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1.

INTRODUCTION AND SUMMARY

The Whitmore Ranch Specific Plan project (WRSP or Project) comprises approximately 94 acres
of land, located in Stanislaus County (County), adjacent to and east of the city limits of Ceres
(City), and within the City’s Primary Sphere of Influence Area and Urban Growth Area. The
Project will require annexation into the City before development. The Project is bound by
Whitmore Avenue on the north, Moore Road on the west, and the east side of La Rosa
Elementary School on the east. The southern limit of the Project is approximately 1,300 feet
south of Whitmore Avenue. At buildout, the Project includes 441 residential units.
The Whitmore Ranch Specific Plan document (Specific Plan) will serve to implement the City’s
adopted General Plan policies and establish clear direction for development of the Project. The
purpose of the Specific Plan is to create a comprehensively planned community that provides an
appropriate balance of land uses and systematically constructed infrastructure and services to
adequately and responsibly support development in the Project.
This Public Facilities Financing Plan (Financing Plan or PFFP), as a companion report to the
Specific Plan and Project Environmental Impact Report (EIR), provides a policy framework and
technical information supporting adoption of the recommended financing mechanisms for
constructing Backbone Infrastructure and Public Facilities (as defined later in this chapter)
required for the Project. The Financing Plan has been prepared to comply with the adopted City
General Plan policy 1.D.2. related to public facility financing of new development in the City:
“Consistent with City annexation policy (Appendix A), new residential
development shall occur after adoption of areawide plans (i.e., master plans or
specific plans)...Each residential areawide plan shall at a minimum address the
following: l.) Implementation measures necessary to carry out the plan, including
a program for financing public infrastructure improvements.”
The Financing Plan identifies all backbone infrastructure improvements and public facilities
needed to serve the proposed land uses and describes the costs and financing mechanisms that
will be used to construct these improvements in a timely manner. Facilities necessary to serve
the Project site plan include improvements to roadways (including roadway mitigation
measures), drainage, sewer, water, streetscape landscaping, parkland, fire, and police.1 The
Financing Plan is designed to identify ways to finance construction of public infrastructure and
facilities through public and private financing.
Included in this report is a description of the Project land uses, a description of the Project
Backbone Infrastructure and Public Facilities including cost estimates and phasing, proposed
funding sources, and an analysis of the financial feasibility of the WRSP. This Financing Plan also
contains an action plan for establishing the necessary financing mechanisms and constructing the
required public improvements.

1

Costs for potential transit improvements have not been determined. Future updates to this
Financing Plan may include required improvements and their associated costs.

Economic & Planning Systems, Inc. (EPS)
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Financing Plan Summary
This section defines and specifies the public improvements to be constructed or acquired in
association with development of the Project. For the purpose of this Financing Plan, the
construction of public improvements is organized into the following two phases:



Initial Phase of development includes Phase 1.



Remaining Phases includes the remainder of development.

Buildout of the Project represents the Initial Phase and Remaining Phases combined.

Definitions of Facilities in Financing Plan
The term “backbone infrastructure” often is used to describe all publicly owned facilities. This
Financing Plan uses the following definitions to characterize these items more precisely:





Backbone Infrastructure. This term includes most of the essential public service-based
items that are underground or on the surface. Backbone infrastructure is sized to serve the
Project. For the Project, Backbone Infrastructure includes the following items:
— Roadways.2

— Sewer.

— Drainage.

— Water.

Public Facilities. This group of items provides amenities to the Project (e.g., parks,
schools) or houses employees providing services to the area (e.g., police, fire). For the
Project, Public Facilities includes the following items:
— Streetscape Landscaping.

— Fire Facilities.

— Parkland.

— Schools.

— Police Facilities.

— Transit.3



Facilities. This term is used generically in the Financing Plan to include a combination of
Backbone Infrastructure and Public Facilities when a precise breakdown is not required.



Subdivision Infrastructure. This group of improvements includes in-tract improvements
(e.g., mass grading, sewer, storm drainage, water, and roads) in an individual subdivision,
commercial, or multifamily project. These costs are excluded from the Financing Plan
because they are assumed to be the responsibility of the developer that is moving forward
with specific onsite development improvements.

2

Including roadway mitigation measures identified in the March 2018 Traffic Impact Analysis,
prepared by KD Anderson & Associates, Inc.

3

Costs for potential improvements have not been determined. Future updates to this Financing Plan
may include required improvements and their associated costs.

Economic & Planning Systems, Inc. (EPS)
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Facilities Costs
At buildout, Project Facilities costs are estimated to equal approximately $25.0 million. Facilities
costs are estimated to equal almost $11.6 million in the Initial Phase and about $13.4 million in
the Remaining Phases.
Table 1-1 provides a summary of costs by Facility. These costs represent Facilities designed to
serve the Project. These costs exclude the costs of in-tract and other subdivision-specific
improvements, which will be privately financed. AECOM provided all backbone roadway and
roadway mitigation measure cost estimates, current as of April 17, 2018. The Project will fund
some Public Facilities, including Fire, Police, and Schools, through payment of existing
development impact fees. As such, the Project’s fair share cost obligation of these facilities
equals the fee revenue generated by Project development. O’Dell Engineering prepared all other
Facilities cost estimates, current as of December 29, 2017. Detailed cost estimates are provided
in Appendix A.

Financing Strategy Overview
The elements of the Financing Plan must work together to provide the optimal balance of fee,
bond, and private financing to not overburden undeveloped land while assuring necessary
Facilities are constructed when needed. The following financing strategies are recommended:



Provide private financing as needed.



Fund improvements through existing City, County, and special district fee programs. These
existing fee programs are described below:
— City Public Facilities Fee (PFF) Program. The PFF Program funds the following
Facilities in the City: police, fire protection, municipal facilities and equipment,
wastewater, water, parks and recreation, community facilities, transportation, drainage,
and information technology.
— County PFF Program. The County PFF Program funds the following countywide facilities
and services: animal services, behavioral health, criminal justice, detention, emergency
services, health, libraries, parks, sheriff, regional transportation, and countywide
information technology.
— Ceres Unified School District (CUSD) Fee. The CUSD fee funds school facilities in the
district. Subject to negotiations between CUSD and Project developers, the Project may
receive a credit against the school fee for constructing one or more roadway
improvements that benefit the existing elementary and middle schools in the Specific
Plan area.



Fund Project-specific improvements not currently funded in existing fee programs through a
proposed privately or publicly administered WRSP Area Fee Program (WRSP Fee Program),
which would be established in accordance with the procedural guidelines set forth in
Assembly Bill (AB) 1600, which is codified in California Government Code Section 66000 et
seq. This code section specifies the procedural requirements for establishing and collecting

Economic & Planning Systems, Inc. (EPS)
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Table 1-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Estimated Public Improvement Costs by Phase (2017$) [1]

Estimated Costs by Phase
Remaining
Phases
Buildout

4

Item

Initial
Phase

Backbone Infrastructure
Backbone Roadways
Roadway Mitigation Measures
Drainage
Sewer
Water
Subtotal Onsite Backbone Infrastructure

$5,721,544
$2,144,121
$540,166
$270,490
$229,724
$8,906,044

$6,359,351
$1,579,871
$161,084
$150,150
$332,178
$8,582,634

$12,080,894
$3,723,992
$701,250
$420,640
$561,902
$17,488,678

Public Facilities
Streetscape Landscaping
Parkland
Fire Facilities [2]
Police Facilities [2]
Schools [2]
Transit [3]
Subtotal Public Facilities

$43,811
$1,563,215
$105,798
$50,103
$928,260
$2,691,188

$97,756
$2,251,648
$273,366
$129,459
$2,036,824
$4,789,052

$141,568
$3,814,863
$379,164
$179,561
$2,965,084
$7,480,240

$11,597,232

$13,371,686

$24,968,918

Total Improvements

cost sum

Sources: O'Dell Engineering, December 29, 2017; AECOM Transportation Cost Estimates,
April 17, 2018; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM
(September 2017); Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by
KD Anderson & Associates, Inc. (March 16, 2018); City of Ceres; EPS.
[1] See Appendix A for more detailed cost information and cost components.
[2] For this analysis, costs are assumed to equal fee revenue generated by the Project.
[3] Costs for potential improvements have not been determined. Future updates to this
Financing Plan may include required improvements and their associated costs.
Prepared by EPS 8/28/2018
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development impact fees. These procedures require that “a reasonable relationship or nexus
must exist between a governmental exaction and the purpose of the condition.”4



Reimburse Specific Plan developers, as appropriate, for construction of Project-specific
improvements through the WRSP Fee Program.



Allow for land-secured debt financing to reimburse Project developers for Facilities
constructed before the availability of pay-as-you-go funding. Land-secured debt financing, if
used, likely will be provided through a Mello-Roos Community Facilities District (CFD).



Make maximum use of pay-as-you-go mechanisms.



Seek regional, State of California (State), and federal grant funding sources to the extent
possible.



Build in flexibility to respond to changing market conditions.

Table 1-2 shows the financing sources used to fund Backbone Infrastructure and other Public
Facilities for the Initial Phase of the Project. Table 1-3 shows the financing sources used to fund
Backbone Infrastructure and other Public Facilities at buildout of the Project. As shown, the
major infrastructure required for development to proceed in the Project will be funded through a
combination of public and private financing. Fees (i.e., City PFF) will be used to fund required
facilities when possible. The WRSP Fee Program may be used to fund the remaining backbone
costs and other public facilities serving the Project not funded through existing financing
mechanisms. If such a fee program is not used, the cost of any public facilities not funded
through existing fees or through bond financing will be paid for by the Project developer(s)
through a private cost-sharing agreement.

Financial Feasibility Overview
Ensuring that the cost and timing of infrastructure requirements are affordable by proposed new
development is an important objective of the Financing Plan. EPS uses two benchmark tests to
evaluate financial feasibility: the infrastructure cost burden test and the 2-percent test.
Preliminary findings suggest all residential land uses may be infeasible under the infrastructure
cost burden test, assuming current residential values and an estimated infrastructure burden per
unit (including the proposed new WRSP Fee Program). The feasibility guidelines from this test
are based on decades of pro forma analyses for development projects throughout California.
However, this test is not intended to provide an absolute answer regarding a project’s likely
financial feasibility. Rather, this indicator provides guidance to property owners, land use
regulators, and public service providers about the likelihood that a project can be successfully
implemented given the Facility requirements identified for a development project. Ultimately,
public agency decision makers, in discussions with the property owners and other relevant
stakeholders, will use their best judgment to decide if the Project can feasibly afford this
estimated infrastructure burden or determine if other measures, including reducing the
infrastructure burden and waiting for increased market values, should be considered.

4

William Abbott, Marian E. Moe, and Marilee Hanson, Public Needs & Private Dollars, page 109.

Economic & Planning Systems, Inc. (EPS)
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Table 1-2
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Sources and Uses Summary (2017$) - Initial Phase

Item

INITIAL
PHASE

Estimated
Initial
Phase
Cost [1]

Funding Sources
Existing Fee Programs
Ceres Public Facility
Other
WRSP Fee
Fee Program
Agency Fees [2]
Program

Other
(e.g. Private)

Total

6

Backbone Infrastructure
Backbone Roadways
Roadway Mitigation Measures
Drainage
Sewer
Water
Subtotal Backbone Infrastructure

$5,721,544
$2,144,121
$540,166
$270,490
$229,724
$8,906,044

$1,655,181
$1,655,181

$0

$5,721,544
$488,940
$540,166
$270,490
$229,724
$7,250,864

$0

$5,721,544
$2,144,121
$540,166
$270,490
$229,724
$8,906,044

Public Facilities
Streetscape Landscaping
Parkland
Fire Facilities [3]
Police Facilities [3]
Schools [3]
Transit [4]
Subtotal Public Facilities

$43,811
$1,563,215
$105,798
$50,103
$928,260
$2,691,188

$105,798
$50,103
$155,901

$928,260
$928,260

$43,811
$1,563,215
$1,607,026

$0

$43,811
$1,563,215
$105,798
$50,103
$928,260
$2,691,188

$11,597,232

$1,811,082

$928,260

$8,857,890

$0

$11,597,232

Total Improvements

sources1

Sources: O'Dell Engineering, December 29, 2017; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); AECOM Transportation Cost Estimates,
April 17, 2018; Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by KD Anderson & Associates, Inc. (March 16, 2018); City of Ceres; EPS.
[1]
[2]
[3]
[4]

Infrastructure costs include a 10% contingency.
Other agency fees include Ceres USD fee revenues to fund school facilities.
For this analysis, total improvement costs are assumed to equal fee revenue generated by the Project.
Costs for potential improvements have not been determined. Future updates to this Financing Plan may include required improvements and their associated costs.

Prepared by EPS 8/28/2018
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Table 1-3
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Sources and Uses Summary (2017$) - Buildout

Item

Backbone Infrastructure
Backbone Roadways
Roadway Mitigation Measures
Drainage
Sewer
Water
Subtotal Backbone Infrastructure

7

Public Facilities
Streetscape Landscaping
Parkland
Fire Facilities [3]
Police Facilities [3]
Schools [3]
Transit [4]
Subtotal Public Facilities
Total Improvements

BUILDOUT

Estimated
Buildout
Cost [1]

Funding Sources
Existing Fee Programs
Ceres Public Facility
Other
WRSP Fee
Fee Program
Agency Fees [2]
Program

Other
(e.g. Private)

Total

$12,080,894
$3,723,992
$701,250
$420,640
$561,902
$17,488,678

$1,655,181
$1,655,181

$0

$12,080,894
$2,068,811
$701,250
$420,640
$561,902
$15,833,497

$0

$12,080,894
$3,723,992
$701,250
$420,640
$561,902
$17,488,678

$141,568
$3,814,863
$379,164
$179,561
$2,965,084
$7,480,240

$379,164
$179,561
$558,726

$2,965,084
$2,965,084

$141,568
$3,814,863
$3,956,430

$0

$141,568
$3,814,863
$379,164
$179,561
$2,965,084
$7,480,240

$24,968,918

$2,213,906

$2,965,084

$19,789,928

$0

$24,968,918
sources

Sources: O'Dell Engineering, December 29, 2017; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); AECOM Transportation Cost Estimates,
April 17, 2018; Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by KD Anderson & Associates, Inc. (March 16, 2018); City of Ceres; EPS.
[1]
[2]
[3]
[4]

Infrastructure costs include a 10% contingency.
Other agency fees include Ceres USD fee revenues to fund school facilities.
For this analysis, total improvement costs are assumed to equal fee revenue generated by the Project.
Costs for potential improvements have not been determined. Future updates to this Financing Plan may include required improvements and their associated costs.

Prepared by EPS 8/28/2018
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Based on current and proposed annual taxes and assessments (including a potential WRSP CFD
to fund infrastructure), the 2-percent feasibility test indicates a feasible tax and assessment
burden on single-family residential units and a marginally feasible tax and assessment burden on
multifamily residential units.
Chapter 6 provides discussion and analysis addressing the preliminary feasibility findings and
benchmarks presented in the Financing Plan.

Financing Strategy Implementation
Going forward the City will need to take an active role in implementing the WRSP, establishing
the recommended financing mechanisms, and collaborating with the Project applicants to ensure
compliance with Financing Plan policies and principles described in Chapter 2. The strategy of
the Financing Plan is to fully fund or construct all backbone infrastructure and other public
facilities needed to serve the entire Project and to phase backbone infrastructure and other
public facility improvements to ensure they are constructed when necessary for new
development and when funds are available to construct such public improvements.
Implementation of the Financing Plan will take place following the City’s approval of the
Financing Plan. The City will oversee implementation of the Financing Plan, which will include the
following actions:



Work with the Project developers to determine if the WRSP Fee Program will be privately or
publicly administered.



Implement the WRSP Fee Program.



Consider forming a Mello-Roos CFD for infrastructure.

The Financing Plan will need to be updated periodically to account for changes in land use,
infrastructure project or cost information, or funding sources. Changes in the Financing Plan
should be re-evaluated within the context of the overall financing strategy to ensure required
funding is available when needed.

Organization of the Report
In addition to this introduction and summary chapter, the Financing Plan contains the following
information:



Chapter 2 identifies the policies, principles, and implementation plan for the Financing Plan.



Chapter 3 summarizes the proposed land uses.



Chapter 4 identifies the Backbone Infrastructure and other Public Facility costs.



Chapter 5 identifies the infrastructure financing strategy and likely funding sources.



