimated Total Project Cost | $3,238,000

ARROYO GRANDE | BAKERSFIELD | FRESNO
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PRIVACY: Horizontal

I'TIM | FENCING - Special Fence Treatments

Fafil design . .
o Ml grove Virginia Smith Trust Land Plan and Vesting Tentative Map
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OPEN SPACE Wood Frame Hog Wire

OPEN SPACE: Split Rail " OPEN SPACE: Metal

rrm FENCING - Open Space Fence Types

design
e MlesS: Virginia Smith Trust Land Plan and Vesting Tentative Map
ATTACHMENT 2--Page 100




Class I Miles: 2

Class II Miles: 2.3 ‘

CLASS | BIKEWAY

DESIGN GUIDELINES:

e Two-way path

* 10" minimum width

* 12’ preferred width

 2-foot shoulders

» Optional walking/
running trail

* Directional
markings

e Trail signage

CLASS Il BIKEWAY

DESIGN GUIDELINES:

*One-way

* At street level

5" minimum width
 Class Il markings
*Roadway signage

]
- o
2

L]

X ]

L]

e

L]

L]

o

o

L]

o

. —

e == =
0000000

Vgr [TIMN | BIKE FACILITIES - Bike Paths and Bike Lanes
esign
(| P Virginia Smith Trust Land Plan and Vesting Tentative Map
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Class III Miles: .8
Class IV Miles One Way: 4
Class IV Miles Two Way: 4.6

i CLASS Il BIKEWAY

DESIGN GUIDELINES:

e One-way

* At street level

* Shared with venhicles
* Sharrow marking

* Roadway signage

CLASS IV BIKEWAY

DESIGN GUIDELINES:

* One-way or two-
way

eSeparated from
street

* 6’ minimum width
one-way

* 12" minimum width
two-way

* Directional markings

*Roadway signage

AT rl"dl 1 | BIKE FACILITIES - Bike Paths and Bike Lanes
. %@ design
I || Ed Virginia Smith Trust Land Plan and Vesting Tentative Map
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CAMPUS PARKWAY

Ginkgo biloba ‘Autumn Gold’ Pistacia chinensis ‘Keith Davey’ Platanus racemosa Prunus x yedoensis Zelkova serrata ‘Village Green’
Maidenhair Tree Chinese Pistache California Sycamore Flowering Cherry Village Green Zelkova

VIRGINIA SMITH PARKWAY

I | ii design

Cedrus deodara Pistacia chinensis ‘Keith Davey’  Platanus racemosa Quercus coccinea
Deodar cedar Chinese Pistache California Sycamore Scarlet Oak

[TIT) | MASTER STREET TREES - Exhibit

groue | Virginia Smith Trust Land Plan and Vesting Tentative Map
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Acer rubrum x freemanii Cedrus deodora Platanus acerifolia Quercus macrocarpa x robur
Autumn Blaze Red Maple Deodar Cedar London Plane Tree Heritage Oak

COLLECTOR STREETS

SAMPLE SUBDIVISION PALETTE SAMPLE SUBDIVISION PALETTE

Cercis canadensis ‘ Forest Pansy’ Koelreuteria bipinnata
Eastern Redbud Chinese Flame Tree

Acer rubrum ‘October Glory’ Cinnamomum camphora
October Glory Red Maple Camphor Tree

n
-
Ll
LLl
o
[
(%0}
(&)
O
o
I
(2’
o
(2]
I
2
wl
2

Pinus afghan Zelkova serrata ‘Halka’
Afghan Pine Halka Zelkova

Pistacia chinensis ‘Keith Davey’

Chinese Pistache

TN | MASTER STREET TREES - Exhibit

%@ design . .
wtaentin - (il grode Virginia Smith Trust Land Plan and Vesting Tentative Map
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VIRGINIA SMITH TRUST SPECIFIC PLAN
FIGURE 12.2 R-1 NEIGHBORHOOD

'rm
design
group

i

i\

VIRGINIA SMITH TRUST
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VIRGINIA SMITH TRUST SPECIFIC PLAN

FIGURE 12.3B R-2/R-1.5 CLUSTER

design
group
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VIRGINIA SMITH TRUST SPECIFIC PLAN

FIGURE 12.4 R-3 MULTI-FAMILY
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Attachment 6

Estimated Number of Jobs
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Estimated Number of Jobs

Land Use Units Quantity | Units/Employee Total

Employees

Retail Mixed Use SF 307,500 400 769
Office SF 275,000 350 785
Charter School Students 500 20 25
Public School Students 900 20 45
Neighborhood Retail SF 104,500 400 261
Community Commercial | SF 175,000 400 438
MF Residential Units 2,100 20 105
Community Parks Acres 32.9 6 5
Total 2,433
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Attachment 7
Housing Plan and Community Benefits

Program
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Virginia Smith Trust Property

Affordable Housing Plan

The Virginia Smith Trust property, once developed, will result in significant community benefits

in the form of a significant increase in the Smith Trust Scholarship fund(s). Those benefits are certainly
enough to capture the imagination and support of the public and regulators. However, there are addi-
tional layers of community benefits that should be considered for the project at this time. These relate
to affordable housing, providing incentives to workers on the UC Campus to cement the economic rela-
tionship between the VST and UC properties, providing features that reduce environmental impacts, and
providing ongoing funding for services and programs that further MCOE’s mission.

