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IV. DEVELOPMENT GUIDELINES AND TRIGGERS 

OVERVIEW OF DEVELOPMENT 

Reader’s Note: It should be noted that although the information presented in this chapter is based 
on the best available data, it is subject to change upon final approval of the PVSP Land Use 
Diagram and the Financing Plan, and at the approval of the County.  Also, information on 
anticipated development and Participants may continue to evolve as infrastructure master plans 
are amended or augmented by additional studies, as projects or tentative subdivision maps are 
conditioned and approved, or as more detailed engineering plans and revised CIPs are prepared. 
 
The PVSP provides for a comprehensively planned Facilities system that coordinates the 
construction of improvements such that Facilities are constructed to meet County service 
standards and the requirements of the PVSP.  The development plan seeks to achieve a 
balance in which fee programs and other funding mechanisms can ultimately 
accumulate funds to reimburse the up‐front costs of installing Facilities. 
 
Core Backbone Infrastructure, Remaining Backbone Infrastructure (divided by Permit‐
Drive, Project‐Driven, and As‐Warranted improvements), Public Facilities, Secondary 
Road Improvements, and Subdivision/DP Infrastructure will be constructed according 
to different timing parameters.  Core Backbone Infrastructure will be funded and 
constructed at the outset of development, as described in the D.A.s.  As Subdivision/DP 
projects move forward, they may be required to construct any of the type of 
improvements mentioned above, as specified in the D.A.s.  This chapter summarizes the 
triggers driving the development of Core and Remaining Backbone Infrastructure and 
Public Facilities located in the PVSP.  It also establishes principles under which the 
County will condition subdivision maps and the issuance of building permits for 
Subdivision/DP projects.  While the Financing Plan describes general guidelines for 
development, the Development Agreement provides detailed conditions regarding 
development of infrastructure and controls over the language set forth in the Financing 
Plan. 

DEVELOPMENT TRIGGERS 

Map I‐3 in Chapter I shows the portions of the PVSP with Participants and Non‐
Participants.  Participants shown on this map are responsible for advance funding and 
constructing Core Backbone Infrastructure, Remaining Backbone Infrastructure, and 
Public Facilities. 
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Core Backbone Infrastructure, described in Chapter III, will be constructed at the outset 
of development as specified in the D.A.s.  Remaining Backbone Infrastructure and 
Public Facilities will also be constructed as specified in the D.A.s. 
 
Developers will also deliver to the County irrevocable offers of dedication, within 120 
days of the effective date of the D.A.s, for property planned for Core and Remaining 
Backbone Infrastructure, drainage areas, community parks, neighborhood parks 
adjacent to planned school sites, open space areas, and other County Facilities, as 
described in the Development Agreement.  Following receipt of all dedication 
documents, a Record of Survey will be prepared showing all required dedications on a 
single map. 
 
The development of Backbone Infrastructure and Public Facilities will be driven by 
triggers described in Table IV‐1 through IV‐4.  Table IV‐1 identifies Core Backbone 
Infrastructure, including roads, sewer, water, storm drainage, recycled water, and dry 
utilities.  Table IV‐2 identifies the triggers for the construction of Remaining Backbone 
Infrastructure, while Table IV‐3 describes the timing for development of Secondary 
Road improvements.  Finally, Table IV‐4 summarizes the triggers for the development 
of Public Facilities, including public buildings, trails, parks and recreation, fire, sheriff, 
transit and the corporation yard.  Threshold figures shall be anticipated and 
improvements planned and designed to accommodate future expansions, extensions, 
widenings or ultimate widths.  These improvements include installation of conduits, 
controllers, dry utilities, poles, streetlights or other fixed utilities. 
 
The intent of the Guiding Principles is not to limit the progress of development to a 
particular sequence of development areas or sub‐areas, but to identify a general 
framework for the provision of infrastructure and roadway improvements necessary to 
support Subdivision/DP projects.  Please note that the Development Agreements contain 
the precise conditions surrounding development within the PVSP. 

GUIDING PRINCIPLES FOR SUBDIVISION/DP 
INFRASTRUCTURE 

A set of Guiding Principles defines the “rules” regarding the construction of 
Subdivision/DP Infrastructure and the issuance of building permits.  These rules will be 
applied to determine the minimum required infrastructure improvements for each 
Subdivision/DP project tentative subdivision map, or conditional use permit as it is 
processed and approved by the County.  The Guiding Principles call for the installation 
of roadways and infrastructure in full and complete segments before or concurrent with 
development and address‐looped roadways, reimbursement, and other issues associated 
with development. 



Page 1 of 4

Table IV-1
Placer Vineyards Public Facilities Financing Plan
Core Backbone Infrastructure Improvements 

Road Segment/Location Improvement

Road / Traffic Signal Improvements

Base Line
Newton Street to Walerga Road Widen / reconstruct existing road to 4 lane section, including applicable intersection widening, with curb, 

gutter, and sidewalk on south side of street, and median landscaping.

Pleasant Grove Road (E) to Newton Street Widen / reconstruct existing road to 4 lane section, including applicable intersection widening, and 
median landscaping.

 Sutter County Intersection Improvements

Watt Avenue
Placer County / Sacramento County Line to Base Line Road Widen / reconstruct existing road to 4 lane section, including applicable intersection widening, and 

landscape median. Remove existing bridge and construct new bridge over Dry Creek. Construct 
sidewalk / trail on west side of street between West Dyer Lane and Base Line Road only.

Tolman Lane to Placer County / Sacramento County Line Widen / reconstruct existing road to 4 lane section, including applicable intersection widening.

West Dyer Lane – Base Line Road to Watt Avenue Construct 4-lane arterial road section with curb and gutter on both sides of street, sidewalk on north side 
of street only, and landscape median.

16TH Street
West Dyer Lane to Base Line Road Construct easterly half section of 4 lane arterial road section (2 lanes) with curb, gutter, and sidewalk on 

east side of street.

18TH Street
Locust Road to West Dyer Lane Construct 2-lane collector street with curb, gutter, and sidewalk on both sides of street.

Palladay Road / A Street
Fire Station Access Construct 2 – 12 foot lanes with 2-foot AC shoulders.

Base Line Road
Walerga Road Intersection Modify / reconstruct existing traffic signal 
Watt Avenue Intersection

16TH Street Intersection Construct traffic signal
West Dyer Lane Intersection
Locust Road Intersection
Pleasant Grove Road (East) Intersection
Pleasant Grove Road (West) Intersection
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Table IV-1
Placer Vineyards Public Facilities Financing Plan
Core Backbone Infrastructure Improvements 

Road Segment/Location Improvement

Natomas Road Intersection

Watt Avenue
West Dyer Lane Intersection Construct traffic signal
PFE Road Intersection

Major Onsite Improvement Construct Advanced Traffic Signal Operation System

Sanitary Sewer Improvements

Watt Avenue
West Dyer Lane to PFE Road Construct 16” sanitary sewer force main and appurtenances.

West Dyer Lane
Base Line Road to Watt Avenue Construct gravity trunk sewer system (w/ pipe sizes from 8” to 36”) and appurtenances. Construct 16” 

sanitary sewer force main and appurtenances.

16TH Street
West Dyer Lane to Base Line Road Construct gravity trunk sewer system (w/ pipe sizes from 8” to 15”) and appurtenances. 

18TH Street
Locust Road to West Dyer Lane Construct gravity trunk sewer system (w/ pipe sizes from 8” to 10”) and appurtenances. 

Locust Road Construct gravity trunk sewer system (w/ pipe sizes from 12” to 42”) and appurtenances. Construct 16” 
sanitary sewer force main and appurtenances.

Outside Road Right-of-Way
Between West Dyer Lane and Locust Road Construct gravity trunk sewer system (w/ pipe sizes from 8” to 42”) and appurtenances. Construct 16” 

sanitary sewer force main and appurtenances.

Adjacent to east side of Locust Road, north of 18 TH Street Construct 7.33 MGD sanitary sewer lift station, appurtenances, including emergency storage facility.

PFE Road
Watt Avenue to Dry Creek Wastewater Treatment Plant Construct 16” sanitary sewer force main and appurtenances including connection at the Dry Creek 

Wastewater Treatment Plant.

Water Improvements

Base Line Road
Watt Avenue to Walerga Road Construct 24” water pipeline with service stubs and appurtenances.
Newton Street to Watt Avenue Construct 36” water pipeline with service stubs and appurtenances.

Watt Avenue
PFE Road to Base Line Road Construct 24” water pipeline with service stubs and appurtenances.

West Dyer Lane Construct 16” water pipeline with service stubs and appurtenances.
Base Line Road to Watt Avenue

16TH Street
West Dyer Lane to Base Line Road Construct 12” water pipeline with service stubs and appurtenances.

18TH Street 
Locust Road to West Dyer Lane Construct 12” water pipeline with service stubs and appurtenances.

 Palladay Road

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table IV-1
Placer Vineyards Public Facilities Financing Plan
Core Backbone Infrastructure Improvements 

Road Segment/Location Improvement

A Street – Fire Station Access Construct 16” water pipeline with service stubs and appurtenances.

3 Locations
A) Adjacent to south side of Base Line Road 5300 feet west of 
Watt Avenue, B) Adjacent to west side of Palladay Road 2500 
feet south of Base Line Road, C) Adjacent to south side of 
West Dyer Lane 2900 feet east of 16TH Street.

Construct 3.0 MG water storage tank and backup drought reliability system. (Total – 3 storage tanks)

PFE Road
Watt Avenue to Cook Riolo Road Construct 16” water pipeline with service stubs and appurtenances.

Drainage Improvements

Base Line Road
Newton Street to Walerga Road
Pleasant Grove Road (E) to Newton Street

Construct gravity trunk storm drain collection system (w/ pipe sizes from 18” to 54”) including drop inlets, 
manholes, cross culverts, inlet structures, outlet structures, water quality facilities, and appurtenances.

Watt Avenue
Placer County / Sacramento County Line to Base Line Road
Tolman Lane to Placer County / Sacramento County Line 

Construct gravity trunk storm drain collection system (w/ pipe sizes from 18” to 54”) including drop inlets, 
manholes, cross culverts, inlet structures, outlet structures, water quality facilities, and appurtenances.

West Dyer Lane 
Base Line Road to Watt Avenue

16TH Street
West Dyer Lane to Base Line Road

18TH Street
Locust Road to West Dyer Lane

Recycled Water Improvements

Walerga Road
Adjacent to east side of road south of Dry Creek Construct recycled water booster pump facility.
South side of Dry Creek to Base Line Road Construct 24” recycled water pipeline and appurtenances.

Base Line Road
Newton Street to Walerga Road Construct 24” recycled water pipeline and appurtenances.

Watt Avenue
West Dyer Lane to Base Line Road Construct 24” recycled water pipeline and appurtenances.

West Dyer Lane
Base Line Road to Watt Avenue Construct 24” recycled water pipeline and appurtenances.

16TH Street 

Construct gravity trunk storm drain collection system (w/ pipe sizes from 18” to 54”) including drop inlets, 
manholes, cross culverts, inlet structures, outlet structures, water quality facilities, and appurtenances.

Construct gravity trunk storm drain collection system (w/ pipe sizes from 18” to 54”) including drop inlets, 
manholes, cross culverts, inlet structures, outlet structures, water quality facilities, and appurtenances.

Construct gravity trunk storm drain collection system (w/ pipe sizes from 18” to 54”) including drop inlets, 
manholes, cross culverts, inlet structures, outlet structures, water quality facilities, and appurtenances.

Prepared by EPS 11407 FP 22.xls  7/3/2007

IV-5



Page 4 of 4

Table IV-1
Placer Vineyards Public Facilities Financing Plan
Core Backbone Infrastructure Improvements 

Road Segment/Location Improvement

West Dyer Lane to Base Line Road Construct 24” recycled water pipeline and appurtenances.

18TH Street
Locust Road to West Dyer Lane Construct 12” recycled water pipeline and appurtenances.

Southwest corner of the West Dyer Lane
16TH Street intersection. Construct recycled water storage tank and appurtenances. Construct recycled water booster pump 

station.

Dry Utility Improvements

Base Line Road
Newton Street to Walerga Road
Placer County / Sutter County Line to Newton Street
Sutter County Intersection Improvements

Construct underground dry utility system including conduit, piping, substructures, and appurtenances for 
electric, telephone, gas, cable television, and streetlight systems, including removal and relocation of 
existing facilities.

Watt Avenue
Placer County/Sacramento County Line to Base Line Road Construct underground dry utility system including conduit, piping, substructures, and appurtenances for 

electric, telephone, gas, cable television, and streetlight systems, including removal and relocation of 
existing facilities.

West Dyer Lane
Base Line Road to Watt Avenue Construct underground dry utility system including conduit, piping, substructures, and appurtenances for 

electric, telephone, gas, cable television, and streetlight systems, including removal and relocation of 
existing facilities.

16th Street
West Dyer Lane to Base Line Road Construct underground dry utility system including conduit, piping, substructures, and appurtenances for 

electric, telephone, gas, cable television, and streetlight systems, including removal and relocation of 
existing facilities.

18TH Street
Locust Road to West Dyer Lane Construct underground dry utility system including conduit, piping, substructures, and appurtenances for 

electric, telephone, gas, cable television, and streetlight systems, including removal and relocation of 
existing facilities.

Miscellaneous Improvements

All areas of new construction. Erosion control features including straw wattles, gravel bag inlet protection and hydroseeding.

Open space corridors. Multi-purpose trail system.

"triggers"
Source: PVSP Development Agreement, December 2006.

[1]  All utility pipe, storage tank, and lift station sizes are based on preliminary conceptual designs and subject to change during final design and public agency
      approval process.

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table IV-2
Placer Vineyards Public Facilities Financing Plan
Remaining Backbone Infrastructure Improvements

Road Segment/Location Improvement [1] Commencement Of Construction [2]

ROAD / TRAFFIC SIGNAL IMPROVEMENTS

Base Line Road
Watt Avenue to Walerga Road Widen road to six-lane thoroughfare section, including applicable intersection widening, with curb and 

gutter on north side of street.
7,000th Building Permit (BP)

Pleasant Grove Road (E) to Watt 
Avenue

Widen road to six-lane thoroughfare section, including applicable intersection widening, with curb and 
gutter on both sides of street.

10,000th BP

East Dyer Lane 
Watt Avenue to Baseline Road Construct 4-lane arterial road section with curb and gutter on both sides of street, sidewalk on west 

side of street only, and median landscaping, to the extent not then constructed by adjacent 
Properties (i.e., Properties 1, 2, 3, 5A, 5B and 6).  

7,000th BP

Watt Avenue 
Placer County/Sacramento County 
Line to Base Line Road

Widen road to six-lane thoroughfare section, including applicable intersection widening, with curb and 
gutter on both sides of street.

7,000th BP

Tolman Lane to Placer County / 
Sacramento County Line 

Widen road to six-lane thoroughfare section, including applicable intersection widening, with curb, 
gutter, and sidewalk on both sides of street.