Chapter 6 identifies the cost allocation methodology of the WRSP Fee Program and the
financial feasibility of the Financing Plan.

Economic & Planning Systems, Inc. (EPS)
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2.

POLICIES, PRINCIPLES, AND IMPLEMENTATION PLAN

Financing Policies
The following financing policies have been included in previous financing plans for the City.
These policies have guided preparation of this Financing Plan and may assist the City in making
future decisions regarding forming financing entities, adopting financing mechanisms, and
approving the Project. Note that all policies may be applicable to the Project:



Financial analysis should be conducted that encompasses all proposed development, all
identified infrastructure costs, and financing mechanisms proposed. Such financial analysis
should account for Project-specific circumstances, changing market conditions, and more
refined facility and cost data that will become available over time.



Existing residents should not be burdened with assessments or taxes to pay for new public
facilities if no benefit is received by existing residents.



As part of the Financing Plan, evaluate existing City development impact fees to determine
their relation with backbone infrastructure and other public facilities required for the WRSP.



If any properties outside the WRSP benefit from backbone infrastructure and other public
facilities provided by the WRSP, the benefitting properties should contribute to infrastructure
financing to the extent possible.



If necessary, adopt an area-specific development impact fee ordinance that establishes a
fair-share cost allocation for required backbone infrastructure to be borne by all benefiting
new development in the WRSP. These costs either can be paid “in kind” as per-unit impact
fees or can be included in a land-secured financing district.



Encourage measures that minimize the infrastructure costs borne by new development in the
WRSP. Such measures could include construction and reimbursement agreements with
developers, which can lower costs generally associated with public construction projects.



Actively pursue outside funding for infrastructure improvements in the WRSP area
(e.g., regional, State, and federal grant funding sources).



Develop an infrastructure phasing schedule that links the timing of backbone infrastructure
and other public facility construction to the timing of new WRSP residential and other
development to the extent possible.



Use pay-as-you-go financing to the extent possible. Consider specifically targeting debt
financing to circumstances where other methods are unavailable or inappropriate for
infrastructure financing.



The City should assume responsibility for coordinating landowners and developers in
establishing the appropriate financing mechanisms. This policy should be interpreted broadly
to include such actions as establishing joint-exercise-of-powers entities with other
jurisdictions (e.g., Joint Powers Agreements with special district[s], the State, or any other

Economic & Planning Systems, Inc. (EPS)
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appropriate government agency that will facilitate financing of necessary infrastructure
improvements).



To ensure timely funding of infrastructure development, the City reserves the option to
establish standardized Development Agreements, consistent with existing City ordinances, to
confer development entitlements. The agreements should enable establishing needed
infrastructure financing mechanisms.



Facilitate discussions with school districts regarding school facility requirements and planning
and seek outcomes that facilitate timely development of the WRSP.



Establish a financing district or districts (e.g., Mello-Roos CFDs or Assessment Districts
[ADs]) when appropriate to provide necessary land-secured debt financing.



As appropriate, require dedication of land for road improvements and construction of public
improvements consistent with City policies.



Require development projects in the WRSP to fund or support financing for oversizing of
facilities if required by the City.



Establish mechanisms for future development to reimburse developers who oversize
infrastructure or dedicate excess land, possibly as part of a development impact fee
ordinance.



The City should provide credits against City fees to the extent that WRSP properties build
infrastructure of broader citywide benefit or build public facilities that would otherwise be
funded by City fees:
a. For improvements that are part of the City PFF Program and which are required to be
developer-constructed to enable development, the City will allow a credit against the
applicable segment of the PFF Program up to the lesser of the actual cost of the
improvement or the amount of the applicable fee segment.
b. Where the developer has remaining costs not covered by fee credits, reimbursements will
occur as subsequent projects develop with the WRSP, which provide an excess of fees
versus credits.
c.

Reimbursements will be granted on a first-in first-out basis.

d. For projects participating in the proposed WRSP Fee Program, credits and
reimbursements will be subject to the same policies described in the previous principles
a through c.



WRSP development will be subject to existing City development impact fees and additional
offsite mitigation requirements as specified in the WRSP Final EIR.



Developers should participate in duly established financing mechanisms to assure adequate
funding for maintaining backbone infrastructure and other public facilities or otherwise be
required to provide a comparable funding source.

Economic & Planning Systems, Inc. (EPS)
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City Principles for Backbone Infrastructure
The following principles are intended to guide backbone infrastructure required to support WRSP
development:



Water must be available to all development at all times and must meet the City’s basic
requirements for pressure and fire flow, as well as redundant supply.



Sewer must be available to all development at all times and must meet the City’s basic
requirements.



The City requires that roadway improvements will be on an intersection-to-intersection basis
plus transitions as required.



The WRSP should be “self-generating” (i.e., the WRSP should not be responsible for offsite
deficiencies but should generate sufficient fee revenue to fund infrastructure required in
conjunction with development of the Project).



Reimbursements for fee-funded infrastructure advanced by developers shall be reimbursed
from Project-generated fees.

Implementation Plan
The financing for WRSP infrastructure improvements will be initiated through a variety of
implementation actions taken by the City in cooperation with Project developers.

WRSP Infrastructure and Public Facility Improvements
1. Continue to analyze all infrastructure improvements that have been identified for the WRSP
to ensure completeness and accuracy and to assist assignment of funding responsibility
based on “rational nexus” principles and adoption of financing mechanisms.

2. Evaluate specific infrastructure items in relation to likely development patterns and establish
a schedule for constructing the improvements in coordination with development activity.
Begin engineering design and initiate construction of the high-priority improvements.

3. Secure any required right-of-way and public facility (e.g., parks) sites on an opportunistic
basis as they become available. Ensure that such acquisition occurs no later than approval of
the final subdivision map of any directly adjoining or surrounding development project or
otherwise requiring completion of the facility.

Financing Mechanisms
1. Determine if the WRSP Fee Program will be privately or publicly administered.
2. Prepare and adopt a Financing Plan Nexus Study that includes a WRSP Fee Program and
provides a technical and legal basis for subsequent implementation of financing mechanisms
and ongoing updating of the fee. The WRSP Fee Program should include components for the
net costs of all Project facility improvements as well. If publicly administered, the WRSP Fee
Program should include a component to administer and update the WRSP Fee Program.

Economic & Planning Systems, Inc. (EPS)
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3. Insofar as the investments in public improvements exceed funding immediately available
(through impact fees and other sources), establish a mechanism for interim funding of the
“oversized” facilities and paying for these costs as subsequent development occurs.
4. Prepare an implementation framework for establishing a Mello-Roos CFD if there is sufficient
interest among property owners in the Project.
5. Establish a new CFD to offset municipal services operating and maintenance costs not funded
by incremental municipal revenues from the WRSP accruing to the City’s General Fund.

Regulatory and Project-Related Actions
1. Initiate annexation proceedings with the Stanislaus Local Agency Formation Commission
(LAFCO) to annex the Project into the City, City CFD No. 3 (CFD-3), and the Ceres Fire
Department Services CFD.
2. Develop standard business terms for Development Agreements (DAs). It is assumed Project
developers and the City may seek a DA to secure entitlements and to clarify other regulatory
and financial requirements.
3. Develop standard conditions for subdivision maps and other Project approvals that
incorporate WRSP Project-specific backbone infrastructure and public facility requirements.
4. Develop standard agreements and terms for backbone infrastructure and public facility credit
and reimbursement agreements that may be entered into with Project developers.

Economic & Planning Systems, Inc. (EPS)
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3.

LAND USE AND PHASING

The Project comprises approximately 94 acres of land, located in the County, adjacent to and
east of the city limits of the City, and within the City’s Primary Sphere of Influence Area and
Urban Growth Area. The Project is bound by Whitmore Avenue on the north, Moore Road on the
west, and the east side of La Rosa Elementary School on the east. The southern limit of the
Project is approximately 1,300 feet south of Whitmore Avenue.
The remainder of this chapter describes the specific land uses and phasing envisioned for the
Project.

Land Use Summary
The Project provides a mix of residential land uses, designed to support a diverse mix of housing
styles, types, and densities. Based on the land use summary provided by AECOM in
September 2017, the Project proposes the following land use mix for the 441 residential units on
approximately 94 acres at buildout:




196 low-density single-family residential units.
85 medium-density single-family residential units.
160 high-density multifamily residential units.

The Specific Plan also includes 36.0 acres related to 2 existing schools (La Rosa Elementary
School and Cesar Chavez Junior High School), 5.2 acres of new community park land, and
11.6 acres of major roadways. Map 3-1 shows the proposed land use plan of the Project, and
Table 3-1 summarizes the land uses used in the Financing Plan.

Land Use Phasing
As stated in the Specific Plan, the Project is anticipated to build out over several years and may
evolve in a variety of ways, depending on shifts in market demand for certain housing types,
changes in the development goals or financial capabilities of property owners, and other factors.
The proposed sequence of development is to invest and construct the initial backbone
infrastructure with the Initial Phase land use development. Thereafter, additional infrastructure
and public service facilities will be extended to other developments in the WRSP when individual
developments are approved and ready to proceed to construction.
For the purpose of this Financing Plan, development of the Project has been organized into two
phases:



Initial Phase includes Phase 1.
Remaining Phases include the remaining phases of development.

Buildout of the Project represents the Initial Phase and Remaining Phases combined.

Economic & Planning Systems, Inc. (EPS)
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WHITMORE RANCH SPECIFIC PLAN

Map 3-1: Land Use Plan

Source: AECOM 2017

Draft - September 2017
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Table 3-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Summary of Preliminary Land Uses by Phase

Land Use

Residential
Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Total Single-Family Residential

15

Multifamily Residential
High Density I (HDR)
Total Multifamily Residential

Average
Density

Total Land Uses

Remaining Phases
Units
Acres

Buildout
Units
Acres

Units/Acre

7.0
12.9

11.6
2.8
14.4

81
36
117

16.4
3.8
20.2

115
49
164

28.0
6.6
34.6

196
85
281

24.9

-

-

6.4
6.4

160
160

6.4
6.4

160
160

14.4

117

26.6

324

41.0

441

36.0
1.8
2.9
40.7

-

3.4
8.7
12.1

-

36.0
5.2
11.6
52.8

-

55.1

117

38.7

324

93.9

441

Total Residential
Public/Quasi Public
Existing Schools (S)
Community Park (P)
Major Roads
Total Public/Quasi-Public

Initial Phase
Units
Acres

-

lu

Source: AECOM; City of Ceres; EPS.

Prepared by EPS 8/28/2018
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The Initial Phase includes 117 residential units and approximately 55 acres, with the following
land use mix:






81 low-density single-family residential units.
36 medium-density single-family residential units.
36.0 acres related to the existing school sites.
1.8 acres of community park land.
2.9 acres of major roadways.

The Remaining Phases include 324 residential units and approximately 39 acres, with the
following land use mix:






115 low-density single-family residential units.
49 medium-density single-family residential units.
160 high-density multifamily residential units.
3.4 acres of community park land.
8.7 acres of major roadways.

Economic & Planning Systems, Inc. (EPS)
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4.

FACILITY COST ESTIMATES

Cost estimates for all infrastructure items, other than roadways and some public facilities,
needed to support new development in the Project were assembled by O’Dell Engineering in
December 2017. The cost estimates, presented in 2017 dollars, include design and engineering
estimates, construction estimates, and a cost contingency factor. AECOM provided all backbone
roadway and roadway mitigation measure cost estimates, current as of April 17, 2018. The
Project will fund some public facilities, including Fire, Police, and Schools, through payment of
existing development impact fees. As such, the Project’s fair share cost obligation of these
facilities equals the fee revenue generated by Project development. The facilities proposed for
the WRSP may be refined as part of subsequent implementation efforts.

Summary of Facilities in Financing Plan
Facilities located within the boundary of the Project, or that are construction or financing
requirements for the Project to develop, include the following items:
Backbone Infrastructure

Public Facilities













Roadways [1]
Drainage
Sewer
Water
Schools

Streetscape Landscaping
Parks
Police Facilities
Fire Facilities
Transit [2]

[1] Including roadway mitigation measures identified in the March 2018
Traffic Impact Analysis, prepared by KD Anderson & Associates, Inc.
[2] Costs for potential improvements have not been determined. Future
updates to this Financing Plan may include required improvements and their
associated costs.

Backbone Infrastructure and Public Facility Costs and Phasing
Table 4-1 summarizes the estimated infrastructure costs by type and by phase. Backbone
infrastructure and public facility costs equal about $11.6 million in the Initial Phase and
$13.4 million in the Remaining Phases for a total of $25.0 million at buildout.
Appendix A provides detailed cost estimates and reimbursements available through the City’s
PFF Program for facilities required to serve the Project. The Specific Plan includes exhibits for
facilities required to serve the Project.

Economic & Planning Systems, Inc. (EPS)
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Table 4-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Estimated Public Improvement Costs by Phase (2017$) [1]

Estimated Costs by Phase
Remaining
Phases
Buildout

18

Item

Initial
Phase

Backbone Infrastructure
Backbone Roadways
Roadway Mitigation Measures
Drainage
Sewer
Water
Subtotal Onsite Backbone Infrastructure

$5,721,544
$2,144,121
$540,166
$270,490
$229,724
$8,906,044

$6,359,351
$1,579,871
$161,084
$150,150
$332,178
$8,582,634

$12,080,894
$3,723,992
$701,250
$420,640
$561,902
$17,488,678

Public Facilities
Streetscape Landscaping
Parkland
Fire Facilities [2]
Police Facilities [2]
Schools [2]
Transit [3]
Subtotal Public Facilities

$43,811
$1,563,215
$105,798
$50,103
$928,260
$2,691,188

$97,756
$2,251,648
$273,366
$129,459
$2,036,824
$4,789,052

$141,568
$3,814,863
$379,164
$179,561
$2,965,084
$7,480,240

$11,597,232

$13,371,686

$24,968,918

Total Improvements

cost sum

Sources: O'Dell Engineering, December 29, 2017; AECOM Transportation Cost Estimates,
April 17, 2018; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM
(September 2017); Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by
KD Anderson & Associates, Inc. (March 16, 2018); City of Ceres; EPS.
[1] See Appendix A for more detailed cost information and cost components.
[2] For this analysis, costs are assumed to equal fee revenue generated by the Project.
[3] Costs for potential improvements have not been determined. Future updates to this
Financing Plan may include required improvements and their associated costs.
Prepared by EPS 8/28/2018
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Roadways

Roadways in the WRSP are envisioned to accommodate all modes of travel and balance the
efficient movement of vehicular traffic with the provision of safe and easily accessible facilities for
walking, biking, and public transit. As such, new roadways and design improvements to existing
roadways will be necessary to meet these objectives.
Existing Roadway Network: Access and Connectivity to the Project
The Project area is accessible by several regional roadways, classified as expressways and
arterial roads in the 1997 General Plan:



Whitmore Avenue, a 4-lane east-west arterial roadway that connects the WRSP with State
Route 99 (SR-99).



Mitchell Road, a 4-lane north-south arterial road that is located just west of the western
Project boundary.



Service Road, a 2-lane road that functions as an arterial roadway, runs along the southern
boundary of the WRSP, and is planned for expansion to a 4-lane road.



Hatch Road, a 4-lane east-west expressway located 1 mile north of Whitmore Road.



Faith Home Road, a north-south expressway that is about one-quarter mile east of the WRSP
and is planned as a 4-lane expressway.

Within the WRSP boundary, primary and secondary collector roads and local roads are envisioned
to provide different levels of mobility and access. These are existing primary and secondary
collector and local roads:



Whitmore Avenue, a 4-lane east-west arterial roadway that runs along the northern
boundary of the Project.



Moore Road, a north-south collector road that runs along the western border of the Project.



Eastgate Boulevard, a north-south collector road that connects Hatch Road on the north to
Whitmore Avenue on the south and terminates at the southern edge of the Project.



A local road, west of the junior high school (and along the future alignment of Esmar Avenue)
that provides access to an emergency service road located south of the school buildings.

Proposed Backbone Roadway Improvements
Proposed onsite backbone roadway improvements identified in the Specific Plan include the
following new roadway segments, as illustrated below in Figure 1:





Lunar Drive from Whitmore Avenue to Stanford Avenue.
Boothe Road from Whitmore Avenue to Stanford Avenue.
Esmar Avenue from Cesar Chavez Junior High School to Stanford Avenue.
Stanford Avenue from Esmar Avenue to Boothe Road.