Affordable Housing/UC Incentives

In the larger scheme, the housing stock in Merced is adequate and affordable. Prices are still some-

what depressed from over-supply and the effects to the Great Recession. Apartments provide an af-
fordable alternative to home ownership. However, it is still believed that programs should be provided
to create workforce housing, increase the supply of housing available to UC employees and students,
and provide preferences and incentives for individuals who work on campus at UC Merced. There
should also be owner-occupancy restrictions in the single-family detached units to eliminate or substan-
tially reduce the potential for converting single family neighborhoods to tracts of investor-owned rental
for students (Isla Vista), and a special Workforce Housing Incentive Program should be established (basi-
cally a first time homebuyers program) which will provide deed-restricted units for workforce housing

eligible median income households (households earning 80-120% of the Area Median income). This
workforce housing program seeks to market the Project to all UC employees, reduce the influence of
investors in the limitation of housing choice and availability, provide a down payment assistance pro-

gram for Workforce Income families, and provide a certain number of units that will be deed-restricted.
Finally, VST and its builders will team up with affordable housing providers to provide lots for “sweat eq-
uity” self-help housing. The elements of the program are as follows:

1.

Local Preference (“UC Workers First”). The UC and University Community Plan areas have been
planned as an integrated unit for the last 25 years. The hope has always been that the UCP proper-
ties, including VST, would provide the residential and commercial support for UC’s students and

staff. It is known that many of the UC’s staff live outside of the community and students are being
accommodated inside the City at other locations. These commute trips result in an estimated 17.7
million vehicle miles (VMT) traveled each year by students and staff using passenger cars to and
from the university. If VST can capture 35 percent of the current students, and 50% of the current
staff, all vehicle trips will be shortened, and there will be a significant shift to non-vehicle modes of
transportation resulting in a VMT reduction of approximately 9 million miles per year.

There are obvious benefits to in making sure that UC students and staff are significant elements of
the VST project. Realizing the VMT reduction benefits will require incentives to lure existing staff
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and students to the site. Incentives will be established to provide priority for existing UC staff and
students as follows:

a. Each development phase of VST is to maintain the interest list and shall separate and prioritize
names of local employees based on interest in product type.

b. When product becomes available, usually 270-360 days prior to certificate of occupancy (as-
suming a 180-day construction period), the builder shall notify those UC staff of the oppor-
tunity to purchase a residence starting with the “top of the list.” Those individuals shall have
approximately 60 days to get pre-qualified to purchase the residence and to provide the
builder with proof that the individual is a UC employee (i.e. paycheck or bonafide offer of em-
ployment from a local employer.)

c. Ifanindividual fails to get pre-qualified or fails to provide the builder with proof of UC employ-
ment within the time periods above, then the builder may remove or put that name at the end
of the interest list.

d. UC staff and employees shall be provided with an incentive package worth $5,000, including
reductions off base price, option allowances, free bikes for transportation, allowance for clos-
ing costs, allowance for upgrades, or similar incentives at the discretion of the builder. This in-
centive would apply to all UC staff regardless of income.

2. Owner-Occupancy Restrictions. Establishing a stable and desirable neighborhood for UC staff will
require some segmentation and separation of the student rentals and the ownership units. Builders
will agree, with exceptions that are stipulated in the Development Agreement, to include re-
strictions in the purchase agreement and Covenants Conditions and Restrictions (CC&Rs) for the sin-
gle family detached units (R-1 and R-2) to restrict these units for owner-occupancy only for the first
five years after sale. In the case of units with Accessory Dwelling Units (ADUs), the Principal Dwelling
or the ADU will need to be occupied by the property owner. The final form of these agreements will
be determined at the time of development of the first final map, and will provide for appropriate
monitoring and enforcement.