7,000th BP

Base Line Road 
Walerga Road Intersection Modify / reconstruct existing traffic signal 7,000th BP
Watt Avenue Intersection

Base Line Road 
16TH Street Intersection Modify / reconstruct existing traffic signal 10,000th BP
West Dyer Lane Intersection
Locust Road Intersection
Pleasant Grove Road (East) 
Intersection
Pleasant Grove Road (W) Intersection

Watt Avenue
West Dyer Lane Intersection Modify / reconstruct existing traffic signal 7,000th BP
PFE Road Intersection

16th Street
From West Dyer Lane to Sacramento 
County

Construct 4-lane arterial road section with curb and gutter on both sides of street, sidewalk on west 
side of street only, and median landscaping. 10,000th BP

Palladay Road
From West Dyer Lane to Sacramento 
County

Construct 4 lane arterial road section (or balance of such section) with curb, gutter and sidewalk on 
both sides of street, and median landscaping. 10,000th BP

Locust Road
From 18th Avenue to Sacramento 
County

Construct 4 lane arterial road section with curb, gutter and sidewalk on both sides of street, and 
median landscaping. 10,000th BP

Prepared by EPS 11407 FP 22.xls 7/3/2007
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Table IV-2
Placer Vineyards Public Facilities Financing Plan
Remaining Backbone Infrastructure Improvements

Road Segment/Location Improvement [1] Commencement Of Construction [2]

Project Specific Improvements

East Dyer Lane
Within Property Within Property, construct 4-lane arterial road section with curb and gutter on both sides of street, 

sidewalk on west side of street only, and median landscaping. Affected Properties: 1A, 1B, 2, 3, 5B 
and 6.

1: First Small-Lot Final Map West of North / South Entry 
Road from Base Line Road.  2, 5B and 6: First Small-
Lot Final Map within Property. 3: First Street Connection 
to East Dyer Lane

Extension to Either Watt Avenue or 
Base Line Road

Construct extension of 4-lane arterial road section to either Watt or Base Line with curb and gutter on 
both sides of street, sidewalk on west side of street only, and median landscaping. Affected 
Properties: 2.

First Small-Lot Final Map within Property

Watt Avenue to Base Line Road Construct balance of 4-lane arterial road section from Watt Avenue to Base Line Road with curb and 
gutter on both sides of street, sidewalk on west side of street only, and median landscaping. 
Affected Properties: 1A, 1B, 2, 5A and 5B.

Small-Lot Final Map(s) creating 800th lot within 
Properties 1, 2, 5A and 5B

16TH Street
West Dyer Lane to Base Line Road Construct westerly half of 4-lane arterial road section (2 lanes) with curb and gutter on west side of 

street, and median landscaping. Affected Properties: 15.
Small-Lot Final Map or Building Permit for portion of 
Property 15 adjacent to 16th Street

Placer County/ Sacramento County 
Line to West Dyer Lane

Construct 4-lane arterial road section with curb and gutter on both sides of street, sidewalk on west 
side of street only, and median landscaping.  Affected Properties: 9 and 16.

9:  First Small-Lot Final Map within Western Portion  of 
Property.
16:  First Small-Lot Final Map east of Powerlines

Watt Avenue
Baseline Road to Sacramento County 
Line

Widen half section to three lanes, along frontage of adjacent Property.  Affected Properties: 3, 4, 
5A, 5B, 5C, 6, 7 and 8.

Development Permit or Small-Lot Final Map for 
Adjacent Property 

Palladay Road
Within Property Construct easterly half section of 4 lane arterial road section (2 lanes) with curb, gutter, and sidewalk 

on east side of street along Property 17.  Affected Properties: 17
First Small-Lot Map

From West Dyer Lane to Sacramento 
County

Construct easterly half section of 4 lane arterial road section (2 lanes) with curb, gutter, and sidewalk 
on east side of street.  Affected Properties: 16

First Street Connection to Palladay Road.

SANITARY SEWER IMPROVEMENTS

East Dyer Lane 
Base Line Road to Watt Avenue Construct gravity trunk sewer system (w/ pipe sizes from 8” to 18”) and appurtenances. Concurrent with East Dyer Lane road construction

Outside Road Right-Of-Way
Between East Dyer Lane and Lift 
Station on adjoining project south of 
Dry Creek (Riolo Vineyards – 
proposed)

Construct 18” gravity trunk sewer pipe and appurtenances, including bore and jack crossing beneath 
Dry Creek.

Concurrent with East Dyer Lane road construction, 
unless solely permit-driven

On adjoining project south of Dry 
Creek (Riolo Vineyards – proposed).

Construct 1.62 MGD sanitary sewer lift station, appurtenances, including emergency storage facility. Concurrent with East Dyer Lane road construction, 
unless solely permit-driven

Prepared by EPS 11407 FP 22.xls 7/3/2007
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Table IV-2
Placer Vineyards Public Facilities Financing Plan
Remaining Backbone Infrastructure Improvements

Road Segment/Location Improvement [1] Commencement Of Construction [2]

Adjacent to southerly side of Dry 
Creek - Between Lift Station and 
connection point east of Walerga 
Road

Construct 12” sanitary sewer force main and appurtenances, including connection to existing force 
main stub located east of Walerga Road, south of Dry Creek.

Concurrent with East Dyer Lane road construction, 
unless solely permit-driven

WATER IMPROVEMENTS

East Dyer Lane 
Watt Avenue to Base Line Road Construct 12” water pipeline with service stubs and appurtenances. Concurrent with East Dyer Lane road construction

DRAINAGE IMPROVEMENTS

East Dyer Lane
Watt Avenue to Base Line Road Construct gravity trunk storm drain collection system (w/ pipe sizes from 18” to 54”) including drop 

inlets, manholes, cross culverts, inlet structures, outlet structures, water quality facilities, and 
Concurrent with East Dyer Lane road construction

DRY UTILITIES IMPROVEMENTS

East Dyer Lane 
Watt Avenue to Base Line Road Construct underground dry utility system including conduit, piping, substructures, and appurtenances 

for electric, telephone, gas, cable television, and streetlight systems, including removal and 
relocation of existing facilities.

Concurrent with East Dyer Lane road construction

As-Warranted Improvements

ROAD / TRAFFIC SIGNAL IMPROVEMENTS

Base Line Road
9TH Street Intersection East Dyer 
Lane Intersection

Construct traffic signal As needed based on signal warrants

East Dyer Lane Intersection
11TH Street Intersection
12TH Street Intersection
14TH Street Intersection
Palladay Road Intersection

Walerga Road
West Town Center Drive Intersection Construct traffic signal As needed based on signal warrants

East Dyer Lane
A Street Intersection Construct traffic signal As needed based on signal warrants
West Town Center Drive Intersection

Watt Avenue 
A Street Intersection Construct traffic signal As needed based on signal warrants

Prepared by EPS 11407 FP 22.xls 7/3/2007
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Table IV-2
Placer Vineyards Public Facilities Financing Plan
Remaining Backbone Infrastructure Improvements

Road Segment/Location Improvement [1] Commencement Of Construction [2]

 West Town Center Drive Intersection

Oak Street Intersection

West Dyer Lane
A Street Intersection  Construct traffic signal As needed based on signal warrants
 East Town Center Drive
18TH Street Intersection
Palladay Road Intersection
16TH Street Intersection
Tanwood Avenue Intersection
11TH Street Intersection

Intersections
Palladay Road / A Street  Construct traffic signal As needed based on signal warrants
16Th Street / A Street
14TH Street / A Street
12TH Street / A Street

SANITARY SEWER IMPROVEMENTS  -  NA

WATER IMPROVEMENTS

2 Locations 
A) Adjacent to west side of East Dyer 
Lane 1800 feet south of A Street, b) 
Adjacent to west side of Palladay 

Construct 3.0 MG water storage tank and backup drought reliability system. As required by PCWA

DRAINAGE IMPROVEMENTS  -  NA

DRY UTILITY IMPROVEMENTS  -  NA

"remaining_tiggers"
Source: PVSP Development Agreement, December 2006.

[1] All utility pipe, storage tank, and lift station sizes are based on preliminary conceptual designs and are subject to change during final design and public agency approval process.
[2] Number of building permits shall exclude permits for model homes.
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Table IV-3
Placer Vineyards Public Facilities Financing Plan
Secondary Roads Obligation

Property Improvement Timing

Properties East of Watt Avenue
1A, 1B, 3, 5A, 5B, 6 Two Points of Access As required by Map Conditions

2 Two Points of Access: either (i) provide two points of access to East Dyer Lane (4 lane road), 
or (ii) connect to public streets in Property 1 which would provide a connection to either Base 
Line Road or Walerga Road

First Small-Lot Map

Properties West of Palladay Road
19 Palladay Road, widening to full width, from Street Connection to either Base Line Road or 

West Dyer Lane
First Street Connection to Palladay Road

West Town Center Drive or A Street, full width, from West Dyer Lane to Palladay Road First Small-Lot Map north of existing powerlines and east of 
West Dyer Lane, excluding Existing Parcels adjacent to West 
Dyer Lane and north of West Town Center Drive

Town Center Drive: Extension from Palladay Road to 16th Street Small-Lot Map creating 1500th Lot within Property and 
improvements constructed or bonded for construction

Locust Road: Shoulder widening First Street Connection to Locust Road (Except Connection by 
18th Avenue when Core Backbone Improvements Constructed)

Two Points of Access As required by Map Conditions

21 Two Points of Access As required by Map Conditions

23, 24 Locust Road or West Town Center Drive: Extension to Property First Small-Lot Map
Locust Road: Shoulder Widening First Small-Lot Map
Two Points of Access As required by Map Conditions

Properties South of Dyer

8, 9, 11, 16, 17 Two Points of Access As required by Map Conditions

Properties East of Palladay/North of Dyer/West of 16th

14 Palladay Road, widening to full width, from Base Line Road to Town Center Drive First Small-Lot Map
Town Center Drive, full width, within property 14 First Small-Lot Map
Two Points of Access As required by Map Conditions

15 Palladay Road, widening to full width, from Street Connection to Base Line Road or West Dyer 
Lane

First Street Connection to Palladay Road

South Town Center Drive, full width, from Palladay Road to 16th Street First Street Connection to South Town Center Drive
Town Center Drive, full width, from Palladay Road to 16th Street First Small-Lot Map north of South Town Center Drive
Two Points of Access As required by Map Conditions

Palladay Road, widening to full width, for remainder of Palladay Road between Base Line 
Road and West Dyer Lane

Second Street Connection to Palladay Road

Prepared by EPS 11407 FP 22.xls 7/3/2007
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Table IV-3
Placer Vineyards Public Facilities Financing Plan
Secondary Roads Obligation

Property Improvement Timing

Properties East of 16th/North of Dyer/West of 14th

14th Street, two lanes (including adjacent Frontage Improvements), from Town Center to 
Baseline

First Small-Lot Map or Building Permit north of Town Center

Two Points of Access As required by Map Conditions

12B 14th Street, two lanes (including adjacent Frontage Improvements), from West Dyer Lane to 
South Town Center Drive

First Small-Lot Map

Two Points of Access As required by Map Conditions

Properties East of 14th/North of Dyer/West of Watt

4 Two Points of Access As required by Map Conditions

5C East Town Center Drive, full width, from 12th Street to Watt Avenue First Small-Lot Map north of Oak Street
Two Points of Access As required by Map Conditions

Tanwood Avenue, full width, from Street Connection to Town Center Drive As street connections made to Tanwood Avenue
Tanwood Avenue/A Street, full width, within balance of Property and Creek Crossing 
connecting A Street to Property 4

Small-Lot Map that creates more than 50% of the number of 
single family lots planned for the Property and Completion of A 
Street (including A Street/R Avenue intersection) within 
Property 4 by Property 4 Owner or construction thereof then 
commenced and bonds posted for its completion

10 14th Street, 2 lanes, including frontage along Property, from South Town Center to West Dyer 
Lane

First Street Connection south of South Town Center Drive

Two Points of Access As required by Map Conditions

Additional Secondary Road Improvements
Affecting All Properties

All Properties Public Parcel (County Facilities Sites, Schools, Parks, Water Tanks, Open space), Full Width 
Frontage Improvements

Development Permit or Small-Lot Map on adjacent parcel (with
limits of frontage improvements specified by map or
development permit conditions).

road_triggers"
Source: PVSP Development Agreement, December 2006.

14th Street 2 lanes, including frontage along Property from Town Center Drive to Base Line 
Road

First Street Connection to 14th Street

14th Street, 2 lanes, including frontage along Property, from Street Connection to either Base 
Line Road or West Dyer Lane

First Street Connection north of South Town Center Drive

7 Town Center Drive, full width, from 14th Street to 12th Street First Small-Lot Map south of A Street or First Street Connection 
to Tanwood Avenue

Town Center Drive, full width, from 16th Street to 14 Street First Small-Lot Map

12A 14th Street, two lanes (including adjacent Frontage Improvements), from Town Center to South 
Town Center

First Small-Lot Map between Town Center and South Town 
Center
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Table IV-4
Placer Vineyards Public Facilities Financing Plan
Public Facilities Infrastructure Improvements Development 

Item Trigger
Commencement/
Completion [1] % of units

PVSP Total 14,132

Government Center
Interim Facility (2,500 bldg sq. ft.) At 1st Building Permit (BP) Commencement 0%
Building 1 (19,000 sq. ft. total: 7,000 sq. ft. for Sheriff, remaining sq. 
ft. for other users) 3,200th BP Completion 23%
Expansion 1 16,930 sq. ft. total: 12,000 sq. ft. for Sheriff, remaining 
sq. ft. for other users)

7,000th BP Commencement 50%

Expansion 2 (25,500 sq. ft. for Library) 10,000th BP Commencement 71%
Expansion 3 (15,449 sq. ft. for other users) 12,000th BP Commencement 85%

Trails, Parks & Park Facilities
Trails
Trails in private parks with park development n/a N/A
Onsite Trails with subdivision development n/a N/A
Offsite Trails Remaining Backbone n/a N/A
Dry Creek Corridor Property 1A, 2, or 8, if no prior 

developer has constructed it
n/a N/A

Mini and Neighborhood Parks
Mini Parks 200 units Commencement N/A
Neighborhood Parks 200 units Commencement N/A

Town Center Park Facilities
Community Center When Town Center develops; 

no later than 6,000 BP
Commencement

N/A

Eastern Community Park
Phase 1 Park Development (20 acres) 700th BP Commencement 5%

Phase 1 Lighted Fields 700th BP Commencement 5%
Recreation Center 700th BP Commencement 5%
Park Yard and Shop 700th BP Commencement 5%

Phase 2 Park Development (12 acres) 4,000th BP Commencement 28%
Phase 2 Ballfields 4,000th BP Commencement 28%
Skate Park 1 4,000th BP Commencement 28%