Economic & Planning Systems, Inc. (EPS)
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Stanford Avenue from Esmar Avenue to Eastgate Boulevard.5
Stanford Avenue from Lunar Drive to Moore Road.

Figure 1

Proposed onsite improvements to other roadways in the WRSP, including the extension of the
primary collector Eastgate Boulevard, secondary collector roads, local roads, and alleys, are
assumed to be in-tract subdivision improvements that will be the responsibility of the developer
that is moving forward with specific onsite development improvements.
The Project will be required to contribute its fair share towards offsite citywide transportation
improvements included in the City’s PFF program and regional transportation improvements
included in the County Impact Fee program.
Onsite and Offsite Roadway Mitigation Measures
This Financing Plan includes the costs for several roadway improvements identified as mitigation
measures in the March 2018 Traffic Impact Analysis, prepared by KD Anderson & Associates,
Inc.:

5

Cost estimate includes the costs for approximately 0.410 acres of land acquisition for Stanford
Avenue from Esmar Avenue to Eastgate Boulevard.

Economic & Planning Systems, Inc. (EPS)
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Mitigation T-1: The Project will widen the segment of Whitmore Avenue from Della Drive to
Cesar Chavez Junior High School to 4 lanes before 44 percent of the dwelling units are
occupied in the WRSP or as directed by the City. AECOM used City-provided cost estimates
to identify unit costs for subcomponents of this improvement, including clearing and
grubbing, modifying existing utilities, excavation, curb and gutter, and other relevant
subcomponents. The segment from Della Drive to Cesar Chavez Junior High School is
approximately 2,300 feet long, and this estimate includes 1 additional lane (AECOM did not
include the addition of a lane on the north side of Whitmore Ranch).



Mitigation T-2A: The Project will construct a barrier at the Whitmore Avenue and Moore
Road intersection to prohibit northbound left turns when directed by the City. The cost
estimate is based on a 200-foot-long median curb.



Mitigation T-2B: The Project will construct a barrier at the Whitmore Avenue and Lunar
Drive intersection to prohibit northbound left turns when directed by the City. The cost
estimate is based on a 200-foot-long median curb.



Mitigation T-2C: The Project will construct a signalized intersection with separate left turn
lanes at the Whitmore Avenue and Boothe Road intersection before 10 percent of the WRSP’s
dwelling units are occupied or when directed by the City. The cost estimate includes the cost
of a signal only.



Mitigation T-3: The Project will construct an all-weather pedestrian facility on the south
side of the segment of Whitmore Avenue from Della Drive to Cesar Chavez Junior High
School before 44 percent of the dwelling units are occupied within the WRSP Area or as
directed by the City.



Mitigation T-4: The Project will construct a bus pullout at the Whitmore Avenue and Boothe
Road intersection. The cost estimate is based on the assumption this bus pullout will be
approximately 600 feet in length.



Mitigation T-5A: The Project will contribute their fair share of the cost of constructing an
additional through lane in each direction on Mitchell Road by paying the City adopted traffic
impact mitigation fees.

Roadway Cost
AECOM developed plan-level transportation cost estimates for the proposed onsite backbone
roadway improvements. Roadway cost estimates include costs for clearing and grubbing,
modifying existing utilities, excavation, curb and gutter, other relevant subcomponents, and
include a 10-percent cost contingency assumption. To avoid double counting, costs associated
with underground wet utilities, including water, sewer, and drainage improvements, are
excluded. Backbone roadway improvements equal approximately $5.7 million in the Initial Phase
and $6.4 million in the Remaining Phases, totaling $12.1 million at buildout of the Project. At
the time of the Financing Plan, there are no proposed backbone roadway facilities included in the
City PFF Program. The City may update the PFF Program to include one or more of the proposed
backbone roadways, allowing for a potential credit or reimbursement, depending on the status of
fee payment to the City and road construction. This Financing Plan is based on the assumption
backbone roadway facilities will be funded through the proposed WRSP Fee Program.

Economic & Planning Systems, Inc. (EPS)
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AECOM used recent cost estimates for transportation projects provided by the City and some of
their own resources to develop plan-level transportation cost estimates for roadway mitigation
measures from the traffic study. The traffic study identifies 7 mitigation measures that are
transportation facility improvements. Roadway mitigation measures equal approximately
$2.1 million in the Initial Phase and $1.6 million in the Remaining Phases, totaling $3.7 million at
buildout of the Project. At the time of this analysis, the only roadway improvement included in
the City PFF Program is the Mitchell Road improvements from Mitigation T5-A. The traffic
component of the City PFF Program will fully fund the Project’s fair share of the cost of
constructing an additional through lane in each direction on Mitchell Road. The remaining
roadway facilities will be funded through the proposed WRSP Fee Program.
Drainage

The terrain of the WRSP is flat with a gentle slope from east to west. The Project is part of the
Eastgate Storm Drain Benefit District (Area 2), which established a drainage system for the area.
A 30-inch pipeline exists in Eastgate Boulevard, which flows north, eventually discharging into
the Tuolumne River. The existing pipeline is sized to accommodate future development in the
WRSP. In addition, the two school sites in the WRSP have existing drainage improvements,
including grading, an onsite retention basin, onsite drain inlets, and pipes that drain to the
Eastgate Boulevard pipeline.
While the Eastgate pipeline is sized to serve the Project, several new drainage facilities are
required:



New catch basins on the south side of Whitmore Avenue.



Detention facilities in the central park, including connecting gravity pipelines to the Eastgate
pipeline.



Extension of the Eastgate pipeline south on Eastgate Boulevard approximately 550 feet to the
future Stanford Avenue, and then a second extension west to Esmar Avenue.



Property acquisition or easements through CUSD property or property directly south of the
Project.

O’Dell Engineering provided onsite backbone drainage infrastructure improvement costs of
approximately $540,000 in the Initial Phase and $160,000 in the Remaining Phases and totaling
$700,000 at buildout of the Project. This cost estimate includes compensation to the property
owner for the purchase of a public utility easement required to extend the Eastgate pipeline
south of the junior high school site. There are no proposed drainage facilities included in the City
PFF Program. Thus, drainage facilities will be funded through the proposed WRSP Fee Program.
The Project will also be required to contribute its fair share towards offsite citywide drainage
improvements included in the City’s PFF program.
Sewer

Sanitary sewer collection and treatment will be maintained by the City Wastewater Sanitary
Services Division, in the Public Works Department. An existing 8-inch sewer pipeline along
Whitmore Avenue runs from Eastgate Boulevard to just east of Boothe Road, where it becomes a

Economic & Planning Systems, Inc. (EPS)
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12-inch gravity sewer pipe along Mitchell Road. There, it connects to the existing Barbour’s Lift
Station, located south of the intersection of Whitmore Avenue and Mitchell Road. These lines
serve the existing school sites in the WRSP.
The City recently upgraded the capacity of Barbour’s Lift Station, which is expected to serve peak
flows from future development in the Project. The City also recently installed a 27-inch gravity
main on Mitchell Road from Barbour’s Lift Station south to Service Road, as well as a 36-inch
gravity main on Service Road. With these improvements, new improvements to serve the
Project include an 18-inch main in Roeding Road, which connects to the 27-inch sewer main in
Mitchell Road; a 12-inch gravity main in Moore Road; and smaller connector sewer lines. The
two existing school sites would continue to use the existing 8-inch sewer lines in Whitmore
Avenue and Eastgate Boulevard. The sewer system will be designed to be consistent with the
most recent, existing General Plan policies and City standards and specifications, including those
in the Ceres Sewer System Master Plan (SSMP).
Costs for conveyance along Roeding Road potentially may be shared with future development
planned to the east of Moore Road through the establishment of a financing mechanism such as
an AD. Such an arrangement would be subject to cost-sharing and reimbursement principles
outlined in an agreement between the WRSP and the future development. At this time, this
Financing Plan is based on the assumption that these costs will be the sole responsibility of the
WRSP.
Treatment of WRSP wastewater will occur at the City’s Wastewater Treatment Plant (WWTP)
located west of the Project, near the intersection of East Service Road and Morgan Road.
Additional improvements to the WWTP are not required to serve the Project.
O’Dell Engineering provided onsite backbone sewer infrastructure improvement costs. Onsite
sewer improvements equal approximately $270,000 in the Initial Phase and $150,000 in the
Remaining Phases, totaling almost $420,000at buildout of the Project. At the time of this
analysis, the proposed improvements are not included in the City PFF Program. Thus, sewer
facilities will be funded through the proposed WRSP Fee Program.
The Project will also be required to contribute its fair share towards offsite citywide sewer
improvements included in the City’s PFF Program.
Water

Along Whitmore Avenue, current water infrastructure consists of an 8-inch pipeline west of Lunar
Drive and a 12-inch water pipeline that extends east of Lunar Drive. In addition, there is a
12-inch pipeline along Eastgate Boulevard that extends to its southern terminus. These pipelines
serve the existing schools sites in the Project.
The City’s sole source of potable water is groundwater pumped from 15 active municipal supply
wells. Based on the City’s 2016 General Plan Update, demand for water is estimated to exceed
available groundwater supply by 2020. While, there are no existing wells in the vicinity of the
Project, the City Water Master Plan indicates that a new well is planned south of the WRSP to
serve the Project.

Economic & Planning Systems, Inc. (EPS)
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It is intended that all newly developed properties in the Project will be served by City water
facilities. Proposed potable water facilities in the Project will consist of a looped grid system of
water mains constructed in the roadways, with connection points to existing water mains
surrounding the WRSP. These are proposed water improvements:



A new 16-inch transmission main on Whitmore Avenue, as identified in the Ceres Water
Master Plan.



An 8-inch main along Stanford Avenue.

The potable water system will be designed to be consistent with the most recent, existing
General Plan policies and City standards and specifications. The City Public Works Department
will be responsible for the operation and maintenance of the proposed water supply,
transmission, and distribution systems that will be developed in the Project.
The City does not have a recycled or non-potable water system for irrigation. It is not feasible
for the Specific Plan to include a recycled water system given the absence of a citywide recycled
water system.
O’Dell Engineering provided onsite backbone water infrastructure improvement costs. Onsite
water improvements equal approximately $230,000 in the Initial Phase and about $330,000 in
the Remaining Phases, totaling $560,000 at buildout of the Project. At the time of this analysis,
the proposed improvements are not included in the City PFF Program. Thus, water facilities will
be funded through the proposed WRSP Fee Program.
The Project will also be required to contribute its fair share towards offsite citywide water
improvements included in the City’s PFF Program.
Streetscape Landscaping

As described under the “Roadways” section, onsite backbone streetscape landscaping
improvements are proposed along Whitmore Avenue. These include a landscaped center median
and sidewalk landscaping on both the north and south sides of the roadway.
O’Dell Engineering provided onsite backbone streetscape landscaping improvement costs. Onsite
streetscape landscaping improvements equal approximately $44,000 in the Initial Phase and
about $98,000 in the Remaining Phases, totaling $142,000 at buildout of the Project. All
streetscape landscaping improvements will be funded through the proposed WRSP Fee Program.
Parks

The Specific Plan proposes onsite park acreage that will adequately meet the City’s 1997 General
Plan goal of providing 4 acres of park land per 1,000 residents citywide.6 The Specific Plan
proposes 5.2 acres of park land, arranged as central park blocks in the Project. Parks will run

6

At buildout, the Project is estimated to accommodate about 1,485 residents and 5.2 acres of park
land on site. According to the September 2017 Draft Specific Plan, this will increase the number of
City residents from 46,989 to 48,474 and the amount of park land citywide from 197.75 acres to
202.95 acres, resulting in about 4.2 acres per 1,000 residents citywide.

Economic & Planning Systems, Inc. (EPS)

24

P:\152000\152010 Whitmore Ranch\Reports\152010 PFFP2 08-2018.docx

Whitmore Ranch Specific Plan Public Facilities Financing Plan
Final Report August 2018

east to west and link the existing school sites in the eastern portion of the Project with planned
bicycle path improvements and the Turlock Irrigation District (TID) main canal along Moore Road
on the western boundary of the Project.
The park blocks will be designed to provide stormwater management during heavy precipitation
events and passive and active recreation opportunities at all other times. The park blocks will
include the following improvements:



5-foot sidewalks around the perimeter of each park block.



A central, 10-foot, multi-use pathway separating turf areas on one side from stormwater
basins on the other side.



Play structures for 2- to 5- and 5- to 12-year-old children. While the Specific Plan includes
exercise equipment for the parks, the cost estimate excludes the cost for exercise
equipment. As the park is constructed, play equipment could be downsized to fund the
expense of adult exercise equipment, with no additional anticipated costs.



Other park amenities such as benches, picnic tables, and shade structures.



Trees and landscaping.

O’Dell Engineering provided onsite backbone park improvement costs. Onsite park
improvements equal approximately $1.6 million in the Initial Phase and about $2.3 million in the
Remaining Phases, totaling $3.8 million at buildout of the Project. All park improvements will be
funded through the proposed WRSP Fee Program. The construction of onsite park improvements
fully fulfills their obligation to fund the parks component of the City PFF program.
Fire Facilities

Following annexation into the City, the City, through a contract with the Ceres Fire Department
(Fire Department) will provide fire protection facilities, equipment, and services to the Project.
The Fire Department provides fire protection and emergency medical services, as well as
hazardous materials mitigation, technical rescue fire investigations, and public education to the
City. The Fire Department has a 14.5-square-mile service area, serving residents in the City and
its two contracted districts, including the unincorporated area southeast of the city limits and the
Industrial Fire Project district, which serves the northern portion of the City adjacent to the
Tuolumne River.
The Fire Department operates four stations within the city limits. As of 2016, the Fire
Department has a total of 38.5 paid positions, consisting of a part-time secretary, a chief,
3 battalion chiefs, 13 fire captains, 12 engineers, and 9 firefighters. However, it should be noted
that 6 of these firefighters are on a grant that ends in March 2018. Fire service for the Project
likely would be served by Station 1, located at 2727 Third Street (approximately 1.6 miles west
of the Project Area) or Station 4, located at 3101 Fowler Road (approximately 0.9 miles north of
the Project Area). Fire Station 1 is equipped with a Type III engine, a rescue engine, and
a grass engine. Fire Station 4 is equipped with a ladder truck and a rescue boat. No new fire
protection facilities are needed to serve the WRSP.

Economic & Planning Systems, Inc. (EPS)
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The City General Plan requires new development to fund new public facilities and services or the
cost of upgrading all existing facilities it uses, based on the demand for these facilities. Funding
for fire facilities and services resulting from new construction is facilitated through the City PFF
Program, a one-time development impact fee.
The Project will participate in the City PFF Program to fund its fair share of fire facility costs. This
analysis is based on the assumption that fire facility costs associated with serving the Project will
match the revenues generated by Project development. Based on the fire component of the PFF
Program, revenues generated equal $106,000 in the Initial Phase and $273,000 in the
Remaining Phases, totaling $379,000 at buildout.
Some up-front funding may be required and would be the responsibility of WRSP developers.
If necessary, the City and WRSP developers would enter into a reimbursement agreement with
reimbursement funding generated through the City PFF Program.
Police Facilities

Currently, law enforcement to the unincorporated Project is provided by the County Sheriff’s
Office. Once annexed, the Project area will fall within the service area of the City Police
Department. As of 2015, the Ceres Police Department had 52 sworn officers and 31.5 support
personnel, equating to a service ratio of 1.08 sworn officers per 1,000 residents.7 The City has a
target service ratio of 1.3 officers per 1,000 residents. The Ceres Police Department operates
out of the 2727 Third Street Station, about 1.6 miles west of the WRSP. No new law
enforcement facilities are needed to serve the Project.
The City General Plan requires new development to fund new public facilities and services or the
cost of upgrading all existing facilities it uses, based on the demand for these facilities. Funding
for police facilities and services resulting from new construction is facilitated through the City PFF
Program, a one-time development impact fee.
The Project will participate in the City PFF Program to fund its fair share of police facility costs.
This analysis is based on the assumption that police facility costs associated with serving the
Project will match the revenues generated by Project development. Based on the police
component of the PFF Program, revenues generated equal $50,000 in the Initial Phase and
$130,000 in the Remaining Phases, totaling $180,000 at buildout.
Some up-front funding may be required and would be the responsibility of WRSP developers.
If necessary, the City and WRSP developers would enter into a reimbursement agreement with
reimbursement funding generated through the City PFF Program.
Schools

The WRSP is located within the CUSD boundaries, which provides services for grades K-12.
Future student residents in the Project would attend La Rosa Elementary School and Cesar
Chavez Junior High School, both located in the WRSP, and Central Valley High School, located
2.5 miles southwest of the WRSP.