3. Workforce Housing Incentive Program (WHIP). The project will provide 88 deed-restricted units, to
families in the Workforce Housing category, defined as household incomes of 80%-120% of Area
Median Income (AMI). Prices would be limited to no more than that required to achieve an Index of
Affordability (“Index”) of 31 percent (cost of housing including mortgage principal, mortgage inter-
est, taxes and insurance divided by 140% of AMI). The maximum purchase price would be equal to
5.65 times (140% of 4.05 multiplier) the median income for each household size. These units would
be deed restricted for five years, under a program similar to the County and City’s First Time Home-
buyers and Equity Sharing programs.

4. Down Payment Assistance Program. The project would provide a matching down payment assis-
tance (DPA) of five percent of the purchase price up to $5,000 as a “silent second” on the initial sale
of the five percent of the R-1 and R-2 homes. These units would have to be occupied by a UC staff
earning less than Countywide “Moderate Income Limit” for Merced County (currently at $77,750 or

Virginia Smith Trust August 25, 2021
Housing Programs and Community Benefits Plan Page 2 of 4
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less per year per family), as determined by State HCD. These units would be occupied by a house-
hold for a minimum of ten (10) years; if resold within this ten-year period, the units would need to
be sold to another income qualifying Workforce Housing buyer and the 10-year deed restriction
would reset to 10 more years with the new buyer of the home. The DPA loan would be repaid upon
sale of the unit or refinancing, and the proceeds would be placed in a revolving loan fund to assist
future workforce, moderate, or lower income home buyers in the VST project. Unlike a reduction in
price that would be captured by a future seller at the end of the affordability term, this assistance
would continue throughout the life of the funds to assist buyers in the development.

5. Self Help Housing. Self-help housing projects are very common in the Central Valley. In contrast to
other affordable housing programs, the homes are built under the mutual self-help method of con-
struction where each family is required to contribute a minimum of 40 hours a week working on all
the homes for a period of 9 to 12 months. Family hours can be provided by the owners-to-be, any
household member 16 years of age or older and approved helpers. Together, families pour founda-
tions, frame homes, install electrical wiring, hang doors and windows and even lay tile and paint.
These labor hours, or “sweat equity”, are used as the down payment on their new home, reducing
costs for a new home they could otherwise not afford. The project sponsor assists each appli-
cant/builder with securing the loans needed to build their home. Special financing from the U.S. De-
partment of Agriculture and the State of California makes these homes affordable.

Participants choose from standard floor plans. As it could be applied to the VST project, these floor
plans would be established by a master builder with the same basic specifications and finish quali-
ties of market rate homes that are constructed by a builder for the balance of the development.
The participating families not only work on their own home, but everyone works on every house in
the building group and no one moves in until all houses are completed, creating a community bond.
Self Help Enterprises, a local non-profit housing provider is currently developing a self-help project
in Planada.

There are two product types that would adapt well to this model: the R-2 cluster and the R-1-5 clus-
ter units. Both have “shared” front yards and share driveways that would be compatible with the
way the self help housing in constructed. It is possible that a project could focus on and give priority
to staff at UC. Qualifying families and participants must have good credit status, stable income from
employment and other sources of income, income that does not exceed eligibility guidelines, ability
and willingness to meet the labor requirement, and be a permanent resident and a U.S. citizen.
These programs are normally focused on the “Lower Income” category, meaning they would focus
on families with incomes between $32,500 and $42,500 per year. This program will result in 24
lower income ownership units.

6. VST will provide improved sites for 100 multifamily units, 50 units in each major phase of develop-
ment. This will result in 75 units for very low income families and 25 units for lower income families.

Virginia Smith Trust August 25, 2021
Housing Programs and Community Benefits Plan Page 3 of 4
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Community Foundation

The proceeds from the sale of the property will establish a significant financial scholarship fund
to assist college students from Merced. Professional educators know that success in high school, and
subsequently in college, is determined by many factors that occur well before a child enters high school,
including the availability of cultural enrichment programs, offerings for science, technology, engineering
and math, exposure to the “outside world”, field trips to broaden students’ experience and expecta-
tions, and other factors. These activities, however, do not qualify for funding under the provisions of
the Smith Trust. However, ongoing funding for improvements, services and programs that address this
can be funded from a “Community Foundation” that has funding from a contribution from the sale and
re-sale of properties in the project.

One example of this approach is the Clovis Community Foundation that was established by
Wathen Castanos Homes. Wathen Castanos established a “Community Benefit Fee” in each of its subdi-
visions equal to 1/10th of 1% of the sales prices of every home sold or resold. The funds generated by
the Community Benefit Fee are intended to create a perpetual source of income to benefit the commu-
nity. The proceeds are distributed by the Foundation’s Board of Directors to the most deserving quality
of life projects to enhance recreation, arts, and culture in the community. In almost every instance the
money provided by the Foundation must be matched by the grantee. This ensures that the impact of the
Community Benefit Fee is twice as impactful. In short, this program is a way for the builders and subse-
guent home buyers to reinvest in Clovis by "giving something back by paying it forward.” It has created
a program that “keeps on giving” well after the completion of the project. Mark Keppler, Chairperson
and Executive Director of the Clovis Community Foundation, was consulted in the development of this
proposal, and is available to inform VST and the Foundation about organizational, legal and administra-
tive features to set up the Community Benefit Fee.