Phase 3 Park Development
Aquatic Center 10,000th BP Commencement 71%

Western Community Park 
Phase 1 Park Development (20 acres) 8,000th BP Commencement 57%

Lighted Fields 2 8,000th BP Commencement 57%
Gymnasium 8,000th BP Commencement 57%
Park Yard and Shop 8,000th BP Commencement 57%

Phase 2 Park Development (14 acres) 11,500th BP Commencement 81%
Senior Center 11,500th BP Commencement 81%
Youth Center 11,500th BP Commencement 81%
Skate Park 2 11,500th BP Commencement 81%

Fire Facilities and Equipment

Temporary Fire Facility (on CMU/BP parcel Dyer Lane) [2] Before 1st BP Completion 0%

3 Bay - 2 Company West Fire Station
West Fire Station Building 1.5 years after 1st BP Completion N/A
Officer/Command Vehicle 1st BP Completion N/A
Utility/Support Vehicle 1st BP Completion N/A
Type I Fire Engine w/equipment 1st BP Completion N/A
Reserve Type I Fire Engine w/equipment 1st BP Completion N/A
Type III Fire Engine w/equipment 1st BP Completion N/A
Reserve Type III Fire Engine w/equipment 1st BP Completion N/A
Type I Water Tender w/equipment 1st BP Completion N/A
Protective Clothing/Personnel Supplies etc 1st BP Completion N/A

Proposed Development Triggers

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table IV-4
Placer Vineyards Public Facilities Financing Plan
Public Facilities Infrastructure Improvements Development 

Item Trigger
Commencement/
Completion [1] % of units

Proposed Development Triggers

4 Bay - 2 Company East Fire Station [1]
East Fire Station Building 5,000th BP Completion 35%
Utility/Support Vehicle 4,500th BP Completion 32%
Type I Fire Engine w/equipment 4,500th BP Completion 32%
Reserve Type I Fire Engine w/equipment 4,500th BP Completion 32%
Type I Ladder Truck (Heavy Quint) w/equipment 4,500th BP Completion 32%
Reserve Type I Ladder Truck (Heavy Quint) w/equipment 4,500th BP Completion 32%
Breathing Air/Light Tower/Heavy Rescue Support 
Apparatus w/breathing equip

4,500th BP Completion 32%

Protective Clothing/Personnel Supplies etc 4,500th BP Completion 32%

Corporation Yard/Services Center
General Training Facility 7,000th BP Completion 50%
Two-acre Training/Evolutions Area/With Props 7,000th BP Completion 50%
Maintenance Facility 7,000th BP Completion 50%
Services Equipment and Vehicles 7,000th BP Completion 50%

Government Center Offices
Administrative Services Building (4,000 sq. ft.) 12,000th BP 85%
Services Equipment and Vehicles 12,000th BP 85%

Sheriff
19,000-Sq.-Ft. Sheriff Station 3,200th BP Completion 23%

Library
Interim Library Services 
     (through Bookmobile, Govt Ctr, and/or Community Ctr) At 1st BP Commencement 0%
Phase 1 Permanent 7,500-Sq.-Ft. Facility 3,000th BP Commencement 21%
Library Frontage Improvements 3,000th BP Commencement 21%
Phase 2 Permanent 25,500-Sq.-Ft. Facility 10,000th BP Commencement 71%

Transit
Phase 1 Equipment and Vehicles 1,000th BP Completion 7%
Phase 2 Equipment and Vehicles 2,500th BP Completion 18%
Phase 3 Equipment and Vehicles 5,000th BP Completion 35%
Transit Center 5,000th BP Commencement 35%
Phase 4 Equipment and Vehicles 7,000th BP Completion 50%

Corporation Yard

Public Works
Transit Yard 1,000th BP Completion 7%
CNG Fueling Facility 2,500th BP Completion 18%
Transit - FF&E 5,000th BP Completion 35%
Transit Office and Phase 1 Indoor Maintenance 5,000th BP Completion 35%
Fleet Services, Phase 1 Indoor Maintenance, and 
Equipment/Vehicles

5,000th BP Completion 35%

Phase 1 Roads and Equipment/Vehicles 5,000th BP Completion 35%
Transit Phase 2 Indoor Maintenance 12,000th BP Completion 85%
Fleet Services Phase 2 Maintenance and Equipment/Vehicles 12,000th BP Completion 85%
Phase 2 Roads and Equipment/Vehicles 12,000th BP Completion 85%

Sheriff
Office, FF&E, Yard Parking, and Covered Parking. 7,000th BP Completion 50%

Facility Services
Special Districts (SD) Phase 1 1,000th BP Completion 7%
SD Phase 1 Office, Indoor Storage, FF&E, and Covered Parking 3,000th BP Completion 21%
SD Phase 2, Office, Indoor Storage, FF&E and Covered Parking 4,000th BP Completion 28%
SD Phase 3, Office, Indoor Storage, FF&E and Covered Parking 5,000th BP Completion 35%

Planning 1,000th BP Completion 7%

"pfac_triggers"
Sources: Placer County, and EPS.

[1] Some triggers signify the commencement of construction, while others signify the completion of construction.
[2] Service equipment and vehicles need to be ordered 1.5 years before the station opens.

Prepared by EPS 11407 FP 22.xls  7/3/2007
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The construction of additional infrastructure in PVSP Subdivision/DP projects shall be 
guided by the following goals and principles.  (Core Infrastructure Improvements are to 
be constructed at the outset of the PVSP development and are not subject to the 
following principles).  Specific infrastructure requirements for development are 
described in detail in the Development Agreements. 
 

1. Remaining Backbone Infrastructure: 

a.  Remaining Backbone Infrastructure shall be installed as summarized in 
Table IV‐2 and as detailed in the Development Agreements. 

b.  Where a Subdivision/DP project directly abuts proposed infrastructure 
and roadway improvements, the project shall be responsible for installing 
the required roadway infrastructure improvements, as specified in the 
D.A. 

c.  The County will condition each Subdivision/DP project or tentative map 
to construct necessary improvements included in the D.A. or as 
determined necessary to serve the project as defined by the guiding 
principles. 

 
2. Secondary Road Improvements: 

a. The D.A. will provide that all Subdivision/DP projects deliver to the 
County, within 60 days of written request from the County, executed 
right‐of‐way dedication documents, in forms acceptable to the County for 
Secondary Roadway improvements, as well as the corresponding 
landscape and public utility easements that lie in the subject 
Subdivision/DP project. 

b. Precise timing and dedication requirements are defined in the D.A.s.  
Some dedications may be required earlier to facilitate development, as 
required by the D.A.s. 

c. Secondary roadways shall be constructed in logical segments, connecting 
from intersection to intersection, to provide safe and adequate access for 
each development project, as specified in the D.A.s.  Appropriate 
roadway transitions to existing streets shall be provided. 

d. Secondary roadways shall be completed as required by the D.A.s and/or 
additional traffic analysis completed as part of the entitlement (tentative 
map or use permit) processing of individual properties.  No portions of 
secondary road improvements will be subject to County reimbursement 
agreements, per the provisions of the D.A.s.  Completion of arterial 
roadways will be triggered when a minimum level of development 
occurs (as defined in the D.A.s).  This level of development may require 
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construction of roadways and infrastructure across properties outside the 
proposed Subdivision/DP project boundaries. 

e. Depending on the timing of the elementary, middle, and high school 
sites’ development, appropriate Secondary Roadways may be required by 
the County in advance of traffic study recommendations to adequately 
serve the school sites. 

f. Wherever the collectors or local roadways intersect an arterial roadway, 
that arterial or thoroughfare roadway shall be improved as a complete 
curb‐to‐curb section from that point to the next completed arterial or 
thoroughfare segment unless otherwise approved by the County. 

 
3. Frontage Improvements: 

a. Installation of roadway improvements shall avoid major gaps in frontage 
improvements—a situation in which a parcel fronting an arterial between 
two Subdivision/DP projects does not construct its frontage 
improvements to provide matching curb, gutter and travel lanes.  
Sidewalks, paths, and trails also shall be installed in this situation.  In 
certain cases, the County may permit Subdivision/DP projects to provide 
interim sidewalks, paths, and trails.  Improvements may be limited to 
landscaping and trails/paths in the right‐of‐way or open space lot as 
shown on tentative maps.  In cases where right‐of‐way acquisition or 
other constraints such as wetland permitting limit construction, partial 
improvements may be permitted subject to the approval of the County.  
Deviations from these requirements will occur only in a very limited 
number of cases.  In all cases, appropriate roadway transitions shall be 
provided back to existing roadways outside the boundaries of the 
Subdivision/DP project. 

b. Commercial and Multifamily Parcels:  Some Subdivision/DP projects, 
both large and small lot, may contain one or more commercial, religious, 
public and/or multifamily parcels.  To the extent that these parcels are 
separate lots, they will be conditioned to construct appropriate frontage 
improvements including full‐width roads, landscaping and other 
infrastructure improvements.  Improvements outside the boundaries of 
the Subdivision/DP project may be required under the terms of the D.A. 
for the project.  These parcels may develop independently of any 
residential portions of the site under conditions imposed by the County 
under a discretionary permit or other approval such as, but not limited to 
Design Review as well as the Specific Plan and D.A.  Subdivision/DP 
project development may continue under the conditions imposed on the 
respective tentative maps, Specific Plan and D.A. 
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c. Frontage on Open Space and other Public Facilities:  Subdivision/DP 
projects shall build the frontage adjacent to open space, including 
sidewalks and landscaping.  Adjacent to parks or other County Facilities, 
the developer shall build frontage, excluding sidewalks and landscaping 
(which will be built when the facility is developed).  The costs for these 
improvements are included in the PVSP Fee program, and developers 
will be eligible for credits and/or reimbursements consistent with County 
policies.  Subdivision/DP projects are also responsible for the construction 
of frontage adjacent to schools, water tanks, the cemetery, and electrical 
substation, and can enter into separate reimbursement agreements for the 
cost of those improvements. 

 
4. Other Roads:  Each Subdivision/DP project or tentative subdivision map shall 

construct, at a minimum, two points of access back to an arterial and/or major 
collector street.  Connectivity to arterials and major collectors shall be as directed 
by the County. 

a. The local and collector street systems shall be completed to provide curb‐
to‐curb construction and streetlights unless otherwise approved by the 
County.  Roadways shall be paved and completed before issuance of 
building permits as specified in the D.A.s. 

b. Interim improvements outside paved roadways may be allowed when 
approved by the County. 

 
5. Intersections: 

a. When intersections are part of the required roadway improvements, the 
intersections shall be constructed to their planned ultimate configuration.  
Where an intersection is planned for signalization, it shall be signalized 
when it is constructed or improved to meet warrants unless otherwise 
approved by the County. 

 
6. Provision of Underground Infrastructure—Water: 

a. Underground water facilities shall be installed to the ultimate planned 
capacity as part of the required road construction. 

b. Subdivision/DP projects will connect to the Core Backbone 
Infrastructure’s looped water system. 

c. Adequate water storage facilities must be provided before a 
Subdivision/DP project can proceed. 
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7. Provision of Underground Infrastructure—Recycled Water: 

a. Subdivision/DP projects shall connect to the Core Backbone 
Infrastructure’s recycled water system. 

 
8. Provision of Underground Infrastructure—Sewer: 

a. Sewer improvements shall be constructed according to the approved 
Master Sewer Plan. 

b. Subdivision/DP projects shall construct the ultimate size sewer gravity 
lines, lift station(s), and force mains shown in the Master Plan. 

c. A Subdivision/DP project may be allowed to construct an interim 
improvement such as an intermediate lift station.  In the event that 
ultimate downstream facilities (particularly in the case of a lift station) 
cannot be constructed because of extraordinary costs, lack of right‐of‐
way, or other reasons, developers may build interim facilities.  In this 
case, such interim facilities are not credited against Specific Plan fees, but 
may be partially reimbursed by other benefited Subdivision/DP projects. 

d. Any proposal to deviate from the Master Sewer Plan shall include an 
updated Master Plan and be subject to review and approval of the 
County. 

 
9. Provision of Underground Infrastructure—Drainage: 

a. Core Backbone Infrastructure, Remaining Backbone Infrastructure, and 
other storm drainage facilities shall be designed and constructed 
consistent with the Drainage Master Plan and the Other Agency 
Approvals, as described in the D.A.s. 

b. Subdivision/DP projects that design, permit, and construct permanent 
Drainage Facilities in the PVSP’s Drainage Master Plan shall be entitled to 
fee credits for eligible improvements and possible reimbursement as 
described in the D.A.s. 

c. Interim Drainage Facilities before 50‐Percent Development:  Until final 
maps or conditional use permits are recorded for more than 50 percent of 
the developable area in a drainage shed, if some or all of the downstream 
Permanent Drainage Facilities required for a Subdivision/DP project of 
the Property are economically or physically infeasible or impracticable as 
described in the D.A., the County may approve the construction of a 
combination of Permanent Drainage Facilities and other interim drainage 
facilities (i.e., temporary detention basins and/or temporary channel 
improvements).  Before approving any such Interim Drainage Facilities, 
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the Subdivision/DP project shall prepare a supplemental drainage report 
as described in the D.A., subject to the review and approval by the 
County and possibly requiring additional environmental analysis and 
review and approval by the Other Approval Agencies. 

d. Permanent Drainage Facilities after 50‐Percent Development:  Once final 
maps are recorded for more than 50 percent of the area in a drainage 
shed, if any remaining Permanent Drainage Facilities are needed to serve 
a project, then the Subdivision/DP project shall construct the additional 
Permanent Drainage Facilities required to serve the Property.  The 
Subdivision/DP project shall have no right to seek approval from the 
County for construction of any Interim Drainage Facilities. 

 
10. Sidewalks/Trails/Landscape Corridors: 

a. Sidewalks and trails adjacent to single‐family subdivisions will be 
constructed concurrently with subdivision improvements.  Sidewalks 
adjacent to multifamily or commercial parcels shall be installed 
concurrently with the subject buildings. 

b. Landscape corridors adjacent to roadways shall be installed concurrent 
with the construction of the adjacent subdivision or commercial project to 
provide sidewalks, landscaping, automatic irrigation systems, acoustic 
barriers where required, lighting or thematic elements, etc. 

c. The County may require completion of sidewalks and/or pedestrian/bike 
trails along roads outside the boundary of the Subdivision/DP project for 
the project or subdivision regardless of proposed phasing to ensure 
pedestrian connections are completed alongside thoroughfares, arterials, 
and collectors to link key land uses in the PVSP.  In this case, the 
developer shall notify the County of such construction benefiting another 
participating developer and/or enter into a cost‐sharing agreement with 
the other property owner.  When the other property owner moves 
forward with development, the other owner will either pay his/her 
proportionate share of these costs or show proof of pre‐existing cost‐
sharing agreement between the properties.  Temporary all‐weather 
sidewalks may be provided in certain locations at the discretion of the 
County. 