7

Draft Whitmore Ranch Specific Plan, prepared by AECOM, September 2017.
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La Rosa Elementary School, at 2800 Eastgate Boulevard, has 33 classrooms and is below
capacity but approaching design capacity. Cesar Chavez Junior High School, at 2701 Eastgate
Boulevard, is substantially below capacity. Central Valley High School, at 4033 South Central
Avenue, includes 60 classrooms and currently exceeds capacity.8
Based on the student-yield generation rates provided in the Specific Plan, development of the
Project is estimated to generate approximately 185 new elementary school students, 55 junior
high school students, and 95 high school students. Actual student generation may vary from
these estimates. While the junior high school appears to have capacity, the elementary school
and high school potentially may have insufficient capacity based on existing facilities.
Development in the Project will be required to pay the State-mandated CUSD Level 2 fee. Total
improvement costs for the Project’s fair share of school facilities are assumed to equal CUSD fee
revenue generated by the Project. Based on the CUSD Fee, revenues generated equal $928,000
in the Initial Phase and $2.0 million in the Remaining Phases, totaling nearly $3.0 million at
buildout. Subject to negotiations between CUSD and Project developers, the Project may receive
a credit against the school fee for constructing one or more roadway improvements that benefit
the existing elementary and middle schools in the Specific Plan area.
Transit Facilities

Bus transit service adjacent to the Project is provided by Ceres Area Transit (CAT), Stanislaus
Regional Transit (SRT), and Ceres Dial-a-Ride. The nearest existing CAT bus stops to the Project
are located at the intersection of Mitchell Road and Whitmore Avenue, approximately one-quarter
of a mile from the eastern edge of the WRSP and approximately 1 mile from the existing school
sites. The nearest SRT bus stop is located south of Whitmore Avenue near the Whitmore
Shopping Plaza.
The Specific Plan proposes to re-establish two former CAT bus stops along the north side of
Whitmore Avenue near Boothe Road and on the west side of Eastgate Boulevard, as well as
establish a new CAT bus stop along the south side of Whitmore Avenue. Bus stops should
include the following improvements: bus turnouts, bus shelters, benches, route information, and
other pedestrian conveniences (e.g., shade structure, lighting, trash receptacles).
Costs for potential transit improvements have not been determined at the time of this analysis.
Future updates to this Financing Plan may include required transit improvements and their
associated costs.

8

Ibid.
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5.

FINANCING STRATEGY AND FUNDING SOURCES

This chapter outlines the Project’s Financing Strategy and describes how a combination of private
and public funding sources may be used to fund the backbone infrastructure and public facilities
required to serve the Project. Funding sources are identified for discussion purposes and to
guide subsequent analytical efforts.

Financing Strategy Overview
The Project developers will be responsible for funding or constructing all backbone infrastructure
and public facilities needed to serve the Project. In many cases, particularly in the early stages
of each development, the Project developers will be required to construct or fund more than the
proportionate share of improvements for facilities serving a given development phase.
Reimbursement mechanisms will allow for repayment to the Project developer for advancefunding of facilities included in fee programs, subject to the City and special district fee credit
and reimbursement policies. Private financing will be used to fund subdivision infrastructure
costs.
Backbone infrastructure and public facilities required for development to proceed in the Project
are anticipated to be funded through a combination of public and private financing, including
private capital, existing and planned City and special district fees, and a proposed WRSP plan
area fee.
The recommended financing strategy comprises the following key elements:

1. Provide Private Financing as Needed. Private capital will be a major source of funding
for backbone infrastructure improvements because adequate plan area fee program monies
will not be available at the outset of development and because a Mello-Roos CFD, if chosen,
would be limited in its bond issuance capacity. To the extent revenues generated by existing
fee programs, the proposed WRSP Fee Program, and other funding programs are insufficient
to reimburse the Project developers, the Project developers will be required to cover the
estimated shortfalls.

2. Fund Improvements through Existing and Planned City and Special District Fee
Programs. A portion of Project backbone facilities will be funded through existing City,
County, and special district fee programs.

3. Fund Project-Specific Improvements Not Currently Funded in Existing Fee Programs
through the WRSP Fee Program. For those facilities not funded by existing or proposed
fee programs, the Financing Plan proposes to establish a new privately or publicly
administered WRSP Fee Program.
The WRSP Fee Program amount is calculated at the end of this chapter, based on cost
estimates for the following onsite (only) improvement categories:
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Backbone Roadways
Roadway Mitigation Measures
Drainage
Sewer





Water
Streetscape Landscaping
Parkland

4. Use Project-Backed Municipal Debt as Applicable to Reimburse the Project
Developers for Construction of Project-Specific Improvements through a Special
Financing District. A Special Financing District could be implemented through the use of a
Mello-Roos CFD or AD. Land-secured debt financing, if used, likely will be provided through a
Mello-Roos CFD.

5. Use Grant Funding Where Available. Of the estimated total school costs for the Project,
a significant portion is anticipated to be funded through grants from the State for school
facilities (i.e., State School Facilities Program). Other grant-funding opportunities also may
be pursued.

6. Make maximum use of pay-as-you-go mechanisms.
7. Build in flexibility to respond to changing market conditions.

Sources of Funding
Several funding mechanisms will be used to fund the backbone infrastructure and public facilities
required to serve the Project. The actual funding sources and financing mechanisms used will
depend on the type of facility, when the facility is needed, and the phasing of facility
construction.

Project-Based Funding
1. Existing City, County, and Special Agency Fees. The City and CUSD have existing
ordinance-based impact fees and connection charges. These fees and charges will be fully
applicable in the WRSP. In some instances, the Project will fund its fair share of
improvement costs through the citywide fee program.
Citywide fees, at existing rates, are estimated to generate approximately $16.5 million from
development of the WRSP. A breakdown of total revenues is provided as follows:9

9

Totals may not sum because of rounding differences.
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Fee Revenue
(2017$) [1]

Item
City Processing Fees (e.g., building permit; plan check)
Citywide Development Impact Fees
Roadways [2]
Parks and Recreation [3]
Water Facilities
Wastewater Facilities
Community Facilities
Municipal Facilities
Fire Facilities
Drainage Facilities
Police Facilities
Information Technology Facilities
Total Citywide Development Impact Fees

$1.8 M
$1.2 M
$0.0 M
$2.5 M
$2.6 M
$0.7 M
$0.5 M
$0.4 M
$0.5 M
$0.2 M
$0.1 M
$10.8 M

Ceres Unified School District Fee [4]

$3.0 M

Stanislaus County Impact Fee

$3.2 M

Total Fee Revenue (Rounded)

$16.5 M

[1] Numbers are rounded. Total may not match the rounded sum of all improvements.
[2] At the time of the Financing Plan, there are no proposed backbone roadway facilities
included in the City PFF Program. The City may update the PFF Program to include one or
more of the proposed backbone roadways allowing for a potential credit or reimbursement
depending on the status of fee payment to the City and road construction. This Financing
Plan assumes backbone roadway facilities will be funded through the proposed WRSP Fee
Program.
[3] The construction of onsite park improvements fully fulfills their obligation to fund the
parks component of the City PFF program.
[4] Subject to negotiations between CUSD and Project developers, the Project may receive
a credit against the school fee for constructing one or more roadway improvements that
benefit the existing elementary and middle schools in the Specific Plan area.

2. Proposed WRSP Fee Program. The Financing Plan identifies that, in some cases, fee
revenues collected from existing fee programs mentioned above and other funding
mechanisms outlined in the following section will not be sufficient to cover the total cost of
backbone infrastructure and public facilities required for the Project. For this reason, the
Financing Plan proposes to establish a new, privately or publicly administered WRSP Fee
Program to bridge any funding gaps that may exist. A fee program is an ordinance-based
development impact fee (adopted pursuant to Government Code Section 66000) that would
be charged to new development in the WRSP. Infrastructure funded by the Project is to be
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constructed to the standards of—and ultimately approved, accepted, and maintained by—the
respective agencies such as the City, special agency, or developer as determined by
discussions between relevant parties.
The total amount to be funded by the WRSP Fee Program is approximately $8.9 million in the
Initial Phase and $11.0 million in the Remaining Phases totaling $19.8 million at buildout
(refer to Table 6-1 in Chapter 6 for the specific facilities funded through the proposed
WRSP Fee Program). If the WRSP Fee Program is publicly administered, an additional cost
related to fee program formation and administration may be required. The WRSP Fee
Program is estimated after accounting for an anticipated $5.2 million supplied by other
funding sources (e.g., City PFF Program, CUSD fees).
The WRSP Fee Program provides a flexible framework for infrastructure financing that must
be updated periodically to ensure anticipated cost increases for items in the Project are
properly reflected. The update process also needs to reflect changes in the land use program
as development proceeds in the Project. The update process should include an annual
indexing to reflect cost inflation and periodic review of the entire program no less than every
3 years.

3. Credit and Reimbursement Agreements. The WRSP Fee Program (as well as the City’s
other existing fees) provides for private construction of infrastructure items and a source of
funding for any related “oversizing” that may be completed by a particular developer
(construction of improvements above and beyond their allocated “proportional share”). Refer
to specific policies in Chapter 2 for City preferences regarding reimbursements.

4. Map Conditions (Private Financing). Key improvements required to realize the Project
will be included as “project requirements” (e.g., subdivision map conditions). These
individual project requirements may include the “foot frontage” share of streetscape
improvements located in the privately held portions of roadway plan lines and other “in tract”
improvements deemed to solely benefit the Project such as interior roads. In addition to
conditions of approval, it is possible that certain improvements will become Project
responsibilities through terms of DAs.

5. Mello-Roos CFD. The City may be amenable to forming a CFD, which could issue debt
supported by special taxes charged in the Project. In concert with the WRSP Fee Program, a
CFD would offer flexibility to developers, individually or as a whole, to obtain public financing
for infrastructure. Any improvements funded by the CFD would be deducted from the WRSP
Fee Program obligations.
CFD debt is supported by special taxes charged to development in the CFD. Clearly, debt
capacity is a function of the amount and value of development; in the early years debt
capacity will be limited but as the WRSP develops, more capacity will be created. As such,
it will be imperative to prioritize infrastructure funded through bond financing. Further, the
CFD may be a source of acquisition or repayment of costs invested by developers or the City
required to initiate development.
As shown in Appendix B, this Financing Plan estimates total maximum special tax revenue
generated through a CFD and corresponding bonding capacity for the Project. Assuming a
preliminary maximum special tax rate of $1,200 per single-family low-density residential
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unit; $1,000 per single-family medium-density unit; and $600 per Multifamily High-Density I
(HDR-I), the Project may be able to support bond proceeds of $4.4 million at buildout. Refer
to Table B-1 for the estimated maximum annual special tax revenue generated by the
Project and Table B-2 for the Project’s estimated bonding capacity.
It is important to note that any initial bond issues will be constrained by various factors,
including the appraised value of land in the CFD at the time bonds are sold. Several bond
sales would occur as development of the Project progresses and security can be
demonstrated for the bonds. Also, it is important to note that these estimates of bond
capacity are preliminary, based on current financing assumptions, and are subject to revision
once a land-secured financing mechanism is implemented. Reimbursements for oversizing
will be handled through the appropriate fee program, reimbursement agreement, or
developer cost-sharing agreement.

Other Funding Sources
1. State School Funding. In addition to the CUSD development impact fee revenue generated
by the Project, the two elementary schools will be funded through State grants (i.e., State
Schools Facilities Program), both for land and for school construction.

Proposed Operating and Maintenance Funding
This Financing Plan addresses funding for construction of backbone infrastructure and public
facilities with the purpose of ensuring sufficient funding is available to cover the cost of facilities
required to serve the Project. Similarly, the constructed facilities also will require a source of
ongoing operations and maintenance funding.
A separate Fiscal Impact Analysis will be required before development of the Project, which will
provide a detailed discussion of the costs and potential funding sources for operations and
maintenance of the Project facilities, as well as public services (e.g., parks programming). The
purpose of the Fiscal Impact Analysis will be to ensure the Project has a fiscally neutral impact
on the City’s General Fund. If the Fiscal Impact Analysis results in an annual net fiscal deficit,
the Project will be required to fully mitigate this annual deficit through a funding mechanism
such as a CFD (for municipal services). Actual mechanisms required to fund ongoing operations
and maintenance in the Project will be determined before any approval of entitlements for the
Project.
The remainder of this section summarizes existing funding sources for operations and
maintenance costs.

Existing Citywide Services Funding Mechanisms
The City has established the following mechanisms to fund ongoing operations and maintenance
for public improvements in the Specific Plan, as described further below:
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City CFD-3.10 CFD-3 was established for all new non-infill residential development to fund
ongoing operations and maintenance services for police, fire (including emergency), and
parks. As such, the City anticipates that all new non-infill residential development, including
new master plan areas such as the WRSP, would be annexed into CFD-3. The special tax
rate for CFD-3 is approximately $780 per unit.



Fire Department Services CFD. Upon annexation, fire protection services will be provided
by the City through a contract with the Fire Department. The Project also will be annexed
into a CFD for services established to fund ongoing, annual operations and maintenance for
the Fire Department.



City Lighting and Landscaping District (LLD). The LLD funds ongoing operations and
maintenance services for landscape corridors and lighting along major roadways.

The Fiscal Impact Analysis may identify additional funding needs for ongoing municipal costs to
serve this Project.

10

CFD-3 replaces the previously established CFD No. 2 (CFD-2), which was imposed on new non-infill
projects to fund ongoing operations and maintenance services for police, fire, and parks services at a
rate of $636.05 per unit.
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6.

COST ALLOCATION AND FEASIBILITY ANALYSIS

Development in the WRSP will be responsible for both sharing the costs of new or improved
backbone infrastructure and public facilities as well as funding existing City fee programs. This
chapter provides an overview of net infrastructure costs allocated to development in the Project.
In addition, this chapter provides a summary of financial feasibility of the Project. The feasibility
analyses presented in this chapter evaluate the feasibility of the Project in light of current and
proposed fees, estimated infrastructure burden, and taxes and assessments. The actual costs,
unit mix, Mello-Roos bond proceeds, fees, and other factors may vary according to the market
conditions at the time of development. Final sales prices of the units and major backbone
infrastructure and public facilities costs will impact the actual feasibility.

Infrastructure Cost Allocation
The total backbone infrastructure and public facility costs will be shared among new development
throughout the Project, based on the generation of demand. EPS has prepared a preliminary
methodology for allocating these costs among the various land uses. This allocation is intended
for use in the adoption of a plan area impact fee program to fund needed infrastructure.
Table 6-1 describes the methodology for allocation by infrastructure and public facility type.
The allocation methodology primarily relies on dwelling unit equivalent (DUE) factors obtained
from existing City fee programs (e.g., City drainage fee). For those facilities that do not have a
relevant existing City fee program, costs are distributed according to each land use’s share of
developable acreage.
The proposed WRSP plan area fee by land use and fee component is shown in Table 6-2.
As shown, the estimated WRSP plan area fee for residential units ranges from approximately
$33,400 per unit for multifamily high-density units to $51,700 per unit for single-family lowdensity units. Refer to Appendix C for the detailed cost allocations of each facility by land use
type.

Financial Feasibility Analyses
Ensuring that the cost and timing of infrastructure requirements are affordable by proposed new
development is an important objective of the Financing Plan. EPS uses two benchmark tests to
evaluate financial feasibility:



Infrastructure Cost Burden Test: Total burden of backbone infrastructure and public
facilities as a percentage of residential and nonresidential sales price.



Two-Percent Test: Total annual taxes and assessments as a percentage of sales price.