In the spirit of the original intent of the trust to support educational success, VST could set up a
Community Educational Enhancement Fee that would levy a percentage or fixed fee on property sales
and resales (including residential and commercial property) equal to 0.25% of the sales price. Since the
Merced County Office of Education Foundations programs and objectives align with this kind of activity,
the MCOE Foundation could be used and a Foundation a sub-account setup to receive and expend the
funds in @ manner consistent with the intent of the program. A 0.25% contribution fee would generate
approximately $150,000-$200,000 per year in the early years of the buildout of the project (2025-2030),
with that increasing to over $500,000 per year after year 10 (2035).

Virginia Smith Trust August 25, 2021
Housing Programs and Community Benefits Plan Page 4 of 4
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Attachment 8

Project Consistency with General Plan Policies
and Annexation Merit Criteria
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City General Plan Annexation Policies
And Merit Criteria

General Plan Annexation Merit Criteria

1.3.g Evaluate future annexation requests against the following conditions:

als the area contiguous to the current City limits and within the City’s Specific Urban Development Plan
SUDP/Sphere of Influence (SOI? Do the annexed lands form a logical and efficient City limit and include
older areas where appropriate to minimize the formation of unincorporated peninsulas?

Response: The project is withing the City’s SUDP. The city has spent significant time and resources try-
ing to identify a contiguous “path to annexation” for UC and adjacent properties. Annexation strate-
gies which involve annexation of properties between UC and the existing city limits have been found
to be infeasible. Annexation of the subject property is allowed under the special provisions of AB
3312. The City has commenced annexation of UC Merced and VST would be eligible for annexation
thereafter. The property is part of the University Community Plan area that is intended for develop-
ment to support the UC.

bls the proposed development consistent with the land use classifications on the General Plan Land
Use Diagram (Figure 3.1?

Response: The General Plan designation on the property is “UC Community North”. The development
of the project will be consistent with the amended University Community Plan, the County’s UCP de-
velopment policies, and the City’s policies regarding development of the UCP area.

¢ Can the proposed development be served by the City water, sewer, storm drainage, fire and police
protection, parks, and street systems to meet acceptable standards and service levels without requiring
improvements and additional costs to the City beyond which the developer will consent to provide or
mitigate?

Response: Yes. Engineering studies have confirmed that the project can be served by sewer, water
and storm drainage facilities. Fire and police facilities are designed for the site, and the project will
generate adequate revenues to support needed public services. Streets have been designed to accom
modate planned trdffic, including Campus Parkway.

d Will this annexation result in the premature conversion of prime agricultural land as defined on the
Important Farmland Map of the State Mapping and Monitoring Program? If so, are there alternative lo-
cations where this development could take place without converting prime soils?

Response: Development of the site will result in the conversion of prime farmland. The site has been
designated for development by the City and the County for the past 15 years. Development of the site
is necessary to support UC operations. City General plan policies recognize that development of the
UCP properties will convert prime farm land, and such development is necessary to support the UC.
There are no al-ternative locations since those alternative locations would not be next to UC as is
necessary to fulfill the objective of the UCP.
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e) Will a non-agricultural use create conflict with adjacent or nearby agricultural uses? If so, how can
these conflicts be mitigated?

Response: The County Zoning Ordinance requires setbacks to long-term agricultural lands, and the
project integrates those setbacks. In addition the amended UCP includes setbacks to existing onsite
and adjacent agricultural lands.

f) Does annexation of the area help the City reach one of the following goals?
1) Does annexation of the area bring the City closer to annexation of the UC Merced campus
and University Community?

Response: Yes. The site is in University Community.

2) Does the area contain significant amounts of job-generating land uses, such as industrial,
commercial, office, and business/research & development parks?

Response: Yes. The project site has 862,000 SF of commercial/office uses, which will generate
over 2,400 jobs.

3) Does the project provide key infrastructure facilities or other desirable amenities, such as
the extension of major roads, utility trunk lines, parks and recreational facilities, etc.?

Response: Yes. The project will involve the development key portions of Campus Parkway and
Cardella Road. It will also install water and sewer mains along the project frontage and to Belle-
vue and G Street. The project will also include pedestrian and bike trails, a community sports park,
and a community recreational center.
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Other General Plan Annexation Goals

UE-1.4 Continue joint planning efforts on the UC Merced and University Community plans.