 
11. Trails: 

a. If a Subdivision/DP project contains trails, it shall connect to the Core 
Backbone Infrastructure’s trails system, and shall construct such trails 
when it installs the Subdivision/DP infrastructure, but no later than the 
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issuance of building permits for fifty percent of the number of residential 
units approved for the property, as defined in the D.A.s. 

b. Unless another prior developer has constructed the trail through the Dry 
Creek Corridor, property 1A, property 2, or property 8 shall be required 
to construct the entire trail through the Dry Creek corridor. 

 
12. Infrastructure and Roadway Reimbursement: 

a. Developers will be compensated for constructing infrastructure 
improvements included in Fee programs, Assessment Districts, or CFDs 
as set forth in the respective districts. 

b. When infrastructure improvements outside the boundaries of the 
Subdivision/DP project are required for a specific Subdivision/DP project 
that benefits a future Subdivision/DP project or property, and those 
improvements are not funded in an existing fee program or special 
financing district, the County shall confirm the existence of a 
reimbursement agreement or payment by the future Subdivision/DP 
projects as described in the D.A..  Any such agreements will not obligate 
the County to reimburse, but will obligate the County to condition future 
Subdivision/DP projects to reimburse for project improvements installed 
by others. 

 
13. County Facilities: 

a. Developers shall construct County Facilities based on the triggers 
summarized in Table IV‐4 and specifically defined in the D.A.s. 

b. The developers will also participate in the preparation of the Master 
Plans for County Facilities, Parks, Transit, Landscaping, Sewer and 
Drainage.  Facilities will be designed in accordance with the standards for 
facilities and improvements described in each master plan. 

c. Construction of County Facilities will include frontage improvements.  
The frontage costs will be included in the PVSP Fee program, and 
developers will eligible for fee credits and/or reimbursements consistent 
with County policies and the D.A.s. 

d. Each developer shall include the dedication of any mini‐park and/or 
additional neighborhood park sites as part of the small lot residential 
subdivision map(s) for the property. 
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LAND DEDICATIONS OR EASEMENTS 

Where a developer is unable to acquire land or obtain easements for installation of 
required infrastructure improvements on land not owned by the developer or other 
participating developer, the developer may work with the County to identify a suitable 
alternative or interim improvement in lieu of installing those improvements and may 
pursue adoption of revised conditions of approval for the Subdivision/DP project, if 
applicable.  If the improvements are not required by a tentative map condition, the 
County may initiate condemnation proceedings only after the developer(s) has made a 
good faith effort to secure the property.  In addition, the County will only pursue 
condemnation to the extent permitted pursuant to then current State and Federal law.  
All condemnation actions will be fully paid for by the developer (including the value of 
the real property), at no cost to the County, as described in the D.A.s.  No fee credits will 
be given for these costs. 
 
The County may allow alternatives to the Guiding Principles if it determines that 
adequate infrastructure and circulation are provided.  Further detail regarding timing of 
the development will be identified during implementation of the Financing Plan and 
tentative map processing by the County of Placer. 

SUBDIVISION/DP INFRASTRUCTURE REQUIREMENTS 

During implementation, when the County considers assignments for infrastructure 
construction for new tentative maps through the conformity review or design review 
process for multifamily and commercial projects, the County will examine already 
approved and developing areas and the infrastructure projects already conditioned and 
committed to complete.  To the extent that more than one development project may be 
conditioned to construct the same improvements and that all developers required to 
post security for those improvements and the County agree, an agreement may be 
concluded to allow mutual security for those improvements. 
 
Because developers will be conditioned to complete specific infrastructure 
improvements and, in many instances, will advance‐fund more than their 
“proportionate share” of infrastructure costs, private reimbursement agreements may be 
appropriate.  Private reimbursement agreements may be prepared for each development 
project providing more than its proportionate share of infrastructure costs.  Through 
either such private reimbursement agreements or the D.A.s, the developers fronting the 
cost of improvements benefiting adjacent owners may be able to recover those costs. 
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GUIDING PRINCIPLES FOR BUILDING PERMITS 

Before issuing the 1,501th building permit for Subdivision/DP projects, all Core Backbone 
Infrastructure will be fully complete and accepted by the County for public use, as 
described in the D.A.s.  It is important to recognize, however, that construction of 
infrastructure improvements will be sequenced necessarily and will take some time to 
complete.  During the design and permitting process for Core Backbone Infrastructure, a 
developer can submit and process improvement plans or tentative and final small‐lot 
subdivision maps.  After approval of these plans or map(s), the developer can begin 
construction of the improvements during or after Core Backbone improvements, as 
described in the D.A.s. 
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V. FINANCING STRATEGY AND FUNDING SOURCES 

FINANCING STRATEGY OVERVIEW 

This chapter outlines the PVSP financing strategy and describes how a combination of 
funding sources will be used to fund the Backbone Infrastructure and Public Facilities 
required to serve development in the PVSP. 
 
Unless otherwise agreed to by the County, the developers of the PVSP will be 
responsible for funding and constructing all the Backbone Infrastructure and Public 
Facilities needed to serve the Specific Plan.  In many cases, particularly in the early 
stages of each development, developers will also be required to construct or fund 
significantly more than their proportionate share of improvements for Facilities serving 
the PVSP.  A Private Reimbursement Program administered by the Development Group 
(as described in the D.A.) will serve to equalize the cost of the Backbone Infrastructure 
among the developers in the PVSP.  A series of public fee programs will be used to 
reimburse developers for advance‐funding of Public Facilities included in fee programs, 
subject to County fee credit and reimbursement policies.  Private financing will fund 
Subdivision/DP Infrastructure costs. 
 
Backbone Infrastructure and Public Facilities required for development to proceed in the 
PVSP will be funded through a combination of public and private financing, including 
private capital, existing and planned County and Special District fees, a proposed PVSP 
Fee and potential SW Placer Fee, and bond financing if available. 
 
Figure V‐1 shows a funding diagram of these programs. 

GENERAL FINANCING PLAN POLICIES 

The following financing policies shall be followed in implementing the Financing Plan 
for the Plan Area. 

1. The full costs of both on‐site and off‐site Backbone Infrastructure will be funded 
privately.  The cost of the Public Facilities required to support the Plan Area will 
be funded first and foremost from private financing and revenues generated by 
development within the Plan Area.  Some regionally‐serving Public Facilities 
may be funded by a larger fee program that includes areas both within and 
outside of the Plan Area; 

2. Development projects will be required to provide up‐front funding for the costs 
of installing and expanding the Backbone Infrastructure and Public Facilities as 
and when necessary to adequately serve and support their projects.  Developers  



Figure V-1
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will be subject to fee credits or future reimbursements for Public Facilities 
consistent with the provisions of the D.A.s.  The costs for Public Facilities will be 
allocated as much as possible based on a project’s fair share of required 
improvements; 

3. Plan Area fees will be imposed by the D.A.s, for those Public Facilities that are 
not funded by existing fee programs.  A proportionate cost allocation of the Plan 
Area fee for required Public Facilities will be established for each land use; 

4. The Financing Plan establishes methods to time the availability of infrastructure 
funding to the need for said infrastructure; 

5. The use of public financing to fund urban services shall take priority over the use 
of such financing to fund Facilities in the Plan Area; 

6. When public financing is used, the total annual tax or assessment rates for 
developed land shall not exceed fiscally prudent levels and shall be consistent 
with the Rules and Procedures of the Placer County Bond Screening Committee; 
and 

7. Before properties can be developed, such properties shall be required to annex 
into the Community Facility District (CFD) and/or the County Services Area 
(CSA) prior to recording of the final map.  Parcel maps that are found by the 
applicable hearing body to be bona fide agricultural uses and are consistent with 
their current agricultural zoning are exempt from this policy. 

KEY ELEMENTS OF THE FINANCING PLAN 

The recommended financing strategy comprises seven key elements. 

1. Provide Private Financing as Needed.  Private capital will be a major source of 
funding for the Core Backbone Infrastructure construction because a Mello‐Roos 
CFD would be limited in its bond issuance capacity at the outset of development.  
To the extent that revenues generated by fee programs, Mello‐Roos CFD(s), and 
other funding programs are insufficient to reimburse developers for required 
Backbone and Public Facility Infrastructure, project developers will be required 
to cover the estimated shortfalls.  The proposed PVSP Fee program and potential 
SW Placer Fee program will be used to reimburse developers who pay for more 
than their proportionate share of Public Facility improvements included in these 
fee programs. 

2.  Fund Improvements through Existing and Planned County/Special District Fee 
Programs.  Some PVSP Backbone Infrastructure and Public Facilities may be 
transferred to existing or planned County/Special District fee programs.  Should 
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this happen, PVSP developers may receive credits for improvements they funded 
and constructed initially. 

Because the County has not yet identified which improvements would be 
transferred, the Financing Plan assumes only that the PVSP developments will 
participate in all existing/planned fee programs by paying fees at building 
permit.  As such, beyond the costs identified in Chapter III, costs for regional 
roads and sewer treatment for PVSP are based on the amount of fee revenue for 
these categories generated by PVSP developments.  These revenues are 
mentioned in this chapter, but are excluded from the overall sources and uses of 
funds. 

3.  Fund Project Specific Public Facility Improvements Not Currently Funded in 
Existing Fee Programs through the PVSP Fee Program.  The PVSP Fee Program 
Amount is, based on the proportionate allocation of costs, for the following 
improvement categories: 

• Mini Parks and Neighborhood 
Parks 

• Community Parks 

• Community Park Facilities 

• Trails 

• On‐Site Fire Facilities and 
Equipment 

• Sheriff Substation and 
Equipment 

• Government Center 

• County Transit 

• Corporation Yard 

Chapter VI details the methodology used to calculate the PVSP Fee for 
developable land uses in the Specific Plan. 

4.   Use an Urban Services Shortfall Fee to cover annual public service funding 
deficits during the development of the PVSP.  Because of the estimated low 
levels of General Fund Revenues, though, special taxes and/or assessments paid 
annually by PVSP residential units and commercial development will be the 
primary source of funding for public services.  In certain years, facility 
maintenance and public services may be needed in advance of the existing level 
of population and business employees.  To provide coverage for these potential 
deficits, an Urban Services Shortfall Fee will be collected at building permit.  This 
fee revenue will be used as a contingency fund to pay for urban service costs in 
years where the cost is in excess of the amount of special taxes and assessments 
collected from developed property. 

5. Identify and Fund Regional‐Serving Public Facility Improvements Serving the 
Larger Southwest Placer Area through a Potential SW Placer Fee Program.  The 
SW Placer Fee program would contain regional facilities planned for the entire 
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southwest portion of the County, and costs for these facilities (listed below) are 
allocated among the major Southwest Placer development areas: 

• Library; and 

• Regional Fire Training Center. 

Chapter VI contains the calculation of the fees for the PVSP’s proportionate 
share of the costs of improvements within the SW Placer Fee program. 

6. Provide for Financing of Improvement Costs through Mello‐Roos CFDs or 
other Financing Districts, as Allowed by the County.  The County will 
determine if capacity is available for a CFD(s) that funds public infrastructure 
after consideration of the annual burdens that result after all urban services have 
been funded.  CFDs will only be formed if the total tax burden does not exceed a 
level consistent with County policies and the D.A.s. 

7. Use Grant‐Funding When Available.  Of the estimated $286.0 million in total 
school costs for the PVSP, a significant portion is anticipated to be funded 
through grants from the State of California for school facilities.  Any other grant‐
funding opportunities may also be pursued (such as library grant funding). 

FEE REVENUES GENERATED BY PVSP PARTICIPANTS 

Table V‐1 shows surplus and shortfall amounts generated by Participants through the 
various fee programs. 
 
Some of the PVSP improvements may be creditable toward existing fee programs 
administered by the County and Special Districts.  Some of these programs may require 
updating following approval of the PVSP of both the costs of improvements appropriate 
for inclusion in existing programs and integration of the PVSP land uses. 
 
For all Public Facilities improvements, a shortfall will occur between fees paid by 
Participants and the total costs until non‐Participants move forward with development.  
Developers will be required to provide funding advances to offset the funding program 
shortfalls.  In the potential SW Placer Fee Program, Participants will be advance‐funding 
the library and will be reimbursed to the extent that sufficient fees have been collected. 



Table V-1
Placer Vineyards Public Facilities Financing Plan
Summary of Estimated Fee Revenues for DA Participants

Item Cost
Fee 

Revenue
(Shortfall)/
Surplus [1]

Development Mitigation Fees App. C: Participants
Sewer Service System Annexation and Connection fees
    and Placer County Sewer Treatment TBD $93,686,703
County Road Network Capital Improvement Program
    Traffic Fee: Dry Creek Zone TBD $27,890,219
County Public Facilities Fee TBD $7,493,998
Dry Creek Watershed Drainage Improvement Zone Fee TBD $2,333,259
County of Placer-City of Roseville Joint Traffic Fee TBD $1,224,956
South Placer Regional Transportation Authority: 
    South Placer Regional Transportation and Air Quality TBD $18,420,795

Project Development Fees
Enhancement of Agricultural Water Supply Fee TBD $11,585,000
Additional Walerga Road Bridge Construction TBD $1,158,500
Regional Traffic Fee TBD $77,761,000
Highways 99/70 - Riego Road Interchange Fee TBD $4,500,415
Subsequent Traffic Fee TBD $1,560,936
Urban Services Shortfall Fee $98,791,200 $83,412,000 ($15,379,200)

Project Implementation Fees

Placer Vineyards Specific Plan Fee PVSP Costs App. D: Participants
Parks and Recreation - Mini and Neighborhood Parks $44,672,000 $37,573,505 ($7,098,495)
Parks and Recreation-- Community Parks $24,305,296 $20,443,266 ($3,862,030)
Parks and Recreation - Community Park Facilities $32,444,978 $27,289,580 ($5,155,398)
Trails $17,485,000 $14,706,440 ($2,778,560)
On-Site Fire Facilities and Equipment $15,288,000 $12,972,619 ($2,315,381)
Sheriff Substation and Equipment $12,840,000 $10,925,498 ($1,914,502)
Government Center $15,822,000 $13,380,261 ($2,441,739)
County Transit $7,744,360 $6,558,939 ($1,185,421)
Corporation Yard $27,484,000 $23,242,422 ($4,241,578)
Fee Program Formation and Update $500,000 $425,455 ($74,545)
Advanced Funding for County Administration Fee $3,500,000 $2,978,185 ($521,815)
Administration (5%) $9,904,000 $8,427,647 ($1,476,353)

Southwest Placer Fee [2] PVSP Costs App. D: Participants
Library Facilities $25,468,013 $13,289,516 ($12,178,496)
Regional Fire Center $5,832,115 $4,930,760 ($901,355)
Fee Program Formation and Update $278,732 $235,251 ($43,481)
Administration (5%) $1,081,114 $912,465 ($168,649)

Other Agency Fees PVSP Costs App. E: Participants 
PCWA Connection Fee TBD $131,608,589
School Fees [3]

Center USD $229,500,000 $52,295,000 ($177,205,000)
Elverta JESD $38,300,000 $6,866,000 ($31,434,000)
Grant JUHSD $18,200,000 $4,081,000 ($14,119,000)

"surplus_shortfall"
[1]  For facilities being constructed by the developer(s), a negative number indicates more facilities cost incurred by the
      developer(s) than would be generated by fee revenue.  This amount is a reimbursement (or credit) due to the developer(s).
[2]  Proposed Southwest Placer Fee Program is to fund regional public facilities, some of which may be located in the PVSP Area.
[3]  Shortfall to be funded through State Grants, State Financial Hardship and Local Bond Funding.  
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SOURCES OF FUNDING 

A variety of financing and funding mechanisms will be used to fund the Backbone 
Infrastructure and other Public Facilities required to serve the PVSP.  The actual funding 
sources and financing mechanisms used may vary as development proceeds.  Because of 
the scale of Core Backbone Infrastructure improvements required at the outset of 
development, private capital will be the primary source of funding to construct these 
improvements.  Developers that construct these improvements may be eligible for 
reimbursement through a debt‐financing mechanism for improvement costs. 