It is important to note that the infrastructure cost burden test and 2-percent test are two
measurement tools that can be used as indicators to examine financial feasibility. Because these
financial feasibility tools are based on several reasonable assumptions regarding infrastructure
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Table 6-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Buildout Infrastructure Cost Allocation Methodology (2017$)

Cost Category

Appendix Table
Reference

Total
Development
Costs

Other
Funding
Sources [1]

Net
Dev. Share
(WRSP Fee Program)

WRSP Fee Program Allocation Factor Description

Backbone Infrastructure
City of Ceres Transportation Fee Dwelling Unit Equivalent (DUE)
Factors

35

Backbone Roadways

Table C-1

$12,080,894

$0

$12,080,894

Roadway Mitigation Measures

Table C-2

$3,723,992

$1,655,181

$2,068,811

Drainage

Table C-3

$701,250

$0

$701,250

Developable Acres

Sewer

Table C-4

$420,640

$0

$420,640

City of Ceres Sewer Fee DUE Factors

Water

Table C-5

$561,902

$0

$561,902

City of Ceres Water Fee DUE Factors

$17,488,678

$1,655,181

$15,833,497

Subtotal Backbone Infrastructure

City of Ceres Transportation Fee DUE Factors

Public Facilities
Streetscape Landscaping

Table C-6

$141,568

$0

$141,568

Parkland

Table C-7

$3,814,863

$0

$3,814,863

City of Ceres Transportation DUE Factors
City of Ceres Parks and Recreation DUE Factors

Police Facilities [2]

-

$179,561

$179,561

$0

NA [2]

Fire Facilities [2]

-

$379,164

$379,164

$0

NA [2]

Schools [2]

-

$2,965,084

$2,965,084

$0

NA [2]

Transit [3]

-

-

-

-

$7,480,240

$3,523,810

$3,956,430

$24,968,918

$5,178,990

$19,789,928

Subtotal Public Facilities
Total

-

alloc method

Sources: O'Dell Engineering; AECOM; Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by KD Anderson & Associates, Inc. (March 16, 2018); City of Ceres; EPS.
[1] Funding sources include the City of Ceres Public Facility Fee Program and the Ceres Unified School District Fee.
[2] Facility costs are assumed to equal revenue generated by the Project at buildout as estimated in Table A-2.
[3] Costs for potential improvements have not been determined. Future updates to this Financing Plan may include required improvements and their associated costs.
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Table 6-2
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Summary of Preliminary WRSP Fee Estimates (2017$)

Improvement

Onsite Backbone Infrastructure
Backbone Roadways
Roadway Mitigation Measures
Drainage
Sewer
Water
Subtotal Onsite Backbone Infrastructure
36

Public Facility Improvements
Streetscape Landscaping
Parkland
Fire Facilities
Police Facilities
Schools
Transit [2]
Subtotal Public Facilities

Totals
Per Unit

WRSP
Fee
Program [1]

Residential Land Uses at Buildout
Single-Family Units
Multifamily Units
LDR
HDR-I
MDR

$12,080,894
$2,068,811
$701,250
$420,640
$561,902
$15,833,497

$31,775
$5,441
$2,442
$1,001
$1,606
$42,265

$31,775
$5,441
$1,327
$1,001
$1,606
$41,151

$19,701
$3,374
$687
$871
$691
$25,323

$141,568
$3,814,863
$0
$0
$0
$3,956,430

$372
$9,098
$9,470

$372
$9,098
$9,470

$231
$7,865
$8,095

$51,736

$50,621

$33,418

$19,789,928

alloc sum

Sources: O'Dell Engineering; AECOM; Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by KD Anderson &
Associates, Inc. (March 16, 2018); City of Ceres; EPS.
[1] See Table 1-3.
[2] Costs for potential improvements have not been determined. Future updates to this Financing Plan may include required
improvements and their associated costs.
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costs, existing and proposed taxes and assessments, and market pricing for housing, they are
not intended to provide an absolute answer regarding a project’s likely financial feasibility.
Rather, these indicators provide guidance to property owners, land use regulators, and public
service providers about the likelihood that a project can be successfully implemented, given the
facility requirements identified for a development project. Ultimately, the public agency
decision-makers must use their best judgment to decide if a particular project feasibly can afford
the estimated infrastructure burden, taxes, and assessments; these benchmarks are two tools to
assist decision-makers in making that determination.

Infrastructure Cost Burden Test
The purpose of estimating the total burden of backbone infrastructure and public facilities is to
evaluate the financial feasibility of the Project given all current and proposed fees and the
additional burden of Project-specific infrastructure costs. In general, new development can
support a certain level of infrastructure, the cost of which ultimately is integrated into the home
price. EPS’s infrastructure burden test measures the total cost of backbone infrastructure and
public facility improvements as a percentage of the final sales price of a property
(e.g., residential unit or nonresidential building). The total infrastructure cost burden consists of
all backbone infrastructure and public facility costs (e.g., developer funding plus any nonoverlapping bond debt related to special taxes and assessments for infrastructure) plus all
applicable development fees (e.g., development impact fees or school mitigation fees).
Typically, these total infrastructure costs comprise up to a maximum of 15 to 20 percent of a
home’s final total sales price. Based on pro forma analyses of dozens of Specific Plans in
California over the past 2 decades, the infrastructure burden feasibility performance test yields
the following general conclusions:



Burdens below 15 percent generally are considered financially feasible.



Burdens between 15 and 20 percent may be feasible depending on the specific circumstances
of the project.



Burdens above 20 percent suggest that a project may not be financially feasible unless other
components of the project pro forma are particularly advantageous to the developer, thus
allowing the project to bear unusually high infrastructure costs.

The WRSP Fee Program fee estimates by land use, as shown in Table 6-2, have been included
to assess the additional burden of Project-specific infrastructure costs. This Financing Plan is
based on the assumption that a plan area fee will be used as the primary funding mechanism,
using land-secured debt financing as an option to finance needed backbone infrastructure and
other public facilities up front. To the extent that facilities funded through debt financing
mechanisms also are included in existing or new fee programs, appropriate fee credits should be
granted by the responsible agency.
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Infrastructure Cost Burden Test Findings

Preliminary findings suggest all residential land uses may be infeasible under the infrastructure
cost burden test, assuming current residential values and an estimated infrastructure burden per
unit (including the proposed new WRSP Fee Program). Table 6-3 shows the total infrastructure
burden of City, County, special district, and estimated WRSP Fee Program fees as a percentage
of the estimated sales prices for each land use in the Project. As shown, the infrastructure cost
burden ranges from 27 percent to 31 percent for residential units.
Because this feasibility test indicates potential infeasibility for all residential units, increases to
the market value (estimated selling price) of residential units or reductions to the total
infrastructure burden would be required to achieve feasibility. For the single-family low-density
units, single-family medium-density, and multifamily high-density units, the estimated selling
price would be required to increase by 37 percent, 53 percent, and 53 percent, respectively, to
achieve a feasibility ratio of 20 percent. Conversely, the infrastructure burden would be required
to decrease by 37 percent, 53 percent, and 53 percent, respectively, to achieve a feasibility ratio
of 20 percent. Given the significant percentage increase in home prices or decrease in the
infrastructure burdens needed, the Project would likely need a combination of both adjustments
to achieve the feasibility ratio of 20 percent.
As mentioned previously, ultimately, public agency decision-makers, in discussions with Project
developers and other relevant stakeholders, will use their best judgment to decide if the Project
can feasibility afford this estimated infrastructure burden.

Two-Percent Test
The second test of feasibility is a test of total taxes and assessments as a percentage of the
home sales price (2-percent test). The purpose of estimating the total taxes and assessments as
a percentage of sales price is to ensure that current and proposed taxes and assessments do not
exceed 1.8 percent of the value of the property.11 The State’s Proposition 13 limited general
property tax to 1 percent of the value of the property. Based on the 2-percent test, other
bonded debt, special assessments, and other special taxes should not exceed an additional
1 percent (for a total of 2 percent) of the total value of the property. The industry guideline
follows the principle that total taxes and assessments on a developed residential unit should not
exceed 2 percent of the value of the property.
If a Mello-Roos CFD (special tax) or assessment is chosen as the means to fund infrastructure
costs not covered by existing or proposed financing programs, this feasibility test assesses the
additional special tax/assessment burden on residential dwelling units. The estimated maximum
special tax amount that could be implemented as part of a Mello-Roos CFD or AD is included in
this feasibility test. As summarized below, the 2-percent feasibility test includes the following
assumptions regarding potential special tax amounts for development in the Project:

11

Although the guideline is 2 percent, EPS has used a target range of 1.8 percent to allow a
0.2-percent gap for fluctuations in housing values or additional taxes and assessments as needed
(e.g., a school district General Obligation bond).
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Table 6-3
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Infrastructure Cost Burden Feasibility Analysis (2017$)

Fees Current as of:
January 1, 2018

Residential
Single-Family
LDR
MDR

Item

LAND USE ASSUMPTIONS
Units
Estimated Avg. Square Feet Per Unit
Estimated Garage Square Feet Per Unit
Total Building Square Feet
Estimated Average Sales Price

Multifamily
HDR

196
2,200
450
2,650

85
1,800
450
2,250

160
1,200
1,200

$350,000

$300,000

$200,000

INFRASTRUCTURE BURDEN
City Fees

Per Residential Unit

Processing Fees
Building Permit
Plan Check
Fire Review Fee
Seismic/Strong Motion
SB1473 California Building Standards Fee
Total Processing Fees

$2,762
$1,795
$514
$36
$11
$5,118

$2,025
$1,316
$514
$26
$8
$3,890

$1,278
$831
$514
$17
$5
$2,645

Development Impact Fees
Police [1]
Fire [1]
Municipal Facilities [1]
Wastewater [1]
Parks and Recreation [1] [2]
Community Facilities [1]
Transportation [1] [3]
Water [1]
Information Technology [1]
Drainage (Area C)
Total Development Impact Fees

$428
$904
$1,222
$6,079
$0
$1,758
$3,096
$6,831
$194
$1,503
$22,015

$428
$904
$1,222
$6,079
$0
$1,758
$3,096
$6,831
$194
$1,503
$22,015

$370
$782
$1,056
$5,289
$0
$1,520
$1,919
$3,648
$168
$336
$15,087

Total City Fees

$27,133

$25,905

$17,732

County/Special District Fees
Ceres Unified School District Facilities Fee [4]
County Impact Fee [5]
Total Other/Special District Fees

$8,404
$8,421
$16,825

$6,876
$8,421
$15,297

$4,584
$5,340
$9,924

Total Fees Per Unit

$43,958

$41,202

$27,656

Preliminary WRSP Fee Program (Table 6-2)

$51,736

$50,621

$33,418

$95,694

$91,823

$61,074

TOTAL INFRASTRUCTURE BURDEN

Upper Range of Feasibility = 15-20%
27%
31%

Total Infrastructure Burden as a Percentage
of Estimated Sales Price or Value [6]

31%
feasibility

Source: City of Ceres; County of Stanislaus; Ceres Unified School District; EPS.
[1] Based on the City of Ceres 2015 residential impact fees from the City of Ceres General Plan Housing Element,
which is the most current fee data available. Includes the 2 percent administrative fee.
[2] The construction of onsite park improvements fully fulfills their obligation to fund the parks component of the
City PFF program.
[3] The City may update the PFF Program to include one or more of the proposed backbone roadways allowing
for a potential credit or reimbursement depending on the status of fee payment to the City and road
construction.
[4] Subject to negotiations between CUSD and Project developers, the Project may receive a credit against the
school fee for constructing one or more roadway improvements that benefit the existing elementary and
middle schools in the Specific Plan area.
[5] Proposed fee rate from the Stanislaus County Comprehensive Public Facilities Impact Fee Update Study,
prepared by Willdan (September 15, 2017). Funds animal services, behavioral health, criminal justice,
detention, emergency services, health, libraries, parks, sheriff, regional transportation, and countywide
information technology.
[6] Typically, total burdens below 15% are considered financially feasible. Burden between 15-20% may be
feasible depending on specific circumstances of the project. Burdens greater than 20% may not be feasible.
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Proposed Infrastructure CFD Special Tax Amount
Single-Family Low-Density (LDR)

$1,200 per unit

Single-Family Medium-Density (MDR)

$1,000 per unit

Multifamily High-Density I (HDR-I)

$600 per unit

Two-Percent Test Findings

Under the 2-percent test, a total of taxes and assessments as a percentage of sales price that is
less than 1.8 percent is considered an indicator of financial feasibility. Table 6-4 presents the
total estimated taxes and assessments as a percentage of home sales price for each proposed
residential prototype. The total annual amount includes the following taxes and assessments:



Property taxes.



Other general ad valorem taxes (e.g., school/other General Obligation bonds).



Additional potential special taxes and assessments.



An estimate of Project infrastructure CFD special taxes, based on tax rates that are estimated
to keep the Project competitive with proximate new development.

As shown, total existing and proposed taxes and assessments for Project homes range from
1.69 percent to 1.81 percent. Under the 2-percent test, the current and proposed annual tax
burden appears to be feasible for all residential land uses. It is important to note that a
maximum special tax rate (Project CFD) was applied to all units. Reducing total taxes and
assessments as a percentage of the estimated residential value could be achieved by applying a
lower special tax per unit.

Economic & Planning Systems, Inc. (EPS)
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Table 6-4
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Feasibility Test of 2% Sales Price—Residential Market-Rate Units (2017$)

Single-Family
LDR
MDR

Item

ASSUMPTIONS
Unit Sq. Ft.
Number of Units

Multifamily
HDR

Total

2,200
196

1,800
85

1,200
160

$350,000

$300,000
86%

$200,000
57%

$3,430
$90
$86
$42
$139
$17
$14
$26
$1
$30
$25
$3,902

$2,930
$77
$73
$36
$119
$15
$12
$22
$1
$26
$22
$3,333

$1,930
$51
$48
$24
$78
$10
$8
$15
$1
$17
$14
$2,195

$1,230,130
$32,455
$30,842
$15,086
$49,906
$6,238
$4,983
$9,331
$442
$10,767
$9,067
$1,399,247

$780
$45
$5
$831

$780
$45
$5
$831

$780
$45
$5
$831

$343,980
$19,889
$2,395
$366,264

Total Ad Valorem and Additional Special Taxes

$4,732

$4,163

$3,026

$1,765,511

Estimated Potential WRSP Infrastructure CFD

$1,200

$1,000

$600

Total Annual Taxes and Assessments

$5,932

$5,163

$3,626

Estimated Average Sales Price [1] [2]

Ad Valorem Taxes [3]
General Property Tax
Ceres USD Bond 2009A
Ceres USD Bond 2009B
Ceres USD Bond 2010A
Ceres USD Bond 2010 Refunding
Ceres USD Bond 2013 Refunding
Ceres USD Bond 2015 Refunding
Yosemite Community College District Bond 2007C
Yosemite Community College Bond 2010 D
Yosemite Community College Bond 2012 Refunding
Yosemite Community College Bond 2015 Refunding
Subtotal Ad Valorem Taxes
Additional Special Taxes
CFD-3 [4]
Ceres Fire District
Turlock Mosquito Abatement
Subtotal Additional Special Taxes

441

Feasible Range < 1.8%
1.69%

Total Taxes & Assessments as % of Sales Price

1.72%

1.81%
twopercent

Source: County of Stanislaus; The Gregory Group; EPS.
[1]
[2]
[3]
[4]

For this feasibility analysis, HDR units are assumed to reflect the value of a capitalized rental product.
Based on an evaluation of data for Ceres, Modesto, and Turlock from The Gregory Group ranging from 2015 to 2017.
Includes homeowners property tax exemption of $7,000.
This analysis assumes the Project will be annexed into CFD-3, which was established for non-infill residential
development to fund ongoing operations and maintenance services for police, fire (including emergency), parks,
and open space.
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Feasibility Analysis Summary
As noted previously, the infrastructure cost burden and 2-percent tests may be used as
indicators to evaluate financial feasibility. Further discussion and analysis may be warranted to
address the preliminary feasibility findings presented in this Financing Plan.
There are several factors that may be considered if a project nears or exceeds the financial
feasibility threshold as discussed below:



Cross-subsidy opportunities. Most master-planned communities feature a variety of
residential (and, often, commercial) land uses; in many cases a high infrastructure burden on
one land use category can be cross-subsidized by a lower burden on another category.



Phasing. A project facing a significant level of up-front infrastructure obligations whose cost
recovery does not occur until later phases will have difficulty carrying these costs at the high
end of the feasibility range. Conversely, a project that can time improvements more closely
to the level of development may be able to absorb relatively higher infrastructure costs.