Response: The collaborative process for transition from County jurisdiction to the City will achieve
this.

1.1.a Direct development away from significant concentrations of “Prime” agricultural soils and
give priority to the conversion of non-prime agricultural land if reasonable alternatives exist.

Urban expansion should be directed away from significant concentrations of “prime” soils and where
agricultural use can still be realistically and economically sustained. Development within the City’s
SUDP/SOI should be developed in such a manner as to minimize impacts on “prime” soils along the
City’s urban fringe. It is recognized that it is not possible to avoid all “prime” soils. The UC Merced
Campus and University Community are located on prime farmland to avoid sensitive wetlands habi-
tat. Some areas that contain prime soils are adjacent to important circulation and employment corri-
dors and will need to be developed for urban use in order to achieve critical City economic develop-
ment and circulation goals. Accommodating growth in a compact form within the City’s growth area
will decrease the pressure to develop outside urban areas where more prime soils and intensive agri-
cultural operations now exist.

Response: UC and UCP are recognized as important exceptions to the recommendation to avoid
prime ag land, even at the expense of “compact” growth. The bio impacts and the ag impacts of
the projects have and will continue to be mitigated by setting aside other lands for permanent con-
servation, habitat and farming operations. The UCP areas contain the Campus Parkway which is an
essential element of the City and County circulation system. Without the development VST, UC and
the Hunt properties, Campus Parkway will not be constructed. Development of the VST property
adjacent to the UC will also substantially reduce the traffic impacts of the UC by locating develop-
ment closer to it, and will reduce the number of annual passenger vehicle miles traveled by
7,500,000 to 10,000,000. This would have corresponding beneficial air quality and traffic effects.

1.2.c Continue to limit the expansion of City utilities to only those areas within the established ur-
ban boundary.

Proposals for urban development within the City’s SUDP/SOI shall be considered only after annexa-
tion has taken place. To be eligible for annexation, a property must be contiguous to the City Limits
and be located within the SUDP/SOI. City utilities should not be extended outside of the City limits
except in cases where public health and safety are threatened or a significant public interest (such as
the UC campus) is served. If it is necessary for technical/economic reasons to allow utilities to cross
unincorporated territory (i.e. water/sewer main extensions), actual access to such utility services will
be restricted to those inside the City limits until such time as annexation occurs. Annexation agree-
ments would be utilized in these cases to address relevant issues and service costs.
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Response: The possible extension of City utilities to the VST site would ideally happen after annexa-
tion. AB 3312 will provide the opportunity to do that. However, it may be necessary to provide ser-
vices to the VST site during some interim term prior to annexation. Eventual annexation of the VST
would be assured through a Pre-Annexation Development Agreement and a recorded Consent to
Annex on all affected properties. As noted in Policy 1.2.c, services may be extended outside of City
limits, as they have been done for UC, “...where public health and safety are threatened or a signifi-
cant public interest (such as the UC campus) is served. If it is necessary for technical/economic rea-
sons to allow utilities to cross unincorporated territory (i.e. water/sewer main extensions), actual
access to such utility services will be restricted to those inside the City limits until such time as an-
nexation occurs. Annexation agreements would be utilized in these cases to address relevant issues
and service costs.” The development of the UCP properties has been considered an integral part of
the successful development of UC Merced, both physically and economically. There is a “significant
public interest” in the development of the VST property as follows: 1) its successful development
will result in the establishment of a $75 million to $100 million endowment for local college scholar-
ships, generating $5 million per year for local college scholarships; 2) development of the VST site
would reduce the number of vehicle miles traveled in the community 7.5 million to 10 million miles,
(___ percent of the current level) and would reduce the impacts of UC on the local circulation sys-
tem; 3) UC and UCP properties have been planned as an integrated unit for the past 25 years, and
they can not be successfully developed without the other; 4) development of Campus Parkway will
need to occur in the near future to accommodate UC traffic, and to reduce impacts of UC traffic on
city and county roadways. Development of VST would enable this to happen; 5) development of
the VST properties would have beneficial air quality impacts because of the significant reduction
the number of vehicle miles traveled; 6) the VST property would primarily “serve” the UC Campus;
and 7) despite significant planning efforts by the City, it is unlikely or unknown when, if or how de-
velopment could become contiguous to the city so that a “contiguous” annexation the the VST
property could occur. There are Rural Residential properties West of Lake Road who will not con-
sent to annexation, and annexation along the Bellevue Corridor is dependent on those property
owners successfully completing environmental documents and significant mitigations associated
with their development. There area also Rural Residential properties along Bellevue that may pre-
vent the eventual annexation of the VST property. Waiting for a contiguous corridor annexation
would defer indefinitely the community economic and physical benefits associated with the devel-
opment of the VST property listed above.