PRIVATE FUNDING 

Private funding will be necessary to fund Public Facilities, before the availability of 
funds from fee programs or bond financing.  Private capital used for these purposes may 
be subject to fee credits or reimbursements from future fee collections or 
reimbursements from bond sales, pursuant to County fee credit and reimbursement 
policies and other provisions set forth in the D.A.s.  In addition to providing up‐front 
funding for Public Facilities, PVSP developers will privately finance the cost of 
Backbone Infrastructure and in‐tract roads, sewer, water, and drainage facilities. 

EXISTING AND PLANNED FEE PROGRAMS 

New development in the PVSP project area will participate in existing County 
development impact fee programs, as well as new project development and project 
implementation fee programs described in the D.A.s, including those listed in the table 
on the next page. 

Development Mitigation Fee Programs 

PVSP development will participate in several existing and planned development 
mitigation fee programs as described in the D.A.s. Updates to existing fee programs may 
be required to reflect the addition of new CIP items and/or more recent cost estimates 
for items already in the CIP. 11 
 

                                                      
11 Improvements to Base Line Road, Watt Avenue, and 16th Street may be creditable toward existing or 
proposed regional road fee programs.  Project proponents continue to discuss these improvements with 
Public Works staff.  Existing and new fee programs would be updated to reflect changes in the capital 
improvement program. 



Final Report 
Placer Vineyards Specific Plan Public Facilities Financing Plan 

July 2007 
 
 

P:\11000\11407 Placer Vineyards FIA Review\Task 4 Financing Plan Base Case\Report\2007\11047 FP Final 07.07\11407 Final Fin Plan 7.07.doc 
 V‐8

 

Development Mitigation Fee [1] Public Facilities Funded Abbreviation 

Sewer Service System Annexation and 
Connection Fee and Placer County Sewer 
Treatment 

Regional Sewer Connection 
and Treatment County Sewer 

County Road Network Capital Improvement 
Program Traffic Fee: Dry Creek Zone 12 Regional Roads PCT 

Placer County Capital Facilities  Sheriff, Library, Admin. PCCF 

Dry Creek Watershed Improvement Zone Fee Drainage Connection Dry Creek 

County of Placer—City of Roseville Joint Traffic 
Fee Regional Roads Joint Traffic 

South Placer Regional Transportation 
Authority: South Placer Regional 
Transportation and Air Quality Regional Roads SPRTA 

Project Development Fees [1] Public Facilities Funded Abbreviation 

Enhancement of Agriculture Water Supply Fee Recycled water storage and 
conveyance 

Ag Water 

Additional Walerga Road Bridge Construction 
Fee 

Walerga Road Bridge Walerga Bridge 

Regional Traffic Fee (County Tier II Fee) Regional Roads Tier 2 

Highways 99/70—Riego Road Interchange Fee Interchange at 99/70 and 
Riego Road 

99/70 Riego 

Subsequent Traffic Fee Additional traffic 
improvements near or in the 
PVSP 

Subsequent 
Traffic Fee 

Urban Services Shortfall Fee Annual services deficits; 
subsidy funding toward 
affordable housing service 
costs 

USSF 

Project Implementation Fees [1] Public Facilities Funded Abbreviation 

PVSP Fee Public Facilities PVSP Fee 

SW Placer Fee [2] Regional Public Facilities SW Placer Fee 

   
 
 [1] As described in the Development Agreements. 
 [2] There is no County estimate of the fee schedule for these facilities in southern Placer County.  The fee 
schedule used in the Financing Plan is based on total estimated costs of facilities and application of the cost 
allocation methodologies outlined in Appendix D. 

                                                      
12 Revenues generated by the proposed Placer County Traffic Fee Program are included in Appendix D.  At 
this time, the draft Financing Plan does not propose to make any improvements creditable toward this fee 
program.  Future iterations may be adjusted to include proposed creditable facilities.  Not all improvements 
will be eligible for existing fee programs. 



Final Report 
Placer Vineyards Specific Plan Public Facilities Financing Plan 

July 2007 
 
 

P:\11000\11407 Placer Vineyards FIA Review\Task 4 Financing Plan Base Case\Report\2007\11047 FP Final 07.07\11407 Final Fin Plan 7.07.doc 
 V‐9

Please note, however, that the Regional Traffic and Air Quality Improvements identified 
in the South Placer Regional Transportation Program, including Placer Parkway, Sierra 
College Boulevard, and the Douglas/I‐80 Interchange, are not identified in the Financing 
Plan at this time. 
 
PVSP development will participate in several fee programs.  Table V‐1 summarizes the 
gross fee revenues generated by Participants.  Appendix C shows the detailed fee 
estimates and creditable improvements for each regional road fee program. 

• County Sewer—PVSP participants will generate revenues, as described in 
Table V‐1, for County Sewer capital improvements. 

• Placer County Traffic (PCT)—The County’s Traffic Fee Program funds major 
roadways throughout unincorporated areas of the County.  The existing program 
includes a Placer West benefit district, Sunset benefit district, and Dry Creek 
benefit district.  PVSP is in the Dry Creek benefit district.  The County has 
indicated its intent to undergo a major update to the Dry Creek benefit district 
CIP and the allocation of CIP costs across the district because the eastern half of 
the district is nearly fully developed.  For purposes of this draft Financing Plan, 
the County and the project proponents have agreed to estimate fee revenues 
based on the current fees ($2,172 per dwelling unit equivalent [DUE]). 

• County Capital Facilities Fee—The PVSP participants will generate revenues for 
the County Capital Facilities Fee program.  The total amount of fee revenues 
reflects 20 percent of the total County Capital Facilities Fee cost.  This reduction 
is due to the potential overlapping of fees in the County Capital Facilities Fee, the 
PVSP Fee Program, and the SW Placer Fee Program. 

• Dry Creek Drainage Connection Fees—PVSP Participants will contribute fee 
revenue to the Dry Creek Drainage Shed for connection fees. 

• Placer‐Roseville Joint Fee Program (regional roads)—The Placer‐Roseville Joint 
Fee Program may include improvements for three major roads with two major 
roads to be added: 

− Base Line Road (six lanes from the Sutter County line east to Foothills 
Road); 

− Walerga Bridge (four lanes from the Dry Creek Bridge to PFE Road as 
adjacent properties develop); 

− Fiddyment Road (four lanes from Base Line Road north to the northern 
boundary of the West Roseville Specific Plan); 
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− Watt Avenue13 (may be added to fee program) (six lanes from south of 
the Placer/Sacramento County line to the northern boundary of the 
Regional University Specific Plan); and 

− Blue Oaks Boulevard14 (to be added to fee program) (Placer Parkway to 
Fiddyment Road). 

• SPRTA (regional roads)—The SPRTA Fee Program funds major interchanges, 
rails and transit improvements, and regional roads.  Developers in the PVSP are 
not scheduled to construct any improvements falling under the CIP of this fee 
program, but will pay fees.  Participants will generate $20.1 million in fee 
revenues. 

Project Development Fee Programs 

In addition to the County’s existing Development Mitigation Fee programs, the PVSP 
will also generate fee revenues toward these Project Development Fee programs 
identified in the D.A.s.: 

• Agricultural Water Supply Fee—The PVSP will contribute $1,000 per residential 
dwelling unit to provide funding for additional recycled water storage and 
conveyance facilities. 

• Walerga Road Bridge Construction Fee Program—The PVSP will generate 
additional funding of $100 per residential unit toward the construction of the 
Walerga Road Bridge. 

• Tier 2 Regional Road Fee Program—The County is considering the development 
of a new Tier 2 program that likely would include improvements to Highway 65 
(e.g., widening and extension to Lincoln), construction of Placer Parkway, and 
the Interstate‐80/Highway 65 interchange.  The current estimated fee is $6,600 
per equivalent dwelling unit (EDU) for residential development and $2,000 per 
EDU for commercial development. 

• 99/70 Riego Interchange Fee—The County is planning to construct an 
interchange at the intersection of State Highways 99/70 and Riego Road in Sutter 
County.  The PVSP will participate in this fee program at a rate of $300 per 
dwelling unit equivalent. 

                                                      
13 The County intends to place Watt Avenue improvements either in the Placer‐Roseville Joint Fee Program 
or create a new joint fee program.  For purposes of this draft Financing Plan, the County and project 
proponents agreed to assume that Watt Avenue will be placed in the Placer‐Roseville Joint Fee Program. 
14 The County intends to place Blue Oaks Boulevard improvements either in the Placer‐Roseville Joint Fee 
Program or create a new joint fee program.  For purposes of this draft Financing Plan, all improvements 
remain in the PVSP Fee Program. 
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• Subsequent Traffic Fee—The PVSP will also contribute $165 per dwelling unit, 
to be applied to roadway improvements within or adjacent to the PVSP that are 
not part of any current or proposed roadway improvement but that could 
become necessary as a result of subsequent entitlement efforts or future traffic 
analysis by the County. 

Planned Project Implementation Fee Programs 

Finally, the PVSP will participate in these planned Project Implementation Fee programs 
identified in the D.A.s: 

• Urban Services Shortfall Fee Program—To provide coverage for potential 
annual deficits for the delivery of public services to PVSP residents and business 
employees, as well as provide subsidy funding toward the cost of providing 
public services to affordable housing units, developers will pay, at building 
permit, an Urban Services Shortfall Fee.  This fee revenue will be used as a 
contingency fund to cover annual shortfalls, if needed, as the project builds out. 

• Proposed PVSP Fee Program (Public Facilities)—Participants will pay a 
proportionate share of total costs for these Public Facilities: mini and 
neighborhood parks, community parks, community park facilities, trails, onsite 
fire stations, sheriff substation, government center, county transit, and 
corporation yard.  The calculation of the estimated average cost of participation 
in the PVSP Fee program by land use type is discussed in greater detail in 
Chapter VI and Appendix D.  Table V‐1 shows the amount of fee revenue 
generated by the Participants; fees generated by non‐Participants (who are also 
assigned a cost share for Facilities) are not shown in this table. 

• Proposed SW Placer Fee Program (Regional Public Facilities)—Placer 
Vineyards and other proposed projects in the SW Placer County area will 
construct public facilities designed to serve the entire SW Placer County area.  
These improvements include the regional fire training center and library 
facilities.  These facilities are included in a proposed SW Placer Fee program.  
The calculation of PVSP’s participation in this program, as well as creditable 
facilities, is discussed in more detail in Chapter VI and Appendix D, as well as 
Appendix G.  Table V‐1 shows the amount of fee revenue generated by the 
Participants; fees generated by non‐Participants are not shown in this table. 

Other Agency Fee Programs 

• PCWA (Regional Water Facilities)—Table E‐1 in Appendix E shows the 
detailed fee estimates.  At this time, the Financing Plan has not identified 
creditable improvements. 
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• School Mitigation Fees and State Funding ‐ School improvements will be 
funded through a combination of fees and State grant programs.  EPS estimates 
an at‐buildout preliminary cost of $286.0 million for the elementary schools, 
middle schools, high school and interim facilities serving the PVSP as described 
in the Specific Plan.  Local fee revenues amount to $63.2 million, based on 
2006/07 fee rates.  State grants, both for land and for school construction, are 
estimated at $191.6 million, based on estimated 2007 grant amounts.  Table V‐2 
shows the estimated cost and funding sources by school district.  The funding 
shortfall identified will be addressed through development agreements, Mello‐
Roos CFD financing or local general obligation bonds. 

 
Reader’s Note:  At this time, there is an overlap of existing fee program revenues and the 
proposed SW Placer Fee program.  For example, this draft Financing Plan shows that a Project 
will pay the full County Capital Facilities Fee, which funds public administration, library, 
Sheriff, and other items.  This Financing Plan also shows that a Project will pay the SW Placer 
Fee for library thereby creating an overlap of fees.  The County may choose to update its existing 
fee programs to include new facilities and eliminate the SW Placer Fee program.  Alternatively, 
the County may opt to reduce existing fees for the West Placer Area and instead collect the SW 
Placer Fee.  The Final Financing Plan will reflect the County’s decision. 

OTHER REVENUE SOURCES AND BOND FINANCING 

Other potential sources of funding included in the Financing Plan are listed below. 

Assessment Districts 

California statutes give local governments the authority to levy several special 
assessments for specific public improvements such as streets, storm drains, sewers, 
street lights, curbs, gutters, and sidewalks.  The agency creates a special assessment 
district defining both the area to benefit from the improvements and the properties that 
will pay for the improvements.  Thereafter, each property in the district will be assessed 
a share of the cost of improvements that is proportional to the benefit received from 
those improvements. 

Mello‐Roos CFD 

The 1982 Mello‐Roos CFD Act enables cities, counties, special districts, and school 
districts to establish CFDs and to levy special taxes to fund a wide variety of public 
facilities and services.  Proceeds of Mello‐Roos special taxes can be used for direct 
funding, acquisition, or to pay off bonds. 
 



Final Report 
Placer Vineyards Specific Plan Public Facilities Financing Plan 

July 2007 
 
 

P:\11000\11407 Placer Vineyards FIA Review\Task 4 Financing Plan Base Case\Report\2007\11047 FP Final 07.07\11407 Final Fin Plan 7.07.doc 
 V‐13

One or more Mello‐Roos CFDs may be formed over time to fund Backbone 
Infrastructure and Public Facilities.  In all cases, the County will set the tax rates or 
assessments, at the time of CFD formation, to meet the policy guidelines or target levels.  
Countywide and Urban Services will have priority over special taxes and assessments 
available to fund infrastructure and backbone infrastructure. 
 
Mello‐Roos CFDs tend to be favored over Assessment Districts, described above, 
because a finding of special benefit, which can be challenging for many community 
facilities, is not required. 
 