Variation in items included in “infrastructure burden.” There is an increasing disparity
among jurisdictions as to the nature of items included as “infrastructure costs.” The 15- to
20-percent feasibility test was conceived when infrastructure included major capital
improvements related to regional roads, water, sewer, drainage, public safety, schools, and
parks. In recent years, several additional items have been added, though not uniformly.
While some items reflect changes in the regulatory environment (e.g., habitat mitigation),
others represent cost items that traditionally were part of other cost components. For
instance, the cost of affordable housing generally is covered by master developers, who in
many cases are subject to an inclusionary housing ordinance. However, some jurisdictions
have adopted affordable housing fees; to the extent these fees are included in the cost
burden analysis, this represents a cost not traditionally part of the feasibility test. Also,
jurisdictions employ a highly variable approach regarding the inclusion of frontage lanes in
traffic fees; some agencies include these, while others do not.



Whether a portion of backbone infrastructure costs are funded privately. Some
projects internally fund some or all costs of backbone infrastructure and public facilities,
incorporating them into the land sales price. To the extent the cost burden analysis in a
financing plan excludes these privately funded costs, the feasibility test can understate the
overall feasibility and actual capacity of a project to fund additional improvements. It should
be noted, however, that the WRSP is typical of projects in the region with respect to what is
internally funded.
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Table A-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Estimated Backbone Cost (2017$)

Improvement

Subtotal

Initial Phase
Contingency [1]

Total

Subtotal

Remaining Phases
Contingency [1]

Total

Subtotal

Buildout
Contingency [1]

Total

Backbone Infrastructure

A-1

Roadways
Lunar from Whitmore to Stanford
Boothe from Whitmore to Stanford
Esmar from JHS to Stanford
Stanford from Esmar to Boothe
Stanford from Esmar to Eastgate [2]
Stanford from Lunar to Moore
Land Acquisition [3]
Subtotal Roadways

$2,600,702
$2,600,702
$5,201,404

$260,070
$260,070
$520,140

$2,860,772
$2,860,772
$0
$0
$0
$0
$0
$5,721,544

$1,621,404
$1,520,097
$1,098,896
$1,385,022
$61,500
$5,686,919

$162,140
$152,010
$219,779
$138,502
$672,431

$0
$0
$1,783,544
$1,672,107
$1,318,675
$1,523,524
$61,500
$6,359,351

$2,600,702
$2,600,702
$1,621,404
$1,520,097
$1,098,896
$1,385,022
$61,500
$10,888,323

$260,070
$260,070
$162,140
$152,010
$219,779
$138,502
$0
$1,192,572

$2,860,772
$2,860,772
$1,783,544
$1,672,107
$1,318,675
$1,523,524
$61,500
$12,080,894

Roadway Mitigation Measures
Mitigation T-1: Whitmore from Della Dr to High School
Mitigation T-2A: Barrier at the Whitmore Ave/Moore Rd
Mitigation T-2B: Barrier at the Whitmore Ave/Lunar Dr
Mitigation T-2C: Signalized intersection Whitmore Ave/Boothe Rd
Mitigation T-3: All-weather pedestrian facility
Mitigation T-4: Bus-pull out at Whitmore Ave/Boothe Rd
Mitigation T-5A: Mitchell Road
Subtotal Roadway Mitigation Measures

$8,400
$8,400
$194,224
$233,467
$1,655,181
$2,099,671

$840
$840
$19,422
$23,347
$0
$44,449

$0
$9,240
$9,240
$213,646
$0
$256,813
$1,655,181
$2,144,121

$1,227,156
$230,000
$1,457,156

$122,716
$0
$122,716

$1,349,871
$0
$0
$0
$230,000
$0
$0
$1,579,871

$1,227,156
$8,400
$8,400
$194,224
$230,000
$233,467
$1,655,181
$3,556,827

$122,716
$840
$840
$19,422
$0
$23,347
$0
$167,165

$1,349,871
$9,240
$9,240
$213,646
$230,000
$256,813
$1,655,181
$3,723,992

Drainage
Excavate Detention Area
18" Storm Drain Pipeline
30" Storm Drain Pipeline
Land Acquisition [4]
Roadway Culverts
Inlet Structure
Subtotal Drainage

$33,600
$92,960
$222,000
$41,250
$80,000
$25,000
$494,810

$3,360
$9,296
$22,200
$8,000
$2,500
$45,356

$36,960
$102,256
$244,200
$41,250
$88,000
$27,500
$540,166

$47,400
$99,040
$0
$146,440

$4,740
$9,904
$0
$14,644

$52,140
$108,944
$0
$0
$0
$0
$161,084

$81,000
$192,000
$222,000
$41,250
$80,000
$25,000
$641,250

$8,100
$19,200
$22,200
$0
$8,000
$2,500
$60,000

$89,100
$211,200
$244,200
$41,250
$88,000
$27,500
$701,250

Sewer
10" Sewer Pipeline
12" Sewer Pipeline
18" Sewer Pipeline
Subtotal Sewer

$69,900
$99,000
$77,000
$245,900

$6,990
$9,900
$7,700
$24,590

$76,890
$108,900
$84,700
$270,490

$136,500
$0
$0
$136,500

$13,650
$0
$0
$13,650

$150,150
$0
$0
$150,150

$206,400
$99,000
$77,000
$382,400

$20,640
$9,900
$7,700
$38,240

$227,040
$108,900
$84,700
$420,640

Water
8" Water Pipeline on Stanford [5]
16" Water Pipeline
Subtotal Water

$124,140
$84,700
$208,840

$12,414
$8,470
$20,884

$136,554
$93,170
$229,724

$34,680
$267,300
$301,980

$3,468
$26,730
$30,198

$38,148
$294,030
$332,178

$158,820
$352,000
$510,820

$15,882
$35,200
$51,082

$174,702
$387,200
$561,902

$8,250,625

$655,419

$8,906,044

$7,728,995

$853,639

$8,582,634

$15,979,620

$1,509,058

$17,488,678

Total Backbone Infrastructure

infra cost

Sources: O'Dell Engineering, December 29, 2017; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); AECOM Transportation Cost Estimates, April 17, 2018; City of Ceres;
Whitmore Ranch Specific Plan Traffic Impact Analysis, prepared by KD Anderson & Associates, Inc. (March 16, 2018); EPS.
[1]
[2]
[3]
[4]
[5]

Cost estimates include a 10% contingency.
The Project may receive a credit against the school fee for constructing roadway improvements that benefit the school.
Based on $150,000 per acre for approximately 0.410 acres for land acquisition for Stanford from Esmar to Eastgate.
Based on $150,000 per acre for approximately 0.275 acres for property acquisition or easements through CUSD property or property directly south of the Project.
Only the 8" water pipeline on Stanford Avenue is considered a backbone infrastructure improvement. O'Dell Engineering provided the cost for the 8" water pipeline on Stanford on June 18, 2018.
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Table A-2
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Estimated Facilities Cost (2017$)

Improvement

Initial Phase
Contingency [1]

Subtotal

Total

Remaining Phases
Contingency [1]

Subtotal

Total

Buildout
Contingency [1]

Subtotal

Total

Public Facilities
Streetscape Landscaping [2]
Site Preparation
Flatwork/Surfacing/Walls
Planting
Irrigation Controls & Distribution
Miscellaneous [3]
Subtotal Streets

A-2

Parkland [2]
Site Preparation
Flatwork/Surfacing/Walls
Furnishings/Equipment/Structures
Site Electrical
Planting
Irrigation Controls & Distribution
Miscellaneous [3]
Subtotal Parkland
Fire Facilities [4]
Police Facilities [4]
Schools [4]
Transit [5]
Total Public Facilities

$2,747
$3,924
$18,312
$14,388
$458
$39,829

$275
$392
$1,831
$1,439
$46
$3,983

$3,021
$4,316
$20,143
$15,827
$504
$43,811

$9,569
$8,392
$39,161
$30,769
$979
$88,869

$957
$839
$3,916
$3,077
$98
$8,887

$10,526
$9,231
$43,077
$33,846
$1,077
$97,756

$12,316
$12,316
$57,473
$45,157
$1,437
$128,698

$1,232
$1,232
$5,747
$4,516
$144
$12,870

$13,547
$13,547
$63,220
$49,673
$1,581
$141,568

$55,898
$465,820
$279,492
$186,328
$239,445
$188,135
$5,986
$1,421,105

$5,590
$46,582
$27,949
$18,633
$23,944
$18,814
$599
$142,110

$61,488
$512,402
$307,441
$204,961
$263,389
$206,949
$6,585
$1,563,215

$79,820
$665,170
$399,102
$266,068
$351,680
$276,320
$8,792
$2,046,952

$7,982
$66,517
$39,910
$26,607
$35,168
$27,632
$879
$204,695

$87,802
$731,687
$439,012
$292,675
$386,848
$303,952
$9,671
$2,251,648

$135,719
$1,130,990
$678,594
$452,396
$591,125
$464,455
$14,778
$3,468,057

$13,572
$113,099
$67,859
$45,240
$59,112
$46,446
$1,478
$346,806

$149,291
$1,244,089
$746,453
$497,636
$650,237
$510,901
$16,256
$3,814,863

$105,798

-

$105,798

$273,366

-

$273,366

$379,164

-

$379,164

$50,103

-

$50,103

$129,459

-

$129,459

$179,561

-

$179,561

$928,260

-

$928,260

$2,036,824

-

$2,036,824

$2,965,084

-

$2,965,084

-

-

$0

-

-

$0

-

-

$0

$2,545,094

$146,093

$2,691,188

$4,575,470

$213,582

$4,789,052

$7,120,565

$359,675

$7,480,240
pf cost sum

Sources: O' Dell Engineering, December 29, 2017; City of Ceres; EPS.
[1] Cost estimates include a 10% contingency.
[2] Excludes permits, utility fees, city fees, bond fees, engineering/design fees, soils engineering costs, erosion control and siltation cost, SWPPP, landscaping fees, joint trench, easement
acquisitions, power pole relocation, and inflation estimates. The cost estimate is a preliminary estimate and does not factor inflation or market changes. The estimate uses prevailing wage rates.
[3] Miscellaneous cost includes maintenance for 60 days, which is required during the installation process for establishment of plant material. It includes any mowing and pruning of the plant material
during the establishment period as well as modifications to the irrigation system once the plant material is established and moves into its normal irrigation demand cycle.
[4] For this analysis, total improvement costs are assumed to equal fee revenue generated by the project.
[5] Costs for potential improvements have not been determined. Future updates to this Financing Plan may include required improvements and their associated costs.
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Table A-3
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Estimate of Fire, Police and School Facility Costs [1]

Land Use

Fire
Facilities

Fee per Unit
Police
Facilities
Schools [2]

Initial Phase (Phase 1)
Fire
Police
Facilities
Facilities

Units
[3]

Schools

Units
[3]

Remaining Phases
Fire
Police
Facilities
Facilities

Schools

Total Cost at Buildout
Fire
Police
Facilities
Facilities
Schools

Residential
Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)

$904
$904

$428
$428

$8,404
$6,876

81
36

$73,245
$32,553

$34,687
$15,416

$680,724
$247,536

115
49

$103,990
$44,309

$49,246
$20,983

$966,460
$336,924

$177,235
$76,862

$83,933
$36,400

$1,647,184
$584,460

Multifamily Residential
High Density (HDR)

$782

$370

$4,584

-

$0

$0

$0

160

$125,067

$59,229

$733,440

$125,067

$59,229

$733,440

117

$105,798

$50,103

$928,260

324

$273,366

$129,459

$2,036,824

$379,164

$179,561

$2,965,084

Total Residential

addl cost

Sources: Ceres Unified School District; City of Ceres; EPS.

A-3

[1] Costs are estimated by the current City PFF component for fire and police facilities and by the current CUSD fee for school facilities.
[2] Ceres Unified School District Fees are $3.82 per residential square foot.
[3] Land use totals are derived from proposed land use plan (See Table 3-1).

Prepared by EPS 8/28/2018

P:\152000\152010 Whitmore Ranch\Models\152010 m4 08-21-18.xlsx

ENGINEERS ESTIMATE OF PROBABLE COST
Whitmore Ranch - Phase 1- Utilities
(Whitmore Ave)

Ceres, CA
10/31/2017

ITEM DESCRIPTION
A.
1
2
3
4
5

Wastewater
8" Sewer Pipeline
10" Sewer Pipeline
12" Sewer Pipeline
18" Sewer Pipeline
4" Sewer Laterals

B.
1
2
3

Water
8" Water Pipeline
16" Water Pipeline
1" Water Services

C.
1
2
3
4
5

Storm Drainage
Excavate Detention Area
18” Storm Drain Pipeline
30” Storm Drain Pipeline
Roadway Culverts
Inlet Structure

UNIT QUANT.

LF
LF
LF
LF
EA

5,148
1,165
1,320
770
122

UNIT COST

$
$
$
$
$

50.00
60.00
75.00
100.00
1,000.00

$
$
$
$
$

$
$
$

60.00
110.00
1,000.00

$
$
$

$6.00
$80.00
$120.00
$40,000.00
$25,000.00

$
$
$
$
$

SUB-TOTAL
LF
LF
EA

8,017
770
122
SUB-TOTAL

CY
LF
LF
EA
EA

AMOUNT

5,600
1,162
1,850
2
1

257,400.00
69,900.00
99,000.00
77,000.00
122,000.00
--------------------$
625,300.00
481,020.00
84,700.00
122,000.00
--------------------$
687,720.00

SUB-TOTAL

SUB-TOTAL
10% Contingency

Construction Total
NOTES:
1
Items not included as a part of this estimate:
A. Permits
B. Utility Fees
C. City fees, bond fees
D. Engineering/design fees
E. Soils engineering cost

2
3
4

F.
G.
H.
I.
J.
K.

33,600.00
92,960.00
222,000.00
80,000.00
25,000.00
--------------------$453,560.00

$1,766,580.00
$

176,658.00

$1,943,238.00

Erosion control & siltation cost, SWPPP
Landscaping Fees
Joint trench
Easement acquisitions
Power Pole Relocation
Prevailing Wage Rates

This is a preliminary estimate only and not to be used as a bidding quantity sheet
This estimate does not factor inflaction or market changes.
These are preliminary plan-level cost estimates only. Unit costs include items such as manholes, catch basins, valves
fire hydrants, etc.

A-4

ENGINEERS ESTIMATE OF PROBABLE COST
Whitmore Ranch - Phase 1- Streetscape
(Whitmore Ave)

Ceres, CA
12/29/2017

ITEM DESCRIPTION

UNIT QUANT.

A.
1

Site Preparation
Site Preparation (Grading, Drainage)

B.
1

Flatwork / Surfacing / Walls
Mow Curbs, Cobbles, Etc.

C.
1

Planting
Planting (Soil Prep,Trees, Shrubs, Groundcover, Lawn)

D.
1

Irrigation Controls & Distribution
Irrigation System

E.
1

Miscellaneous
Maintenance (60 Day)

SF

6,540

UNIT COST

$

0.60

$

$

0.60

$

SUB-TOTAL
SF

6,540
SUB-TOTAL

SF

AMOUNT

6,540

3,924.00
--------------------$
3,924.00
3,924.00
--------------------$
3,924.00

$2.80 $

SUB-TOTAL
SF

6,540

$

2.20

$

$

0.07

$

SUB-TOTAL
SF

6,540
SUB-TOTAL

14,388.00
--------------------$
14,388.00
457.80
--------------------$
457.80

SUB-TOTAL
10% Contingency

Construction Total
NOTES:
1
Items not included as a part of this estimate:
A. Permits
B. Utility Fees
C. City fees, bond fees
D. Engineering/design fees
E. Soils engineering cost

2
3
4

18,312.00
--------------------$18,312.00

$41,005.80
$

4,100.58

$45,106.38

F. Erosion control & siltation cost, SWPPP
G. Landscaping Fees
H. Joint trench
I. Easement acquisitions
J. Power Pole Relocation
K. Prevailing Wage Rates
L. Inflation estimates
This is a preliminary estimate only and not to be used as a bidding quantity sheet
This estimate does not factor inflaction or market changes.
This estimate includes landscape areas within the parkway strip spaces along WhitmoreAve. & Stanford Ave. only.

A-5

ENGINEERS ESTIMATE OF PROBABLE COST
Whitmore Ranch - Phase 1-Trail

Ceres, CA
12/29/2017

ITEM DESCRIPTION
A.
1

Site Preparation
Site Preparation (Grading, Drainage)

B.
1

Flatwork / Surfacing / Walls
Sidewalks, Mow Curbs, Playground Walls, Etc.

C.

Furnishings
/ Equipment
,
, / Structures
p
,
Structure, Playground Equipment, Drinking Fountain,
Signage, Etc.

UNIT QUANT.