1.3.a The City should continue to require that all new urban development and annexations be con-
tiguous to existing urban areas and have reasonable access to public services and facilities.

“Leap-frog development” tends to be cost-prohibitive in these times due to the high up-front costs of
extending utility lines, streets, etc., across undeveloped properties to outlying areas. Such development
should be discouraged in most cases because of the service inefficiencies it creates. Exceptions can be
made for industrial areas which for business recruitment reasons often need to provide infrastructure
and services prior to development. Other exceptions may be made, with strong justification on a case-
by-case basis, for other areas which may serve the public interest through early development.
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Response: The development of the UCP properties has always been considered in the context of serv-
ing the UC. The requirements for a contiguous annexation assumes that services may need to be ex-
tended. In this case, the City is already providing sewer and water service to UC, and the VST property
can economically connect by extending service lines to Bellevue/Lake. UC is also considered an “urban-
ized” area and contains 10,000 residents (students) and a support population of 1,600. A City fire sta-
tion exists within a 4-minute travel time (according to the Fire Master Plan) from City Fire Station 55.

1.4.a Incorporate the UC Merced campus area as part of the City’s SUDP/Sphere of Influence and
begin planning for the eventual annexation of the Campus.

This designation within the SUDP/SOI would facilitate the eventual incorporation of the Campus into the
City. The City should begin the process of planning for the eventual annexation of the Campus to the
City, including evaluating various corridors for possible annexation in order to bridge the gap between
the current City limits and the Campus boundary. Planning of the land uses along those corridors should
also begin as well, including possible locations for research and development parks.

Response: The city has spent significant time and resources trying to identify a “path to annexation”
for UC. The corridor annexation along Bellevue appears to be infeasible and unwieldy. The City has
completed a Bellevue Corridor concept plan, and is undertaking an annexation study. It is possible
that incremental annexations may take place in the future as properties annex from G Street east to
Lake Road, but that would be depend the completion of future environmental studies, property owner
willingness to develop, and other factors. The City has commenced annexation of UC Merced and VST
would be eligible for annexation thereafter.

1.4.b Working in cooperation with the County, implement the following policy statement from City
Council Resolution #2006-89 regarding the University Community Plan Area.

Long-term Land Use and Governance

The University Community should be incorporated into the City of Merced, and should not be part of the
unincorporated County, or a separate City.

e It is in the public interest that the University Community's development not result in the crea-
tion of a new city or other jurisdiction.

Response: All parties agree that UCP should annexed ASAP.

e Multiplication of jurisdictions can lead to conflicts, which should be avoided. A separate City
on Merced's border is inherently undesirable.

Response: All parties agree that UCP should annexed ASAP.

e The University Community is expected to develop at an urban density. Merced County does
not currently provide urban services. The City is already serving the University of California cam-
pus, and it is logical for the City to serve the adjacent area as well.

Response: All parties agree that UCP should annexed ASAP.
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¢ No separate wastewater treatment plant should be allowed or constructed in the area, given
the risks to the City's groundwater supply that could result, and competition for qualified li-
censed operators. This statement does not, however, preclude consideration of innovative
methods of wastewater treatment for the area which are reasonably viable from an economic
perspective.

Response: All parties agree that UCP should annexed ASAP. The project’s preference is to con-
nect to the City’s wastewater system, if possible, but the EIR for the project will explore other
feasible options. The project will include on-site measures to reduce wastewater flows such
as use of the EPA’s “Water Sense” water conservation measures.

The University Community should be developed with the use of annexation agreements and phased an-
nexations, not through the creation of a County services district, either as an interim or permanent
measure.

Response: Agreed. However, the project will phase its development through a phasing mechanism es-
tablished in the specific plan as preferred by LAFCo, not through “phased annexations”. The City has
suggested that formation of interim or temporary County services district may be necessary for the
city to provide services to the site through an Out of Boundary Service Agreement (OBSA). Therefore,
a County services district may be required in the interim.

The City of Merced is willing to provide interim sewer and water services from existing sewer and water
lines along Bellevue Road that serve the University campus, provided that certain conditions are met:

e Interim services to the University Community require compliance with environmental law and
permitting, including the California Environmental Quality Act (CEQA) and approval by the Local
Agency Formation Commission (LAFCo).