CFDs will not be allowed to fund facility oversizing.  Reimbursements for oversizing 
will be handled through the appropriate fee program, reimbursement agreement, or 
developer cost‐sharing agreement. 

SOURCES AND USES OF REVENUES COMPARED 

The following discussion provides a comparison of project costs and projected revenues 
at PVSP buildout.  Table V‐3 shows the proposed funding sources for each public 
facility in the PVSP. 
 
At buildout, approximately $208.5 million will be funded through the PVSP Fee 
program, $63.2 million through school mitigation fees, $33.1 million by the SW Placer 
Fee program.  Backbone Infrastructure costs, amounting to $305.6 million, plus $20.7 
million in Drainage Shed improvements, will be entirely financed and funded through a 
Private Reimbursement Program by the Development Group, as described in the D.A.s.  
The remaining gap will be funded by State grants/fees/other and developers. 
 
The estimated costs and proposed funding sources are based on the most current 
information available.  Actual public facility costs funded under each category may be 
revised as more detailed information regarding facility construction becomes available. 



Table V-2
Placer Vineyards Financing Plan
Schools: Sources and Uses

Mitigation
 School District Total Costs State Grants Fees Other Shortfall

[1] [2] [3] [4] [5]

Center USD $229,501,000 $112,213,000 $52,295,000 $60,118,000 $4,875,000

Elverta JESD $38,284,000 $14,148,000 $6,866,000 $0 $17,270,000

Grant JUHSD $18,190,000 $5,146,000 $4,081,000 $0 $8,963,000

Totals $285,975,000 $131,507,000 $63,242,000 $60,118,000 $31,108,000

schools su
Source: Appendix E

[1]  From Table E2.
[2]  From Table E-6, Table E-11 and Table E-16.
[3]  From Table E-5, Table E-10 and Table E-15.
[4]  Local Bonds or State Financial Hardship.
[5]  The shortfall will be resolved through an adjustment in school fee levels, use of other funding sources or adoption of a 
mitigation program.

Prepared by EPS 11407 schools 11_base revised and blueprint2.xls  7/3/2007
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Table V-3
Placer Vineyards Public Facilities Financing Plan
Sources and Uses of Funding: Total Plan Area

Infrastructure Type

Existing/
planned Fee 

Programs

Southwest 
Placer Fee 
Program 

School
Mitigation

Fees

Private 
Reimbursement

Program [1]

Backbone Infrastructure
Roads $129,202,889 TBD $129,202,889
Sewer $50,743,000 TBD $50,743,000
Water $53,354,945 TBD $53,354,945
Drainage - Facilities $23,521,386 TBD $23,521,386
Recycled Water $19,331,900 TBD $19,331,900
Open Space/Detention/Erosion $4,806,522 TBD $4,806,522
Dry Utilities $24,621,590 TBD $24,621,590
Subtotal Backbone Infrastructure $305,582,232 $0 $0 $0 $0 $305,582,232 $0

Other Infrastructure
Drainage Shed $20,742,680 TBD $0 $0 $0 $20,742,680 $0

Public Facilities Infrastructure
Schools $285,975,000 $0 $63,242,000 $191,625,000 $31,108,000
Government Center [2] $15,822,244 $15,822,244
Trails, Parks and Recreation $118,906,660 $118,906,660 $0
Fire Facilities and Equipment [3] $15,288,126 $15,288,126
Regional Fire Training Center $5,832,115 $5,832,115
Library $25,468,013 $25,468,013
Transit $7,744,360 $7,744,360
Sheriff $12,839,780 $12,839,780
Corporation Yard $27,484,313 $27,484,313
Subtotal Public Facilities Infrastructure $515,360,611 $198,085,483 $0 $31,300,128 $63,242,000 $191,625,000 $0 $31,108,000

Subtotal Infrastructure and Public Facilities $841,685,523 $198,085,483 $0 $31,300,128 $63,242,000 $191,625,000 $326,324,912 $31,108,000

Fee Formation and Administration
PVSP Fee Program Formation and Updates $500,000 $500,000
SW Placer Fee Program Formation and Updates $278,837 $278,837
PVSP 5% Administration $9,904,274 $9,904,274
SW Placer 5% Administration $1,565,006 $1,565,006
Subtotal Fee Formation and Administration $12,248,117 $10,404,274 $0 $1,843,843 $0 $0 $0 $0

Total $853,933,640 $208,489,757 $0 $33,143,970 $63,242,000 $191,625,000 $326,324,912 $31,108,000

"sources_uses"
[1] Some improvements may be funded through a special financing district such as a Mello-Roos CFD or Assessment District.
[2] Excludes sheriff and library portions.
[3] Excludes Regional Fire Center.

PVSP
Estimated 

Total 
Costs

Total Plan Area

Funding Sources

PVSP Fee 
Program 

[1]
State Grants/
Fees/Other

Developer/ 
Other

Placer County Fee Programs

Prepared by EPS 11407 FP 22.xls  7/3/2007
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VI. PROPOSED PROJECT IMPLEMENTATION FEES AND  
PUBLIC FEE  BURDEN ANALYSIS 

The PVSP Financing Plan proposes the creation of two new Project Implementation fee 
programs to help fund Public Facility improvements serving the project: 

• A proposed PVSP Fee funding certain Public Facilities designed to serve 
residents and employees in the PVSP; and 

• A potential SW Placer Fee funding public facilities designed to serve the 
Southwest Placer County area. 

 
In addition, the PVSP Financing Plan purposes a project development fee that provides 
contingency funding for the delivery of public services: 

• A proposed Urban Services Shortfall Fee program to fund potential annual 
deficits for the delivery of urban services and provide subsidy funding toward 
the cost of providing public services to affordable units. 

 
This chapter describes the PVSP, SW Placer and Urban Services Shortfall Fee Programs.  
In addition, this chapter examines the overall public fee burden of fee programs and 
administrative costs on developable land uses in the PVSP. 

PVSP FEE PROGRAM 

The proposed PVSP Fee program will establish the developer‐based funding source to 
fund certain plan‐wide improvements in the PVSP that are not covered under existing 
fee programs.  Development projects will be required to participate in the PVSP Fee 
program through requirements set forth in the D.A.s with the County. 

IMPROVEMENTS IN THE PVSP FEE PROGRAM 

The facilities and associated costs proposed to be funded through the PVSP Fee program 
include the following improvements that comprise Public Facilities described in 
Chapter III: 

• Mini and Neighborhood Parks  • Sheriff Substation/Equipment 

• Community Parks  • Government Center 

• Community Park Facilities  • County Transit 

• Trails  • Corporation Yard 

• On‐Site Fire Facilities and 
Equipment 
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In addition to infrastructure improvements, the PVSP Fee program contains costs for 
formation and updates, advanced funding for County Administration, and 
administration costs, which equal 5‐percent of the PVSP Facility costs.  The PVSP Fee 
program does not cover privately‐funded Subdivision/DP Infrastructure or Backbone 
Infrastructure; both of these items are handled privately. 

PVSP COST ALLOCATION 

To ensure developed land uses will fund their pro‐rata share of identified PVSP Fee 
program costs, these costs are allocated across all identified developable land uses 
(Chapter II) based on the relative benefit received from the improvements.  While the 
411 units in the SPA are excluded from the PVSP Fee program, costs are spread to the 
remaining units and commercial square footage assuming full development; if maps 
contain an amount lower than the approved units, developers will pay the balance to the 
fee program. 
 
Table VI‐1 shows the basis upon which the allocations were made.  Subdivision/DP 
Infrastructure and Backbone Infrastructure costs will be handled by the developers 
internally and are excluded from the PVSP Fee program and cost burden analysis. 
 
The Financing Plan estimates the per‐unit costs for each residential unit type or each 
commercial acre, based on current facility cost estimates (identified in Chapter III) and 
cost allocation factors discussed in this chapter. 
 
In total, it is estimated that the PVSP Fee program will cost roughly $11,600 to $15,900 
per residential unit, $36,100 per retail acre, and $41,800 per office acre (see Table VI‐2).  
These amounts include components for Public Facilities, Fee Program Formation and 
Updates, and Administration. 
 
For each facility included in the proposed PVSP Fee program, Table VI‐3 shows the 
preliminary PVSP Fee program cost per dwelling unit (for residential development) or 
per acre (for nonresidential development).  It is important to note that the estimated 
costs are preliminary and will be subject to change as more information becomes 
available or as infrastructure cost estimates are revised. 
 
As the developers in the PVSP move into the implementation stage, the following 
changes may be made in the Nexus Study implementing the Fee program: 

• Added costs for building permit and improvement plan processing for Public 
Facilities. 



Table VI-1
Placer Vineyards Public Facilities Financing Plan
Summary of Cost Allocation Basis per Infrastructure Type

Appendix Table
Infrastructure Type Residential Nonresidential Reference

PVSP Fee Program Project Costs

Parks and Recreation - Mini and Neighborhood Parks $44,671,686 Persons per Unit n/a Table D-2
Parks and Recreation - Community Parks $24,305,296 Persons per Unit n/a Table D-3
Parks and Recreation - Community Park Facilities $32,444,978 Persons per Unit n/a Table D-4
Trails $17,484,700 Persons per Unit n/a Table D-5
On-Site Fire Facilities and Equipment $15,288,126 Equivalent Persons Equivalent Persons Table D-6
Sheriff Substation and Equipment $12,839,780 Persons per Household Employees per sq. ft. Table D-7
County Transit $7,744,360 Density Factor Density Factor Table D-9
Government Center $15,822,244 Equivalent Persons Equivalent Persons Table D-8
Corporation Yard $27,484,313 Equivalent Persons Equivalent Persons Table D-10
Fee Program Formation and Update $500,000 Persons per Household Employees per sq. ft. Table D-11
Administrative Costs (5%) $9,904,274 Persons per Household Employees per sq. ft. Table D-13
Subtotal PVSP Project Costs $208,489,757

Advanced Funding for County Administration Fee $3,500,000 Persons per Household Employees per sq. ft. Table D-12
Total PVSP Project Costs $211,989,757

"factors"
Sources: Placer County January 2007 and EPS.

PVSP Assigned
Cost 

Cost Allocation Basis

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table VI-2 
Summary of PVSP Fee Program Per-Unit/Per-Acre Costs 
 

Retail Office 
per-Acre per-Acre

Improvement Category Cost [1] Cost [1]

Public Facilities $11,000 - $15,000 $27,000 $30,000

Fee Program Formation and Updates $20 - $30 $300 $400

Advanced Funding For County Admin. $150 - $220 $2,300 $3,000

Administration $420 - $640 $6,500 $8,400

Total Cost [1] $11,600 - $15,900 $36,100 $41,800

"per_unit_acre"
[1] Amounts may differ from Table VI-3 due to rounding.

Residential per-Unit 
Cost Range [1]
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Table VI-3
Placer Vineyards Public Facilities Financing Plan
Summary Cost Allocations for PVSP Fee Program

Infrastructure Type
PVSP Fee 
Program

Age-
Restricted

Low-
Density

Medium-
Density

High-
Density 

CMU 
Residential Religious Retail Office

 

Public Facilities Infrastructure

Parks and Recreation - Neighborhood Parks $44,671,686
Per Acre $8,440 $12,606 $19,762 $40,107 $47,909 n/a
Per Unit $2,393 $3,590 $3,590 $2,659 $2,659 $0

Parks and Recreation - Community Parks $24,305,296
Per Acre $4,592 $6,859 $10,752 $21,822 $26,067 n/a
Per Unit $1,302 $1,953 $1,953 $1,447 $1,447 $0

Parks and Recreation - Comm. Park Facilities $32,444,978
Per Acre $6,130 $9,155 $14,353 $29,130 $34,796 n/a
Per Unit $1,738 $2,607 $2,607 $1,931 $1,931 $0

Trails $17,484,700
Per Acre $3,303 $4,934 $7,735 $15,698 $18,752 n/a
Per Unit $937 $1,405 $1,405 $1,041 $1,041 $0

On-Site Fire Facilities and Equipment $15,288,126
Per Acre $3,617 $3,602 $5,646 $15,470 $18,480 n/a $4,466 $4,395
Per Unit $1,026 $1,026 $1,026 $1,026 $1,026 $0

Sheriff Substation and Equipment $12,839,780
Per Acre $1,939 $2,896 $4,540 $9,213 $11,006 n/a $8,423 $10,959
Per Unit $550 $825 $825 $611 $611 $0

Government Center $15,822,244
Per Acre $2,747 $4,103 $6,433 $13,055 $15,595 n/a $4,711 $4,636
Per Unit $779 $1,168 $1,168 $866 $866 $0

Transit Center and Equipment $7,744,360
Per Acre $1,993 $1,984 $3,111 $6,818 $8,144 n/a $1,226 $1,946
Per Unit $565 $565 $565 $452 $452 $0

Corporation Yard $27,484,313
Per Acre $4,772 $7,128 $11,174 $22,677 $27,089 n/a $8,184 $8,054
Per Unit $1,353 $2,030 $2,030 $1,504 $1,504 $0

Total Public Facilities Infrastructure $198,085,483
Per Acre (Rounded) $38,000 $53,000 $84,000 $174,000 $208,000 n/a $27,000 $30,000
Per Unit (Rounded) $11,000 $15,000 $15,000 $12,000 $12,000 $0

NonresidentialResidential

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table VI-3
Placer Vineyards Public Facilities Financing Plan
Summary Cost Allocations for PVSP Fee Program

Infrastructure Type
PVSP Fee 
Program

Age-
Restricted

Low-
Density

Medium-
Density

High-
Density 

CMU 
Residential Religious Retail Office

 

NonresidentialResidential

Fee Program Formation & Updates $500,000
Per Acre $75 $113 $177 $359 $429 n/a $328 $427
Per Unit $21 $32 $32 $24 $24 $0

Advanced Funding for County Administration Fee $3,500,000
Per Acre (Rounded) $528 $789 $1,237 $2,511 $3,000 n/a $2,296 $2,987
Per Unit (Rounded) $150 $225 $225 $167 $167 $0

Administration Fee $9,904,274
Per Acre $1,495 $2,234 $3,502 $7,107 $8,489 n/a $6,498 $8,453
Per Unit $424 $636 $636 $471 $424 $0

Total PVSP Fee Program $211,989,757
Per Acre (Rounded) $96,100 $137,100 $200,900 $351,000 $424,900 n/a $36,100 $41,900
Per Unit (Rounded) $11,600 $15,900 $15,900 $12,700 $12,600 $0

"PVSP_summ_alloc"

Prepared by EPS 11407 FP 22.xls  7/3/2007
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POTENTIAL SW PLACER FEE PROGRAM 

There are several planned and proposed projects in Southwest Placer County.  These 
projects, highlighted in Map I‐3 in Chapter I, include the Regional University Specific 
Plan, Placer Ranch Specific Plan, Curry Creek Community Plan, and Riolo Vineyards. 