SF

93,164

UNIT COST

$

0.60

$

$

5.00

$

SUB-TOTAL
SF

93,164
SUB-TOTAL

1

SF

93,164

$

Site Electrical
Lights, Electrical Pedestal, Electrical Service

E.
1

Planting
Planting (Soil Prep, Trees, Shrubs, Groundcover, Lawn)

F.

Irrigation Controls & Distribution
Irrigation System

SF

93,164

$

85,516

465,820.00
--------------------$
465,820.00

279,492.00
--------------------$
279,492.00

2.00

SUB-TOTAL
SF

55,898.40
--------------------$
55,898.40

3.00 $

SUB-TOTAL
D.
1

AMOUNT

$

186,328.00
--------------------$
186,328.00

$2.80 $

SUB-TOTAL
1

SF

85,516

$

2.20

$

$

0.07

$

SUB-TOTAL
G.
1

Miscellaneous
Maintenance (60 Day)

SF

85,516
SUB-TOTAL

188,135.20
--------------------$
188,135.20
5,986.12
--------------------$
5,986.12

SUB-TOTAL

NOTES:
1
Items not included as a part of this estimate:
A. Permits
B. Utility Fees
C. City fees, bond fees
D. Engineering/design fees
E. Soils engineering cost
2
3
4

239,444.80
--------------------$239,444.80

$1,421,104.52

10% Contingency

$

142,110.45

Construction Total

$1,563,214.97

F. Erosion control & siltation cost, SWPPP
G. Landscaping Fees
H. Joint trench
I. Easement acquisitions
J. Power Pole Relocation
K. Inflation estimates
This is a preliminary estimate only and not to be used as a bidding quantity sheet
This estimate does not factor inflation or market changes.
This estimate uses prevailing wage rates.
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ENGINEERS ESTIMATE OF PROBABLE COST
Whitmore Ranch - Streetscape
(Whitmore Ave & Stanford Ave)

Ceres, CA
12/29/2017

ITEM DESCRIPTION

UNIT QUANT.

A.
1

Site Preparation
Site Preparation (Grading, Drainage)

B.
1

Flatwork / Surfacing / Walls
Mow Curbs, Cobbles, Etc.

C.
1

Planting
Planting (Soil Prep,Trees, Shrubs, Groundcover, Lawn)

D.
1

Irrigation Controls & Distribution
Irrigation System

E.
1

Miscellaneous
Maintenance (60 Day)

SF

20,526

UNIT COST

$

0.60

$

$

0.60

$

SUB-TOTAL
SF

20,526
SUB-TOTAL

SF

AMOUNT

20,526

12,315.60
--------------------$
12,315.60
12,315.60
--------------------$
12,315.60

$2.80 $

SUB-TOTAL
SF

20,526

$

2.20

$

$

0.07

$

SUB-TOTAL
SF

20,526
SUB-TOTAL

45,157.20
--------------------$
45,157.20
1,436.82
--------------------$
1,436.82

SUB-TOTAL
10% Contingency

Construction Total
NOTES:
1
Items not included as a part of this estimate:
A. Permits
B. Utility Fees
C. City fees, bond fees
D. Engineering/design fees
E. Soils engineering cost

2
3
4

57,472.80
--------------------$57,472.80

$128,698.02
$

12,869.80

$141,567.82

F. Erosion control & siltation cost, SWPPP
G. Landscaping Fees
H. Joint trench
I. Easement acquisitions
J. Power Pole Relocation
K. Prevailing Wage Rates
L. Inflation estimates
This is a preliminary estimate only and not to be used as a bidding quantity sheet
This estimate does not factor inflaction or market changes.
This estimate includes landscape areas within the parkway strip spaces along WhitmoreAve. & Stanford Ave. only.
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ENGINEERS ESTIMATE OF PROBABLE COST
Whitmore Ranch - Trail

Ceres, CA
12/29/2017

ITEM DESCRIPTION
A.
1

Site Preparation
Site Preparation (Grading, Drainage)

B.
1

Flatwork / Surfacing / Walls
Sidewalks, Mow Curbs, Playground Walls, Etc.

C.

Furnishings
/ Equipment
,
, / Structures
p
,
Structure, Playground Equipment, Drinking Fountain,
Signage, Etc.

UNIT QUANT.

SF

226,198

UNIT COST

$

0.60

$

$

5.00

$

SUB-TOTAL
SF

226,198
SUB-TOTAL

1

SF

226,198

$

Site Electrical
Lights, Electrical Pedestal, Electrical Service

E.
1

Planting
Planting (Soil Prep, Trees, Shrubs, Groundcover, Lawn)

F.

Irrigation Controls & Distribution
Irrigation System

SF

226,198

$

211,116

1,130,990.00
--------------------$ 1,130,990.00

678,594.00
--------------------$
678,594.00

2.00

SUB-TOTAL
SF

135,718.80
--------------------$
135,718.80

3.00 $

SUB-TOTAL
D.
1

AMOUNT

$

452,396.00
--------------------$
452,396.00

$2.80 $

SUB-TOTAL
1

SF

211,116

$

2.20

$

$

0.07

$

SUB-TOTAL
G.
1

Miscellaneous
Maintenance (60 Day)

SF

211,116
SUB-TOTAL

464,455.20
--------------------$
464,455.20
14,778.12
--------------------$
14,778.12

SUB-TOTAL

NOTES:
1
Items not included as a part of this estimate:
A. Permits
B. Utility Fees
C. City fees, bond fees
D. Engineering/design fees
E. Soils engineering cost
2
3
4

591,124.80
--------------------$591,124.80

$3,468,056.92

10% Contingency

$

346,805.69

Construction Total

$3,814,862.61

F. Erosion control & siltation cost, SWPPP
G. Landscaping Fees
H. Joint trench
I. Easement acquisitions
J. Power Pole Relocation
L. Inflation estimates
This is a preliminary estimate only and not to be used as a bidding quantity sheet
This estimate does not factor inflation or market changes.
This estimate uses prevailing wage rates.
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Appendix A
Whitmore Ranch Financing Plan
AECOM Transportation Cost Estimates (April 17, 2018)
Mitigation Measure
Mitigation T-1: The WRSP proponents shall cause the segment of Whitmore Avenue from Della Drive to Cesar Chavez Jr. High School to be
widened to 4 lanes before 44% of the dwelling units are occupied within the WRSP or as directed by the City of Ceres.
Mitigation T-2A: The Specific Plan applicant shall cause the construction of a barrier at the Whitmore Avenue / Moore Road intersection to
prohibit northbound left turns when directed by the City of Ceres.
Mitigation T-2B: The Specific Plan applicant shall cause the construction of a barrier at the Whitmore Avenue / Lunar Drive intersection to
prohibit northbound and southbound left turns and cross traffic when directed by the City of Ceres.
Mitigation T-2C: The Specific Plan applicant shall cause the construction of a signalized intersection with separate left turn lanes at the
Whitmore Avenue / Boothe Road intersection before 10 percent of the Specific Plan’s dwelling units are occupied or when directed by the
City of Ceres.

Timing

Cost

A-9

Beyond Phase 1

$

1,349,871

Phase 1

$

9,240

Phase 1

$

9,240

Phase 1

$

213,646

Mitigation T-3: The Specific Plan applicant shall cause an all-weather pedestrian facility to be constructed on the south side of the segment
of Whitmore Avenue from Della Drive to Cesar Chavez Junior High School before 44 percent of the dwelling units is occupied within the
Specific Plan Area, or as directed by the City of Ceres.

Beyond Phase 1

$

230,000

Mitigation T-4: The Specific Plan applicant shall cause a bus-pull out to be constructed at the Whitmore Avenue / Boothe Road intersection.

Phase 1

$

256,813

Phase 1

$

1,655,181

Phase 1
Phase 1
Beyond Phase 1
Beyond Phase 1
Beyond Phase 1

$
$
$
$
$

2,860,772
2,860,772
1,783,544
1,672,107
1,523,524

$

14,424,711

Mitigation T-5A: The WRSP proponents shall contribute their fair share the cost of constructing an additional through lane in each direction
on Mitchell Road by paying adopted traffic impact mitigation fees.
Lunar from Whitmore to Stanford
Boothe from Whitmore to Stanford
Esmar from JHS to Stanford
Stanford from Esmar to Boothe
Stanford from Lunar to Moore
Total

Length (ft)
Mitigation T-1: The WRSP proponents shall cause the segment of
Whitmore Avenue from Della Drive to Cesar Chavez Jr. High School to be
widened to 4 lanes before 44% of the dwelling units are occupied within
the WRSP or as directed by the City of Ceres.

2300

Add one lane east bound 2300 feet (remaining portion alreaday complete. Also, roadway segment is 3-lane wide without this improvement. (Source:
Aerial Image)

Item No.
1
2
3
4
5
6
7
8
9
10
12
13
14

Item Description
Clear and Grub
Modify Existing Utilities
Roadway Excavation (6")
Class 2 Aggregate Base (6")
Asphalt Concrete, Type A (0.2')
Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

Estimated
Quantity

Unit

Unit Price

Total Amount ($)

1
1
511
511
286
1
2300
2300
0
1
1
1
0

LS
LS
CY
CY
TON
LS
LF
LF
SF
LS
LS
LS
LS

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00
$
225.00
$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$25,000.00
$20,500.00
$766,666.67
$63,888.89
$64,400.00
$2,500.00
$96,600.00
$96,600.00
$0.00
$75,000.00
$2,500.00
$13,500.00
$0.00

A-10

Subtotal
Contingency
TOTAL

$1,227,155.56
10% $
122,715.56
$ 1,349,871.11

Assumed
Length (ft)
Mitigation T-2A: The Specific Plan applicant shall cause the construction of
a barrier at the Whitmore Avenue / Moore Road intersection to prohibit
northbound left turns when directed by the City of Ceres.

Only median barrier

200

Item No.

Item Description

Estimated
Quantity

Unit

Unit Price

Total Amount ($)
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1
2
3
4

Clear and Grub
Modify Existing Utilities
Roadway Excavation (6")
Class 2 Aggregate Base (6")

0
0
0
0

LS
LS
CY
CY

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00

$0.00
$0.00
$0.00
$0.00

5

Asphalt Concrete, Type A (0.2')

0

TON

$

$0.00

6
7
8
9
10
12
13
14

Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

0
0
200
0
0
0
0
0

LS
LF
LF
SF
LS
LS
LS
LS
Subtotal
Contingency
TOTAL

225.00

$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

10% $
$

$0.00
$0.00
$8,400.00
$0.00
$0.00
$0.00
$0.00
$0.00
$8,400.00
840.00
9,240.00

Assumed
Length (ft)
Mitigation T-2B: The Specific Plan applicant shall cause the construction of
a barrier at the Whitmore Avenue / Lunar Drive intersection to prohibit
northbound and southbound left turns and cross traffic when directed by the
City of Ceres.

Only median barrier

200

Item No.

Item Description

Estimated
Quantity

Unit

Unit Price

Total Amount ($)
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1
2
3
4

Clear and Grub
Modify Existing Utilities
Roadway Excavation (6")
Class 2 Aggregate Base (6")

0
0
0
0

LS
LS
CY
CY

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00

$0.00
$0.00
$0.00
$0.00

5

Asphalt Concrete, Type A (0.2')

0

TON

$

$0.00

6
7
8
9
10
12
13
14

Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

0
0
200
0
0
0
0
0

LS
LF
LF
SF
LS
LS
LS
LS

Subtotal
Contingency
TOTAL

225.00

$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$0.00
$0.00
$8,400.00
$0.00
$0.00
$0.00
$0.00
$0.00

$8,400.00
10% $
840.00
$ 9,240.00

Length (ft)
Mitigation T-2C: The Specific Plan applicant shall cause the construction
of a signalized intersection with separate left turn lanes at the Whitmore
Avenue / Boothe Road intersection before 10 percent of the Specific
Plan’s dwelling units are occupied or when directed by the City of Ceres.

0

Signal Cost only, median available for westbound left turn to the project site. (Source: Aerial Image)

Item No.

Item Description

Estimated
Quantity

Unit

Unit Price

Total Amount ($)
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1
2
3
4

Clear and Grub
Modify Existing Utilities
Roadway Excavation (6")
Class 2 Aggregate Base (6")

0
0
0
0

LS
LS
CY
CY

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00

$0.00
$0.00
$0.00
$0.00

5

Asphalt Concrete, Type A (0.2')

0

TON

$

$0.00

6
7
8
9
10
12
13
14

Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

0
0
0
0
0
0
0
1

LS
LF
LF
SF
LS
LS
LS
LS

Subtotal
Contingency
TOTAL

225.00

$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$194,224.00

$194,224.00
10% $ 19,422.40
$ 213,646.40

Length (ft)
Mitigation T-3: The Specific Plan applicant shall cause an all-weather
pedestrian facility to be constructed on the south side of the segment of
Whitmore Avenue from Della Drive to Cesar Chavez Junior High School
before 44 percent of the dwelling units is occupied within the Specific Plan
Area, or as directed by the City of Ceres.

2300

Add one lane east bound 2300 feet (remaining portion alreaday complete. (Source: Aerial Image)

Item No.

Item Description

Estimated
Quantity

Unit

Unit Price

Total Amount ($)
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1
2
3
4

Clear and Grub
Modify Existing Utilities
Roadway Excavation (6")
Class 2 Aggregate Base (6")

0
0
0
0

LS
LS
CY
CY

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00

$0.00
$0.00
$0.00
$0.00

5

Asphalt Concrete, Type A (0.2')

0

TON

$

$0.00

6
7
8
9
10
12
13
14

Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

0
0
0
23,000
0
0
0
0

LS
LF
LF
SF
LS
LS
LS
LS

225.00

$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

Subtotal
Contingency
TOTAL

$0.00
$0.00
$0.00
$230,000.00
$0.00
$0.00
$0.00
$0.00
$230,000.00

0% $
$

230,000.00

Assumed
Length (ft)
Mitigation T-4: The Specific Plan applicant shall cause a bus-pull out to be
constructed at the Whitmore Avenue / Boothe Road intersection.

600

Assmuptions shown below. Also, estimates assumes this mitiation and other mitigations would be
implemented at the same time. Therefore, costs for other overlapped activities are not shown here
(shown as $0)
Estimated
Item No.
Item Description
Unit
Unit Price Total Amount ($)
Quantity
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1
2
3
4

Clear and Grub
Modify Existing Utilities
Roadway Excavation (6")
Class 2 Aggregate Base (6")

0
0
133
133

LS
LS
CY
CY

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00

$0.00
$0.00
$200,000.00
$16,666.67

5

Asphalt Concrete, Type A (0.2')

75

TON

$

$16,800.00

6
7
8
9
10
12
13
14

Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

0
0
0
0
0
0
0
0

LS
LF
LF
SF
LS
LS
LS
LS

225.00

$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

Subtotal
Contingency
TOTAL

Assmuptions

Design
Speed

Entering Speed

35 mph

25 mph

10% $
$

A Suggested B Minimum C Minimum
Minimum Deceleration Acceleration
Length
Length
Taper Length
170'

185'

250'

$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$233,466.67
23,346.67
256,813.33

Length (ft)
Mitigation T-5A: The WRSP proponents shall contribute their fair share
the cost of constructing an additional through lane in each direction on Not known
Mitchell Road by paying adopted traffic impact mitigation fees.