Response: As noted in the policy, “...interim services to the University Community” are permit-
ted, subject to compliance with CEQA and LAFCo. Past and recent discussion with LAFCo indi-
cate its willingness to approve an OBSA for the project, and to provide that as a preferred al-
ternative a Bellevue Corridor annexation strategy. The 2004 UCP EIR covered the impacts of
the development of the project, and that document will be updated as part of the entitlement
process. The EIR will also cover the impacts associated with utility extensions to serve the pro-
ject site.

e Prior to providing interim services, the City must receive an acceptable plan for long term ser-
vice provision, enforceable commitment for annexation, and financial planning and commit-
ments necessary to fund long term services.

Response: Agreed. It is assumed that these commitments will be covered in the Pre-Annexa-
tion Development Agreement.

The City should encourage annexation along the Bellevue Corridor to provide contiguity be-
tween the University Community and the City of Merced.

Response: We agree that the City should encourage annexation of the Bellevue Corridor prop-
erty as the earliest possible time so that the City, UC and UCP areas will be contiguous. How-
ever, contiguity should not be a pre-condition for servicing the project.
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Attachment 9

Applicant/Developer Experience
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AREAS OF EXPERTISE

Land Development

Economic Analysis and Feasibility Studies
Project Management

General Plans

Specific Plans

Housing Feasibility Studies

Land Use Planning

EDUCATION

Master City and Regional Planning, 1980, Cali-
fornia State University Fresno

MA, Economics, 1976, University of Colorado

BA, Economics, 1973, California State Univer-
sity Fresno

EXPERIENCE

Lecturer, Econ Statistics 1974-76
Budget Analyst, City of Fresno, 1976-78
Sr Planner, Quad Consultants, 1978-86

Asst Community Development Director, City of
Visalia 1986-93

Principal Planner, Quad Consultants, 1992-
2002

Chairman, Quad Knopf, 2002-2007
Vice President, Mangano Co.  2007-2011

President, Peck Planning and Development
2006-Present

Stephen J. Peck, AICP
President

Peck Planning & Development, LLC

Mr. Peck is responsible for all aspects feasibility assess-
ment, design, and entitlements for commercial and resi-
dential land development projects from raw dirt to issu-
ance of building permits. Overall, he has been responsi-
ble for planning and development for projects totaling
over 7,500 residential units, and for over 6,000,000 SF of
commercial and industrial space.

Mr. Peck’s experience in the Central Valley includes resi-
dential subdivisions in Kingsburg, Visalia, Tulare, Bakers-
field and Fresno County. His commercial development
projects include Sequoia Gateway Commerce Center,
and industrial projects from Bakersfield to Sacramento.

Mr. Peck’s development experience includes project
manager and developer representative for a 126-acre,
1.5 million square foot regional commercial center in Tu-
lare County (which involved significant City-Count coordi-
nation and utility service agreements; a 50-acre residen-
tial development in a County area adjacent to Kingsburg
which involved tax sharing agreements and common de-
sign guidelines; and, as a development consultant for
various developers on the Central Coast and Central Val-
ley representing 12,500 residential units and 7,500,000
square feet of commercial, office and industrial space.
These projects involved development agreements, Mello-
Roos financing, specific plans and specific plan amend-
ments, Master HOAs, environmental impact reports, and
significant public outreach and hearings.

Prior to starting his land development consulting firm 15
years ago, Mr. Peck worked as a planning consultant for
QuadKnopf Consultants for a total of 23 years where he
was responsible for the firm’s planning, redevelopment
and environmental science practice areas, covering the
Central Valley from Bakersfield to Sacramento. His work
included General Plans and general plan elements for the
cities of Livingston, Merced, Gustine and Visalia, and re-
development projects for Merced and Merced County.

After living in Visalia for 30 years, Mr. Peck now lives in
Morro Bay with his wife of 47 years and two black labs.

He is a member of the San Luis Obispo de Tolosa Rotary
Club, and the San Luis Obispo, Visalia and Morro Bay
Chambers of Commerce.

References Available Upon Requests
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REGISTRATIONS / CERTIFICA-
TIONS

Certified Planner, American Institute of Certi-
fied Planners (AICP)

PROFESSIONAL ORGANIZA-
TIONS

American Planning Association (APA)
American Institute of Certified Planners (AICP)
California Redevelopment Association (CRA)
National Community Development Association
Urban Land Institute

California Association for Local Economic De-
velopment

Chair, Visalia Chamber of Commerce
Chair, Visalia Economic Development Corp.