IMPROVEMENTS IN THE SW PLACER FEE PROGRAM 

Proposed projects in the South Placer County area will develop public facilities designed 
to serve the entire South Placer County area. 
 
The SW Placer Fee program includes the following type of facilities: 

• Library and associated equipment; and 

• Regional fire training center. 
 
Should the County choose to update its existing fee programs (i.e., County Capital 
Facilities fee), a SW Placer Fee program may no longer be needed.  This Financing Plan 
presents the SW Placer Fee program as one method through which regional 
improvement funding could be handled. 
 
Table VI‐4 contains a summary of preliminary improvement costs planned for 
improvements in South Placer County that could be included in a SW Placer Public 
Facilities CIP.  Table VI‐5 shows the improvement items in additional detail for each 
category.  Total estimated costs amount to approximately $54.8 million. 
 
In addition, the County may request that other projects located in SW Placer Cities 
benefiting from improvements pay a proportionate share. 

COST ALLOCATION 

Other SW Placer Projects Participating in the SW Placer Fee Program 

The projects moving forward most quickly at this time are the PVSP, Regional 
University Specific Plan (RUSP), and Placer Ranch Specific Plan (PRSP).  As Tables VI‐6 
and VI‐7 show, costs for improvements are assigned to the PVSP, RUSP, and PRSP; 
regional fire costs are also shared among other proposed and planned projects in SW 
Placer County.  Please note that both participation and actual cost assignments are 
preliminary and will be refined during and after the public review process. 



Table VI-4
Placer Vineyards Public Facilities Financing Plan
Summary of Southwest Placer Fee Preliminary CIP

 Category Total Cost

Library Facilities $25,468,013

Regional Fire Center $26,230,211

Administration (5% of Facilities Total) $2,584,911

Fee Formation & Updates $500,000

Total Regional Facility Costs (Rounded) $54,800,000

"summ_WestPlacer_CIP"

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table VI-5
Placer Vineyards Public Facilities Financing Plan
Southwest Placer Regional Fee Preliminary CIP

 Category 
Number of

Units
Unit 
Type

Cost per
Unit [1]

Total 
Cost

Regional Facilities

Library Facilities (located in Placer Vineyards)
Interim Library Facility, FF& E, Collection N/A - $1,616,500 $1,616,500
Phase 1 Permanent Library Facility, FF& E, Collection 7,500 bldg sq. ft. $697 $7,222,575
Phase 2 Permanent Library Facility, FF& E, Collection 18,000 bldg sq. ft. $697 $15,738,615
Street Frontage Costs 1 lump sum $890,323 $890,323
Total Library Facilities $25,468,013

Regional Fire Training Center (located in Placer Ranch) [2] 1 lump sum $26,230,211

Subtotal Regional Facilities Cost $51,698,224

Administration 5 percent $2,584,911

Fee Formation & Updates $500,000

Total Regional Facility Costs $54,783,135

"westplacer_cip"
Source: Placer County Facilities Timing Sheet (Placer County Executive Office - June 28, 2007).

[1] Cost per unit refers to cost per building square feet of Phase 1 and Phase 2 facility construction and does not include 
     cost of FF&E or Collection.  Multiplying the square feet by the cost per unit will not equal the total cost as shown.
[2] Placer Vineyards and Regional University share of the Regional Fire Training Center updated in June 2007.  Placer Ranch and
     other jurisdiction costs from 2005.

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table VI-6
Placer Vineyards Public Facilities Financing Plan
Project Participation in Various Components of Southwest Placer Fee Program

University University
 Category Residential Nonresidential Residential Nonres. Residential Nonres. Residential Nonres.

Library Facilities X X X

Regional Fire Center X X X X X X X X X

Administration (5%) X X X X X X X X X

Fee Formation & Updates X X X X X X X

"participation"

Regional University Other Placer
Placer Vineyards Non-University Non-University County Development

Placer Ranch

Prepared by EPS 11407 FP 22.xls  7/3/2007
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Table VI-7
Placer Vineyards Public Facilities Financing Plan
Summary of Southwest Placer Fee Allocation of Preliminary CIP

 Category Total Cost Percent Cost Percent Cost Percent Cost Percent Cost

Library Facilities $25,468,013 62% $15,790,168 23% $5,857,643 15% $3,820,202 0% $0

Regional Fire Center [2] $26,230,211 22% $5,832,115 25% $6,443,136 7% $1,816,552 46% $12,138,408

Subtotal Library & Reg. Fire Center $51,698,224 $21,622,283 $12,300,779 $5,636,754 $12,138,408

Administration (5% of Subtotal) $2,584,911 42% $1,081,114 24% $615,039 11% $281,838 23% $606,920

Fee Formation and Updates $500,000 56% $278,837 27% $133,809 17% $87,354 0% $0

Total Regional Facility Costs (Rounded) $54,783,000 $22,982,000 $13,050,000 $6,006,000 $12,745,000

"summ_swp_cip"
Source: Placer County Facilities Timing Sheet (Placer County Executive Office - June 7, 2007).

[1] Library and fee formation allocations based on share of residential population (library) or persons served (fee formation) per Placer County.
[2] Share of Regional Fire Center costs per Placer County Executive Office (updated PV cost provided June 28, 2007; RU provided June 1, 2007).  
     Placer Vineyards and Regional University share in 2006 dollars.  All others in 2005 dollars.

Placer Vineyards [1] Regional University [1] Placer County Dev. Placer Ranch [1]
Allocation to Allocation to Allocation to OtherAllocation to 

Prepared by EPS 11407 FP 22.xls 7/3/2007
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PVSP Cost Assignment 

Of the total $54.8 million in the SW Placer CIP, the PVSP’s proportionate share amounts 
to $22.9 million.  This amount is based on the following assumptions: 

• 62 percent of Library Facilities (preliminary estimate); 

• 22 percent of the Regional Fire Training Center (according to Placer County Fire 
Department estimates);  

• 42 percent of administration cost; and 

• 56 percent of Fee formation and update costs. 
 
The PVSP’s share of total costs is spread across the approved residential units and 
commercial square footage.  Please note that, similar to the PVSP Fee program, the 411 
units in the SPA are excluded from the SW Placer Fee program.  In addition, the SW 
Placer Fee cost allocation does not assign a cost to commercial development for library 
improvements. 
 
Appendix G contains a complete set of background tables including all demographic 
assumptions, density assumptions, and other assumptions driving the cost allocation 
amongst projects and within each proposed project. 

RESULTING SW PLACER FEE IN THE PVSP 

Table VI‐8 shows the resulting per‐unit fee for residential uses, as well as fees for retail 
and office development on a per‐1,000‐square‐foot basis and a per‐acre basis.  The total 
fee also includes the cost to form and update the program, as well as an additional 
5 percent to administer the program. 
 
Total SW Placer fees for PVSP development are summarized below (rounded to the 
nearest $10): 

• Single‐family unit fees amount to $1,760 for improvements in the SW Placer Fee 
program; 

• Multifamily unit fees amount to $1,490 for improvements; 

• $1,380 per age‐restricted unit; 

• Retail fees amount to $50 per 1,000 building square feet or $650 per acre; and 

• Office fees amount to $60 per 1,000 building square feet or $760 per acre. 



Table VI-8
Placer Vineyards Public Facilities Financing Plan
SW Placer Fees by Project and Land Use - Placer Vineyards

 Facility Single Family Multifamily Age-Restricted

per 1,000 per acre per 1,000 per acre per 1,000
Cost per Land Use per Unit per Unit per Unit Bldg. Sq. Ft. .30 FAR Bldg. Sq. Ft. .29 FAR Bldg. Sq. Ft. per acre

Library Facilities $1,242 $994 $894 $0 $0 $0 $0 N/A N/A 

Regional Fire Center $416 $416 $416 $33 $435 $33 $421 N/A N/A 

Subtotal Library & Reg. Fire Center $1,658 $1,410 $1,311 $33 $435 $33 $421 N/A N/A 

Administration Cost Component (5%) [1] $80 $64 $58 $13 $175 $22 $272 N/A N/A 

Fee Formation & Updates $21 $17 $15 $3 $45 $6 $70 N/A N/A 

Total Fee per Land Use $1,759 $1,491 $1,383 $50 $655 $60 $763 NA NA 

"swp_fees_proj"
Source: EPS.

[1] 5-percent administration component is a percent of the combined cost of the library and regional fire center.

Residential Nonresidential
Retail Office Industrial

Prepared by EPS 11407 FP 22.xls  7/3/2007

VI-13



Final Report 
Placer Vineyards Specific Plan Public Facilities Financing Plan 

July 2007 
 
 

P:\11000\11407 Placer Vineyards FIA Review\Task 4 Financing Plan Base Case\Report\2007\11047 FP Final 07.07\11407 Final Fin Plan 7.07.doc 
 VI‐14

Implementation of the SW Placer Fee Program 

Should the County choose to move forward with the proposed SW Placer Fee program, 
the next iteration of this Financing Plan would allocate the CIP by using a more refined 
methodology, one that allocates costs to additional future users (e.g., Curry Creek, Riolo 
Vineyards) as is deemed appropriate. 

PUBLIC FEE BURDEN ANALYSIS 

Table VI‐9 shows the resulting public fee burden of all known public fees imposed on 
PVSP development.  Residential per‐unit fees are $48,700‐ $62,600 for development in 
Center Unified School District and $53,500‐$77,400 for development in Elverta/Grant 
school districts.  Fees amount to roughly $166,900 and $235,000 per retail and office acre, 
respectively.  Table VI‐10 shows the detailed public fee burden by land use for the 
PVSP.  Table VI‐11 shows the translation of retail and office fees from a per 1,000 sq. ft. 
basis to a per‐acre basis for Development Mitigation and Project Development Fees. 
 
Please note that these costs do not include school site improvements. 
 
As these costs become available, the public fee burden may be updated. 
 
In addition, the public fee burden excludes these items: 

• Backbone Infrastructure costs; 

• Drainage Shed improvements; 

• Secondary road costs; 

• Habitat mitigation; 

• Land acquisition for off‐site open space and environmental mitigation; 

• Subdivision/DP Infrastructure;  

• In‐tract improvements; and 

• Land dedication, right‐of‐way (excluding roads), and easement costs. 
 
These items are handled privately and are not included in the public fee burden analysis 
for the Financing Plan. 
 
Also, as mentioned previously, an overlap currently exists between existing fee 
programs (i.e., County Capital Facilities Fee) and potential fee programs (i.e., SW Placer 
Fee and PVSP Fee).  As the County and project proponents move toward a more defined 
set of fee programs, the Financing Plan will be updated. 



Table VI-9
Placer Vineyards Public Facilities Financing Plan
Public Fee Burden Analysis Summary

 Item
Low-

Density 
Medium-
Density

High-
Density 

CMU 
Residential Retail Office

Estimated Fee Burden [1] (Property within Center USD)

Development Mitigation Fees $11,400 $9,900 $9,800 $9,800 $80,500 $127,900
Project Development Fees $15,400 $15,400 $12,600 $12,600 $36,200 $43,400
Project Implementation Fees $17,800 $17,800 $13,700 $13,700 $36,800 $42,600
Other Agency Fees $18,000 $18,000 $12,600 $12,600 $13,400 $21,000

Total Fee Burden $62,600 $61,100 $48,700 $48,700 $166,900 $235,000

Estimated Fee Burden [1] (Property within Elverta JESD & Grant JUHSD)

Development Mitigation Fees $11,400 $9,900 $9,800 $9,800 $80,500 $127,900
Project Development Fees $15,400 $15,400 $12,600 $12,600 $36,200 $43,400
Project Implementation Fees $16,100 $16,100 $12,200 $12,200 $36,100 $41,900
Other Agency Fees [2] $32,800 $32,800 $17,400 $17,400 $13,400 $21,000

Total Fee Burden $77,400 $75,900 $53,500 $53,500 $166,900 $235,000

Estimated Home Sales Price $700,000 $500,000 $350,000 $350,000

Total Fees as a percent of Sales Price [3]
Property within Center USD 8.9% 12.2% 13.9% 13.9%
Property within Elverta JESD & Grant JUHSD 11.1% 15.2% 15.3% 15.3%

"cost_burden_summ"
[1] All Figure rounded to the nearest hundred.
[2] Includes supplemental funding.
[3] "Feasibility Range", based on numerous feasibility analyses conducted by EPS over the last two decades, 
        is described as follows:

Below 15%: Clearly feasible

15% - 20%:

Above 20%: Infeasible

Questionable feasibility, may depend on other factors such as 
advance funding requirements and absorption

Residential (per Unit) Nonresidential (per Acre)
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Table VI-10
Placer Vineyards Public Facilities Financing Plan
Public Fee Burden Analysis

 Fee Category
Age-

Restricted
Low-

Density
Medium-
Density

High-
Density 

CMU 
Residential Religious Retail Office

Development Mitigation Fees
Sewer Service System Annexation and Connection fees
    and Placer County Sewer Treatment [1] $7,190 $7,190 $7,190 $7,190 $7,190 $7,190 $26,100 $62,639
County Road Network Capital Improvement Program
    Traffic Fee: Dry Creek Zone $2,172 $2,172 $1,325 $1,325 $1,325 $2,172 $34,179 $41,014
County Public Facilities Fee [2] $91 $139 $139 $99 $99 $139 $205 $246
Dry Creek Watershed Drainage Improvement Zone Fee $212 $212 $212 $135 $135 $212 $403 $483
County of Placer-City of Roseville Joint Traffic Fee $91 $91 $91 $56 $56 $91 $1,427 $1,712
South Placer Regional Transportation Authority:
South Placer Regional Transportation and Air Quality $1,591 $1,591 $971 $971 $971 $1,591 $18,192 $21,831
Subtotal Development Mitigation Fee Programs $11,347 $11,395 $9,927 $9,776 $9,775 $11,395 $80,505 $127,926

Project Development Fees
Enhancement of Agricultural Water Supply Fee $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 n/a n/a 
Additional Walerga Road Bridge Construction $100 $100 $100 $100 $100 $100 n/a n/a 
Regional Traffic Fee $6,600 $6,600 $6,600 $4,052 $4,052 $6,600 $31,472 $37,767
Highways 99/70 - Riego Road Interchange Fee $300 $300 $300 $184 $184 $300 $4,721 $5,665
Subsequent Traffic Fee $165 $165 $165 $101 $101 $165 n/a n/a 
Urban Services Shortfall Fee [3] $7,200 $7,200 $7,200 $7,200 $7,200 $7,200 n/a n/a 
Subtotal Project Development Fees $15,365 $15,365 $15,365 $12,638 $12,638 $15,365 $36,193 $43,431