Length not known

Table 2-1. Proposed Specific Plan Land Uses
Land Use

Acres

Allowable Uses

Dwelling Units

Fee

Cost
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Low-Density
Residential (LDR)

28

Single-family homes and home-based
businesses

196

$4,634

$908,264.00

Medium-Density
Residential (MDR)

6.6

Single-family homes using a variety of designs,
multi-family housing, and home-based
businesses

85

$2,878

$244,630.00

Higher-Density
Residential (HDR)

6.4

Attached and small-lot single-family homes, multifamily, and complementary open space and
public facilities

160

$2,878

$460,480.00

Parks / Open Space

5.2

Trails, parkspace, stormwater management
facilities, and other types of open space

$909

$4,726.80

School

36

Existing and proposed public schools,
associated recreational facilities, and associated
public uses

$1,030

$37,080.00

Streets and Rights-ofWay

12.2

Total

94.4

$0.00
441

Notes: The acreages for each use type may vary from that shown in the table above as roadways
are aligned, lots are configured, and other site-specific elements are refined as a part of future
proposed development within the Specific Plan Area.
Subtotal
Contingency
TOTAL

$1,655,180.80
0% $
$ 1,655,180.80

Length (ft)
Collector Road: Lunar from Whitmore to Stanford (Source: SP Map)

1300
Item No.
1
2
3
4
5
6
7
8
9
10
12
13
14

Item Description
Clear and Grub
Modify Existing Utilities
Roadway Excavation (12")
Class 2 Aggregate Base (12")
Asphalt Concrete, Type A (0.2')
Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

Estimated
Quantity

Unit

Unit Price

Total Amount ($)

1
1
1156
1156
324
0
2600
2600
2600
2
1
1
1

LS
LS
CY
CY
TON
LS
LF
LF
SF
LS
LS
LS
LS

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00
$
225.00
$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$25,000.00
$20,500.00
$1,733,333.33
$144,444.44
$72,800.00
$0.00
$109,200.00
$109,200.00
$26,000.00
$150,000.00
$2,500.00
$13,500.00
$194,224.00
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Subtotal
Contingency
TOTAL

$2,600,701.78
10% $
260,070.18
$ 2,860,771.96

Length (ft)
Collector Road: Boothe from Whitmore to Stanford (Source: SP Map)

1300
Item No.
1
2
3
4
5
6
7
8
9
10
12
13
14

Item Description
Clear and Grub
Modify Existing Utilities
Roadway Excavation (12")
Class 2 Aggregate Base (12")
Asphalt Concrete, Type A (0.2')
Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

Estimated
Quantity

Unit

Unit Price

Total Amount ($)

1
1
1156
1156
324
0
2600
2600
2600
2
1
1
1

LS
LS
CY
CY
TON
LS
LF
LF
SF
LS
LS
LS
LS

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00
$
225.00
$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$25,000.00
$20,500.00
$1,733,333.33
$144,444.44
$72,800.00
$0.00
$109,200.00
$109,200.00
$26,000.00
$150,000.00
$2,500.00
$13,500.00
$194,224.00

Subtotal
Contingency
TOTAL

$2,600,701.78
10% $
260,070.18
$ 2,860,771.96
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Length (ft)
Collector Road: Boothe from Whitmore to Stanford (Source: SP Map)

720
Item No.
1
2
3
4
5
6
7
8
9
10
12
13
14

Item Description
Clear and Grub
Modify Existing Utilities
Roadway Excavation (12")
Class 2 Aggregate Base (12")
Asphalt Concrete, Type A (0.2')
Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

Estimated
Quantity

Unit

Unit Price

Total Amount ($)

1
1
640
640
179
0
1440
1440
1440
2
1
1
1

LS
LS
CY
CY
TON
LS
LF
LF
SF
LS
LS
LS
LS

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00
$
225.00
$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$25,000.00
$20,500.00
$960,000.00
$80,000.00
$40,320.00
$0.00
$60,480.00
$60,480.00
$14,400.00
$150,000.00
$2,500.00
$13,500.00
$194,224.00

Subtotal
Contingency
TOTAL

$1,621,404.00
10% $
162,140.40
$ 1,783,544.40
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Length (ft)
Collector Road: Boothe from Whitmore to Stanford (Source: SP Map)

660
Item No.
1
2
3
4
5
6
7
8
9
10
12
13
14

Item Description
Clear and Grub
Modify Existing Utilities
Roadway Excavation (12")
Class 2 Aggregate Base (12")
Asphalt Concrete, Type A (0.2')
Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

Estimated
Quantity

Unit

Unit Price

Total Amount ($)

1
1
587
587
164
0
1320
1320
1320
2
1
1
1

LS
LS
CY
CY
TON
LS
LF
LF
SF
LS
LS
LS
LS

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00
$
225.00
$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$25,000.00
$20,500.00
$880,000.00
$73,333.33
$36,960.00
$0.00
$55,440.00
$55,440.00
$13,200.00
$150,000.00
$2,500.00
$13,500.00
$194,224.00
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Subtotal
Contingency
TOTAL

$1,520,097.33
10% $
152,009.73
$ 1,672,107.07

Length (ft)
Collector Road: Boothe from Whitmore to Stanford (Source: SP Map)

580
Item No.
1
2
3
4
5
6
7
8
9
10
12
13
14

Item Description
Clear and Grub
Modify Existing Utilities
Roadway Excavation (12")
Class 2 Aggregate Base (12")
Asphalt Concrete, Type A (0.2')
Storm Drain Facilities
Curb And Gutter
Median Curb
5' Sidewalk / Driveway
Signing and Striping
Construction Area Signs
Mobilization
Traffic Signal System

Estimated
Quantity

Unit

Unit Price

Total Amount ($)

1
1
516
516
144
0
1160
1160
1160
2
1
1
1

LS
LS
CY
CY
TON
LS
LF
LF
SF
LS
LS
LS
LS

$ 25,000.00
$ 20,500.00
$ 1,500.00
$
125.00
$
225.00
$ 2,500.00
$
42.00
$
42.00
$
10.00
$ 75,000.00
$ 2,500.00
$ 13,500.00
$ 194,224.00

$25,000.00
$20,500.00
$773,333.33
$64,444.44
$32,480.00
$0.00
$48,720.00
$48,720.00
$11,600.00
$150,000.00
$2,500.00
$13,500.00
$194,224.00

A-21

Subtotal
Contingency
TOTAL

$1,385,021.78
10% $
138,502.18
$ 1,523,523.96

APPENDIX B:
Estimated Maximum Special Tax
Revenue and Bond Sizing

Table B-1

Summary of Maximum Annual Special Tax
Revenue for Infrastructure CFD ........................................ B-1

Table B-2

Estimated Bond Sizing..................................................... B-2

Table B-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Summary of Maximum Annual Special Tax Revenue for Infrastructure CFD (2017$)

Taxable Land Use Category [1]

Preliminary
Tax Rate [2]

Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Total Single-Family Residential

Per Unit

Multifamily Residential
High Density I (HDR-I)
Total Multifamily Residential

Per Unit

B-1

Total Residential

$1,200
$1,000

$600

Initial Phase
Preliminary
Units/
Max. Annual
Acres
Special Tax

Remaining Phases
Preliminary
Units/
Max. Annual
Acres
Special Tax

Buildout
Preliminary
Units/
Max. Annual
Acres
Special Tax

Units

Units

Units

81
36
117

$97,200
$36,000
$133,200

Units

115
49
164

$138,000
$49,000
$187,000

Units

196
85
281

$235,200
$85,000
$320,200

Units

0
0

$0
$0

160
160

$96,000
$96,000

160
160

$96,000
$96,000

117

$133,200

324

$283,000

441

$416,200
max tax

Source: EPS.
[1] Schools, Open Space, and Parks are not considered taxable and therefore are not included.
[2] Preliminary tax rates estimated by EPS.
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Table B-2
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Estimated Bond Sizing (2017$)

Item

Assumptions

Initial Phase

Remaining
Phases

Buildout

Maximum Special Taxes
Available for Debt Service
Estimated Annual Maximum Special Taxes
Less Estimated Administration Costs
Less Delinquency Coverage
Adjustment for Rounding
Estimated Gross Debt Service (Rounded)

4%
10%

$133,200
($5,000)
($13,000)
$4,800
$120,000

$283,000
($11,000)
($28,000)
($4,000)
$240,000

$416,200
($16,000)
($41,000)
$800
$360,000

$1,567,000
$33,000
$1,600,000
$320,000
$1,920,000

$3,134,000
($34,000)
$3,100,000
$620,000
$3,720,000

$4,701,000
($1,000)
$4,700,000
$940,000
$5,640,000

$1,920,000
($187,000)
($120,000)
($96,000)
$1,517,000

$3,720,000
($363,000)
($240,000)
($186,000)
$2,931,000

$5,640,000
($550,000)
($360,000)
($282,000)
$4,448,000

Bond Proceeds and Bond Size

B-2

Total Bond Size
Adjustment for Rounding
Total Bond Size (Rounded)
Increase for Annual Escalation [1]
Total Bond Size (Rounded)

Estimated Bond Proceeds
Rounded Bond Size
Less Capitalized Interest
Less Bond Reserve Fund
Less Issuance Cost
Estimated Bond Proceeds

Assumptions [2]
Interest Rate
Term
Annual Escalation

18 months
1 yr debt service
5%

6.50%
30 years (bonds could be for 25 or 30 years)
2.00%
est bond

Source: EPS.
[1] Based on the assumption special taxes are escalated 2.0% annually for 30 years, which increases total Bond Size by
approximately 20%.
[2] Estimated bond sizing based on conservative assumptions. The interest rate will be determined at the time of bond sale;
the bond term could be 25 to 30 years or more. This analysis is based on an assumed 30 years.
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APPENDIX C:
Cost Allocation Tables

Table C-1

Cost Allocation—Backbone Roadways ................................ C-1

Table C-2

Cost Allocation—Roadway Mitigation Measures ................... C-2

Table C-3

Cost Allocation—Drainage ................................................ C-3

Table C-4

Cost Allocation—Sewer .................................................... C-4

Table C-5

Cost Allocation—Water .................................................... C-5

Table C-6

Cost Allocation—Streetscape Landscaping.......................... C-6

Table C-7

Cost Allocation—Parkland ................................................ C-7

Table C-1
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Backbone Roadways (2017$)

Backbone Roadways

Land Uses at Buildout

Land Use

Formula

Acres

Units

A

B

Cost Allocation Basis [1]
% Distribution
for Cost
DUE
Total
Assignment
Factor
DUEs

C

D=C*B

E = D / total DUEs

Backbone Roadways Cost Allocation
Total
Cost

Per Unit

Per Acre

F=Ex

G=F/B

H=F/ A

total cost

Residential
Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
C-1

Multifamily Residential
High Density I (HDR)
Total Residential

per unit

28.0
6.6

196
85

1.00
1.00

196.0
85.0

52%
22%

$6,227,920
$2,700,884

$31,775
$31,775

$222,426
$409,225

6.4

160.0

0.62

99.2

26%

$3,152,090

$19,701

$490,216

41.0

441

380.2

100%

$12,080,894
road alloc

Sources: AECOM Transportation Cost Estimates, April 17, 2018; City of Ceres; EPS.
[1] Costs allocated based on the DUE factors used in the City's Public Facilities Fee Nexus Study (November 10, 2008), prepared by PMC (transportation).
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Table C-2
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Roadway Mitigation Measures (2017$)

Roadway Mitigation
Measures

Land Uses at Buildout

Land Use

Formula

Acres

Units

A

B

Cost Allocation Basis [1]
% Distribution
DUE
Total
for Cost
Factor
DUEs
Assignment

C

D=C*B

E = D / total DUEs

Roadway Mitigation Measures
Cost Allocation
Total
Cost

Per Unit

Per Acre

F=Ex

G=F/B

H=F/ A

total cost

Residential

C-2

Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Multifamily Residential
High Density I (HDR)
Total Residential

per unit

28.0
6.6

196
85

1.00
1.00

196.0
85.0

52%
22%

$1,066,510
$462,517

$5,441
$5,441

$38,090
$70,078

6.4

160.0

0.62

99.2

26%

$539,784

$3,374

$83,948

41.0

441

380.2

100%

$2,068,811
mit alloc

Sources: AECOM Transportation Cost Estimates, April 17, 2018; City of Ceres; EPS.
[1] Costs allocated based on the DUE factors used in the City's Public Facilities Fee Nexus Study (November 10, 2008), prepared by PMC (transportation).
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Table C-3
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Drainage (2017$)

Drainage

Acres

Units

Cost Allocation
Basis [1]
% Distribution
for Cost
Assignment

A

B

C = A / total acres

Land Uses at Buildout

Land Use

Formula

Drainage Cost Allocation
Total
Cost

Per Unit

Per Acre

D=Cx

E=D/B

F=D/ A

total cost

Residential

C-3

Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Multifamily Residential
High Density I (HDR)
Total Residential

28.0
6.6

196
85

68%
16%

$478,552
$112,802

$2,442
$1,327

$17,091
$17,091

6.4

160.0

16%

$109,896

$687

$17,091

41.0

441

100%

$701,250
drain alloc

Sources: O'Dell Engineering; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); City of Ceres; EPS.
[1] Costs allocated based on developable acres.
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Table C-4
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Sewer (2017$)

Sewer

Land Uses at Buildout

Land Use

Formula

Acres

Units

A

B

Cost Allocation Basis [1]
% Distribution
for Cost
DUE
Total
Assignment
Factor
DUEs

C

D=C*B

E = D / total DUEs

Sewer Cost Allocation
Total
Cost

Per Unit

Per Acre

F=Ex

G=F/B

H=F/ A

total cost

Residential

C-4

Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Multifamily Residential
High Density I (HDR)
Total Residential

per unit

28.0
6.6

196
85

1.00
1.00

196.0
85.0

47%
20%

$196,205
$85,089

$1,001
$1,001

$7,007
$12,892

6.4

160.0

0.87

139.2

33%

$139,346

$871

$21,671

41.0

441

420.2

100%

$420,640
sewer alloc

Sources: O'Dell Engineering; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); City of Ceres; EPS.
[1] Costs allocated based on the DUE factors used in the City's Public Facilities Fee Nexus Study (November 10, 2008), prepared by PMC (wastewater).
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Table C-5
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Water (2017$)

Water

Land Uses at Buildout

Land Use

Formula

Acres

Units

A

B

Cost Allocation Basis [1]
% Distribution
for Cost
DUE
Total
Assignment
Factor
DUEs

C

D=C*B

E = D / total DUEs

Water Cost Allocation
Total
Cost

Per Unit

Per Acre

F=Ex

G=F/B

H=F/ A

total cost

Residential

C-5

Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Multifamily Residential
High Density I (HDR)
Total Residential

per unit

28.0
6.6

196
85

1.00
1.00

196.0
85.0

56%
24%

$314,845
$136,540

$1,606
$1,606

$11,244
$20,688

6.4

160.0

0.43

68.8

20%

$110,517

$691

$17,188

41.0

441

349.8

100%

$561,902
water alloc

Sources: O'Dell Engineering; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); City of Ceres; EPS.
[1] Costs allocated based on the DUE factors used in the City's Public Facilities Fee Nexus Study (November 10, 2008), prepared by PMC (water).
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Table C-6
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Streetscape Landscaping (2017$)

Streetscape
Landscaping

Land Uses at Buildout

Land Use

Formula

Acres

Units

A

B

Cost Allocation Basis [1]
% Distribution
DUE
Total
for Cost
Factor
DUEs
Assignment

C

D=C*B

E = D / total DUEs

Streetscape Landscaping Cost Allocation
Total
Cost

Per Unit

Per Acre

F=Ex

G=F/B

H=F/ A

total cost

Residential
Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
C-6

Multifamily Residential
High Density I (HDR)
Total Residential

per unit

28.0
6.6

196
85

1.00
1.00

196.0
85.0

52%
22%

$72,984
$31,651

$372
$372

$2,607
$4,796

6.4

160.0

0.62

99.2

26%

$36,933

$231

$5,744

41.0

441

380.2

100%

$141,568
street alloc

Sources: O'Dell Engineering; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); City of Ceres; EPS.
[1] Costs allocated based on the DUE factors used in the City's Public Facilities Fee Nexus Study (November 10, 2008), prepared by PMC (transportation).
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Table C-7
Whitmore Ranch Specific Plan
Public Facilities Financing Strategy
Cost Allocation - Parkland (2017$)

Parkland

Land Uses at Buildout

Land Use

Formula

Acres

Units

A

B

Cost Allocation Basis [1]
% Distribution
DUE
Total
for Cost
Factor
DUEs
Assignment

C

D=C*B

E = D / total DUEs

Parkland Cost Allocation
Total
Cost

Per Unit

Per Acre

F=Ex

G=F/B

H=F/ A

total cost

Residential

C-7

Single-Family Residential
Low Density (LDR)
Medium-Density (MDR)
Multifamily Residential
High Density I (HDR)
Total Residential

per unit

28.0
6.6

196
85

1.00
1.00

196.0
85.0

47%
20%

$1,783,198
$773,326

$9,098
$9,098

$63,686
$117,171

6.4

160.0

0.86

138.3

33%

$1,258,339

$7,865

$195,698

41.0

441

419.3

100%

$3,814,863
parks alloc

Sources: O'Dell Engineering; City of Ceres Whitmore Ranch Specific Plan, prepared by AECOM (September 2017); City of Ceres; EPS.
[1] Costs allocated based on the DUE factors used in the City's Public Facilities Fee Nexus Study (November 10, 2008), prepared by PMC (Parks and Rec.).
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