Chairman, Tulare County Economic Develop-
ment Corporation

Member, San Luis Obispo Chamber of Com-
merce Economic Development Committee

Chair, Morro Bay Chamber of Commerce

International Council of Shopping Centers
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Attachment 10

Project Financing and Implementation
Strategy
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VST Development Project

The VST project will be entitled directly by VST and its consultants. VST has secured adequate
funds to complete the entitlements, and will build on the entitlement work already done in the County’s
UCP, County General Plan, City General Plan, and UC’s Long Range Development Plans. VST will
complete the entitlements in the County and annexation to the City, and sell the property to the Master
Developer on an installment/take-town schedule (80-acre takedowns are assumed). VST would farm
and maintain the property pending disposition to the Master Developer. VST’s entitlements would
include design guidelines, infrastructure phasing, infrastructure financing and maintenance mechanisms,
development and design policies, and performance measures that will obligate the Master Developer
and builders to implement the Specific Plan and Development Agreement(s).

Subsequent to the entitlements, VST will enter into a long-term property sales and performance
agreement with a Master Developer. The Master Developer will be responsibility for all offsite and
backbone infrastructure that is appropriate to a development phase or sub-phase, and sell “blue top”
super pads to selected builders. Individual builders would build out all of the intract and onsite
improvements, and the residential and commercial buildings.
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Attachment 11

List of Public Services Requested and Preliminary
Estimate of City Fiscal Impact
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Services Requested from the City & and Improvements Financing

Sewer Collection and Treatment. A commitment is requested for approximately 600,000 gallons
per average dry day for sewer collection and treatment capacity. This volume estimate is based on flow
monitoring for newer developments in the community. Engineering studies have confirmed that there
is adequate capacity in the City’s sewer collection system and treatment systems to fully accommodate
the project, considering existing flows, approved and pending projects, and full build-out of UC Merced.
The project would extend a combination force main/gravity sewer to Lake Road/Bellevue Avenue to
connection to the 26-inch Sewer Trunk that currently serves UC Merced. VST would extend this line at
its own cost, and seek reimbursement from utility building fee credits and/or benefitting adjacent
property owners. The project would pay applicable assessments for Treatment Plant Connection Fees
(per City Municipal Code Section 15.16.040), and Sewer Collection Fees for projects located outside of
the current North Merced Sewer Assessment District (per City Municipal Code Section 15.16.070). Refer
to Attachment 4 for project Sewer Master Plan. The cost of operations and maintenance for sewage
collection and treatment would be provided from monthly utilities costs.

Water Supply. A commitment is requested for service for approximately 1.2 million gallons per
day of water. This volume estimate is based on current water use estimates from the City water
department, and projected flows from implementing “WaterSense” lower flow fixtures and low-water
using landscaping. flow monitoring for newer developments in the community. Engineering studies
have confirmed that there is adequate capacity in the City’s sewer collection system and treatment
systems to fully accommodate the project, considering existing flows, approved and pending projects,
and full build-out of UC Merced. The project would extend a combination force main/gravity sewer to
Lake Road/Bellevue Avenue to connection to the 26-inch Sewer Trunk that currently serves UC Merced.
VST would extend this line at its own cost, and seek reimbursement from utility building fee credits
and/or benefitting adjacent property owners. The cost of operations and maintenance for sewage
collection and treatment would be provided from monthly utilities costs.

Public Safety. Police and Fire would be provided. A site has been designated for a police
substation and a fire station on the project site. The project would dedicate the sites, and possibly
construct the improvements with the proceeds of CFD funds, and would receive impact fee credits.

Other Services. Other services include administration, planning, recreation, public works,
streets and parks maintenance. A Community Facilities District would be formed to provide ongoing
maintenance and operations funds for public parks, streets, public safety and landscaping. Public parks
would be constructed by the Master Developer or builder, and would be funded from a project-specific
parks fee. Major streets in the project would be funded by the Master Developer, with city fee credits
provided for any facilities that are funded from City Public Facilities Fees, and from a UCP-specific fee
traffic fee supplement. Current and proposed City Transportation Public Facilities Fees do not include
some facilities necessary to support the project including Campus Parkway (on the project site, and
north and south of the project site), Lake Road, Yosemite Avenue between Lake and Kibby Road, and
others. The City’s existing and proposed fees do include major road and intersections west of Lake Road
that may be impact by the project such as Bellevue, (future) Cardella Road, G Street, Yosemite Avenue,
and selected intersections. The project will include a project-specific Transportation Fee program that
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will allocate fair share costs of transportation facilities in the Public Facilities Fees to the project, plus
fees for facilities east of Lake Road that are impacted by the project. The costs operations and
maintenance for Other Services would be provided by various fiscal revenues from the project, including
property taxes, in-lieu fees, sales taxes (general and special revenue). Per the attached table, the total
City General Fund revenue from the project is estimated to be $6.7 million per year, including $3.3
million from property taxes (net, after the County tax sharing agreement), $607,500 in sales taxes, $2.2
million in VLF makeup, and $629,000 in various other revenues. The project will participate in the City
Community Facilities District financing program.
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