Project Implementation Fees
Placer Vineyards Specific Plan Fee

Parks and Recreation - Mini and Neighborhood Parks [4] $2,393 $3,590 $3,590 $2,659 $2,659 $0 n/a n/a 
Parks and Recreation - Community Parks [4] $1,302 $1,953 $1,953 $1,447 $1,447 $0 n/a n/a 
Parks and Recreation - Community Park Facilities [4] $1,738 $2,607 $2,607 $1,931 $1,931 $0 n/a n/a 
Trails $937 $1,405 $1,405 $1,041 $1,041 $0 n/a n/a 
On-Site Fire Facilities and Equipment $1,026 $1,026 $1,026 $1,026 $1,026 $0 $4,466 $4,395
Sheriff Substation and Equipment $550 $825 $825 $611 $611 $0 $8,423 $10,959
Government Center $779 $1,168 $1,168 $866 $866 $0 $4,711 $4,636
County Transit $565 $565 $565 $452 $452 $0 $1,226 $1,946
Corporation Yard $1,353 $2,030 $2,030 $1,504 $1,504 $0 $8,184 $8,054
Subtotal PVSP Fee Excluding Administration Fees $10,643 $15,169 $15,169 $11,536 $11,536 $0 $27,010 $29,990
Fee Program Formation and Update $21 $32 $32 $24 $24 $0 $328 $427
Advanced Funding for County Administration Fee $150 $225 $225 $167 $167 $0 $2,296 $2,987
Administration (5%) $424 $636 $636 $471 $471 $0 $6,498 $8,453
Subtotal PVSP Fee $11,238 $16,062 $16,062 $12,197 $12,197 $0 $36,132 $41,857

Southwest Placer Fee
Library Facilities $1,242 $1,242 $1,242 $994 $994 $994 TBD TBD
Regional Fire Center $416 $416 $416 $416 $416 $416 $435 $421
Fee Formation/Updates $21 $21 $21 $17 $17 $21 $45 $70
Administration (5%) $80 $80 $80 $64 $64 $64 $175 $272
Subtotal SW Placer Fee Program $1,759 $1,759 $1,759 $1,491 $1,491 $1,495 $655 $763

Subtotal Project Implementation Fees $12,998 $17,821 $17,821 $13,688 $13,688 $1,495 $36,787 $42,620

Other Agency Fees
PCWA Connection Fee $11,406 $11,406 $11,406 $10,265 $10,265 $11,406 $8,838 $15,554

School Fees
Center USD School Fees $378 $6,575 $6,575 $2,367 $2,367 $6,575 $4,574 $5,489

Total Fees within Center USD [5] $51,494 $62,562 $61,094 $48,733 $48,733 $46,236 $166,896 $235,020

Elverta JESD School Fees $234 $4,125 $4,125 $1,485 $1,485 $4,125 $2,831 $3,398
Grant JUHSD School Fees $144 $2,450 $2,450 $882 $882 $2,450 $1,742 $2,091
Supplemental Funding [6] $0 $14,800 $14,800 $4,800 $4,800 $14,800 $0 $0

Total Fees within Elverta JESD/Grant JUHSD [5] $51,494 $77,362 $75,894 $53,533 $53,533 $61,036 $166,896 $235,020

"fee_summary"
[1]  Reflects the preferred alternative with all sewage handled by DCWWTP.
[2]  Reflects 20% of current fee.  EPS estimates an 80% credit to avoid overlap with PVSP fee program sheriff and government center, and SW Placer library fee.
[3]  Current estimates show the need for an Urban Services Shortfall Fee of $4,100/unit.  This amount shows a contingency of $3,100/unit based on sensitivity analysis led by the County.
[4]  Replaces the County's Park and Recreation Facilities fee.
[5]  Fees estimated based on single-family home size of 2,500 sq ft and age-restricted and multifamily home sizes of 900 sq ft.  Age-restricted fees equivalent to commercial fees per sq. ft.
     Commercial fees per acre calculated using floor area ratios of .25 for commercial and .30 for office. Fees payable for building permit are based on actual building square footage.  
[6]  Supplemental funding in the Elverta/Grant District could be approximately $4,800-$14,800/unit; these fees are being negotiated and will change in the future.

NOTE: The Financing Plan Public Burden does not include these components:  Backbone Infrastructure, public land equalization payments, In- tract subdivision improvements, 
             "secondary" road and improvement cost, land acquisition cost for off-site environmental mitigation, or costs for affordable housing units.

Nonresidential (per acre)Residential (per unit)
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Table VI-11
Placer Vineyards Public Facilities Financing Plan
Summary of Nonresidential Cost per Acre

Fee Category
Fee per 

1,000 sq. ft. FAR
Total Fee per 

Acre
Fee per 

1,000 sq. ft. FAR
Total Fee per 

Acre

Development Mitigation Fees
Sewer Service System Annexation and Connection fees
    and Placer County Sewer Treatment $2,397 0.25 $26,100 $4,793 0.30 $62,639
County Road Network Capital Improvement Program
    Traffic Fee: Dry Creek Zone $3,139 0.25 $34,179 $3,139 0.30 $41,014
County Public Facilities Fee [1] $94 0.25 $205 $94 0.30 $246
Dry Creek Watershed Drainage Improvement Zone Fee $37 0.25 $403 $37 0.30 $483
County of Placer-City of Roseville Joint Traffic Fee $131 0.25 $1,427 $131 0.30 $1,712
South Placer Regional Transportation Authority: 
    South Placer Regional Transportation and Air Quality $1,671 0.25 $18,192 $1,671 0.30 $21,831

Project Development Fees
Enhancement of Agricultural Water Supply Fee [2] n/a 0.25 n/a n/a 0.30 n/a
Additional Walerga Road Bridge Construction [2] n/a 0.25 n/a n/a 0.30 n/a
Regional Traffic Fee $2,890 0.25 $31,472 $2,890 0.30 $37,767
Highways 99/70 - Riego Road Interchange Fee $434 0.25 $4,721 $434 0.30 $5,665
Subsequent Traffic Fee [2] n/a 0.25 n/a n/a 0.30 n/a
Urban Services Shortfall Fee [2] n/a 0.25 n/a n/a 0.30 n/a

Total Nonresidential Fees $10,791 $116,698 $13,188 $171,358

"non_res_summ"
[1]  Reflects 20% of current fee.  EPS estimates an 80% credit to avoid overlap with PVSP fee program sheriff and government center, 
      and SW Placer library fee.
[2] This fee only applies to residential development.

Retail Office
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TWO‐PERCENT TEST 

Table VI‐12 shows the total level of annual taxes and assessments for a range of 
residential home sales prices, based on the current Urban Services Plan and excluding 
any infrastructure taxes.  With these assumptions, total taxes/assessments reach 1.39–
1.45 percent for LDR units, 1.45–1.54 percent for MDR units, and 1.37–1.47 percent for 
HDR units. 



Table VI-12
Placer Vineyards Public Facilities Financing Plan
Total Taxes on Residential Units 

Item
Low End 

Sales Price
High End 

Sales Price
Low End 

Sales Price
High End 

Sales Price
Low End 

Sales Price
High End 

Sales Price

Estimated Sales Price $600,000 $700,000 $500,000 $600,000 $300,000 $400,000

Homeowners Exemption $7,000 $7,000 $7,000 $7,000 $7,000 $7,000

Estimated Assessed Value $593,000 $693,000 $493,000 $593,000 $293,000 $393,000

Annual Assessments/Taxes

Target Taxes/Assessments $9,490 $11,090 $7,890 $9,490 $4,690 $6,290

Property Tax $5,930 $6,930 $4,930 $5,930 $2,930 $3,930

Annual Services $2,410 $2,410 $2,410 $2,410 $1,250 $1,250

Infrastructure Max Tax TBD TBD TBD TBD TBD TBD

School Bonds (Center USD) [2] $280 $330 $230 $280 $140 $190

Total Taxes and Assessments $8,620 $9,670 $7,570 $8,620 $4,320 $5,370

Annual Assessments/Taxes

Target Taxes/Assessments 1.60% 1.60% 1.60% 1.60% 1.60% 1.60%

Property Tax 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%

Annual Services 0.41% 0.35% 0.49% 0.41% 0.43% 0.32%

Infrastructure Max Tax TBD TBD TBD TBD TBD TBD

School Bonds (Center USD) [2] 0.05% 0.05% 0.05% 0.05% 0.05% 0.05%

Total Taxes and Assessments 1.45% 1.39% 1.54% 1.45% 1.47% 1.37%

"2%_test"
[1] Includes age-restricted unit.
[2] Reflects current bond debt only.  Does not include future bond sales.  Future bond sales should not affect the future 
     rate as a percent of home sales price.

High-Density 
Residential

Medium-Density 
Residential

Low-Density 
Residential [1]

Consultant Reports
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VII. FUNDING OF PUBLIC SERVICES 

The Financing Plan addresses funding for construction of Backbone Infrastructure and 
Public Facilities.  The constructed infrastructure, including Public Facilities, also will 
require a source of ongoing operations and maintenance funding.  The Placer Vineyards 
Urban Services Plan provides a detailed discussion of the costs and potential funding 
sources for operations and maintenance of PVSP infrastructure and facilities, as well as 
public services (i.e., parks programming, fire services, and law enforcement).  More 
specifically, the Urban Services Plan describes the service levels and financing strategy 
to fund an urban level of public services that will be provided to Placer Vineyards’ 
future residents, businesses and employees.  The Urban Services Plan accomplishes this 
strategy through the steps and goals described in that plan. 

PUBLIC SERVICES PROVIDED TO THE PVSP 

The Urban Services Plan estimates the cost to provide the following public services to 
residents and employees in the PVSP: 

• Fire Protection and suppression 
services, including ambulance and 
paramedic services; 

• Countywide Services (e.g., probation, 
health services, etc.); 

• Sheriff Protection; • Library Services; 

• Trails and Parks; • Transit Services; 

• Open Space Maintenance, including 
off-site open space and habitat 
mitigation; 

• Recreation Services; 

• Landscape Corridors Maintenance; • Road Maintenance; 

 • Any other service provided by the 
County to the PVSP that may be 
allowed by law to be funded through a 
CFD or CSA. 

 
Please note that some local in‐tract roads may be private and funded solely through 
Homeowners Association (HOA) Fees. 

 
Some infrastructure types such as water and sewer also have established funding 
sources for operations and maintenance in the form of user fees. 
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URBAN SERVICES ANNUAL COSTS AND FUNDING 

The draft Urban Services Plan specifies the projected gross annual costs and net annual 
costs to provide an urban level of services for each service category described above. 
 
Because of the estimated low level of tax revenues, a special tax and/or assessment on 
residential units and commercial building square footage will also be used to fund 
public services.  Finally, an Urban Services Shortfall Fee will be collected at building 
permit to provide coverage for any potential deficits.  This fee revenue estimated in 
Chapter V will be used as a contingency fund to cover annual shortfalls, if needed, as the 
project builds out. 
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VIII. UPDATES AND IMPLEMENTATION OF THE 

FINANCING PLAN 

This draft Financing Plan will be revised as part of the public review process of the 
PVSP and Environmental Impact Report.  A Final Financing Plan will be prepared for 
approval by the Board of Supervisors in conjunction with the approval of the Specific 
Plan. 
 
Following Board approval of the Specific Plan, implementation of the Financing Plan 
strategies will require these steps: 

• updates to existing and planned fee programs; 

• creation of the proposed PVSP Fee program; 

• creation of the potential SW Placer Fee program (pending County direction); 

• formation of CSA(s), CFD(s) and/or Assessment Districts to fund public services; 
and 

• creation of other proposed regional fee programs, as needed. 
 
The County may consider implementation of an infrastructure CFD after there are 
adequate assurances that public services are funded.  Any CFD funding would be 
consistent with the County/Special District’s policies. 

CHANGES IN THE CAPITAL IMPROVEMENT AND 
FINANCING PROGRAMS 

It is anticipated that as the Financing Plan is implemented, the infrastructure costs and 
available funding sources will change as development occurs.  As a result, the Financing 
Plan must be flexible enough to appropriately accommodate these changes.  Changes in 
the actual or assumed infrastructure cost estimates or funding of the infrastructure 
should be re‐evaluated in the context of the overall financing strategy to ensure required 
funding is available when needed. 
 
Possible refinements, subject to approval of the County, are listed below: 

• New or revised infrastructure projects; 

• New cost information based on actual construction costs, updated engineering 
estimates, or changes in the land use plan; 

• Determination of the need to replace or widen certain existing roads; 

• New funding source data; 
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• Inflation adjustments to cost and funding data; and 

• Land use changes to the PVSP. 
 
In addition, other pending changes include those listed here: 

• Addition of offsite Right‐of‐Way land purchase; 

• Updating fee program information and refinement of the SW Placer Fee 
program, pending County direction; 

• Addressing existing overlap between existing County fee programs and 
proposed and potential fee programs; and 

• Determining which road, water, sewer, and drainage improvements are 
creditable toward existing and potential fee programs. 

 
Changes in the financing program could include higher or lower cost estimates, as well 
as changes in funding sources.  Costs and funding sources also will need to be adjusted 
annually to reflect inflation costs, as information contained in the Financing Plan is 
shown in year 2006 dollars. 

FUTURE ADJUSTMENTS TO EXISTING AND NEW FEE PROGRAMS 

Existing and newly created fee programs will be adjusted in the future for several 
reasons: 

• cost information is continually updated and refined; 

• it may be determined that certain PVSP improvements would be more 
appropriately included in existing County and/or other special district fee 
programs; and 

• other factors. 
 
Costs for Facilities improvements may cost more than originally anticipated when the 
fee program was created or last updated.  As a result, these added costs would need to 
be funded by development in the PVSP, though some development projects may have 
already been completed. 

FEE CREDITS AND REIMBURSEMENTS 

The County will require developers to advance‐fund and/or construct certain 
infrastructure and other associated costs contained in the Placer Vineyards CIP.  The 
improvements that are advance‐funded may be Facilities programmed for funding 
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through existing fee programs, the proposed PVSP Fee or SW Placer Fee, bond proceeds, 
or private funding. 
 
If the project developers are required to advance‐fund or provide shortfall funding for 
improvements constructed initially, the project developers may be entitled to fee credit 
or reimbursement from future development in the PVSP.  If the private 
funding/financing includes oversizing for areas outside the PVSP, the project developer 
also will likely be entitled to future reimbursements from development areas generating 
fees for those facilities.  The Financing Plan does not currently include costs for any 
improvements oversized in areas outside of the PVSP.  The County is working to 
address these requirements, primarily associated with major roads, and will determine 
these amounts at a later time.  In addition, other development projects may be subject to 
participation in the funding of regional roads built by developers within the PVSP.  The 
details of the improvements and financial participation will be sorted out as other 
development projects move forward. 
 
CFDs will not be allowed to fund facility oversizing.  Reimbursements for oversizing 
will be handled through the appropriate fee program, reimbursement agreement, or 
developer cost sharing agreement. 
 
Fee credit/reimbursement programs for existing and proposed development fee 
programs will require agreement among the developers, the County, and any other 
applicable agencies who will administer the fee programs, such as the school districts.  
The policies and procedures for providing fee credits and reimbursements will be set 
forth in the implementing documents for the Fee programs. 
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