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7.10  FUNDING OF PUBLIC FACILITIES/IMPROVEMENTS

Public facilities may be fi nanced through a variety of funding sources that include but are not limited to developer funding, 

federal and state subsidies and citywide impact fee programs. Extensive backbone infrastructure, road and street networks, 

water, sewer and storm drain facilities are necessary to facilitate the build-out of Th e Preserve MDP.  Several funding sources 

may be utilized to provide adequate fi nancing to implement the development of the project site infrastructure.  Utilizing 

the various fi nancing sources will assist in constructing required site improvements and abate additional demands that may 

be placed on existing City facilities. A revised Financing Services Plan will be submitted for compliance with the City’s 

requirement.

Once fi nancing has been agreed to, a development agreement will be developed and executed between the developer, their 

successors and the principle fi nancing offi  cials prior to the approval of subdivision tentative maps.  Bonds in amounts 

established by the City should be required to guarantee work on any improvements the City will ultimately accept.

Th e Preserve is intended to be a self-supporting project with the developers being responsible for the improvements necessary 

for build-out.  Chapter 7 outlines in detail the overall project phasing; fi nancial cost implications, a proportional sharing and 

benefi t analysis and an in-depth look at possible funding sources.  Financing options that may be considered include:

Development impact fees• 

Special Assessment Districts• 

Community Facilities Districts (CFDs)• 

Landscape and Lighting Districts (LLDs)• 

Developer-provided funding• 

Land acquisition and dedication• 

7.10.1 DEVELOPMENT IMPACT FEES

Th e City of Stockton has implemented development impact fees as a method to assist in the fi nancing for the 

construction of public facilities.  Th ese fees are intended to mitigate the impacts created by new development.  

Th e defi nition of this fee is simply “a monetary exaction, other than a tax or special assessment, which is charged 

by a local agency to the applicant in connection with approval of a development project for the purpose of 

defraying all or a portion of the cost of public facilities related to the development project.”  

Th e City of Stockton uses a Development Impact Fee Program that is subject to annual increases based on the 

Construction Cost Index.  Development impact fee programs are an eff ective funding source for public improvements, 
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however the fees are not always collected in a manner that allows improvements to be constructed in a timely fashion.  

It may take the City a considerable amount of time to collect fees adequate to complete a single improvement project.  

It is unlikely that fees collected using this mechanism would fund 100% of the improvement costs associated with Th e 

Preserve MDP.  Because of this, additional public debt fi nancing mechanisms should be explored.

7.10.2 PUBLIC DEBT FINANCING PROGRAMS

Several public debt fi nancing programs are off ered by the State of California to assist in the fi nancing of public 

improvements.  Th ese State-off ered fi nancing programs distinguish themselves from traditional construction 

fi nancing sources in that they off er lower interest rates and tax exemptions.  Options that may be considered to 

assist with infrastructure development include:

 Community Facilities Districts (CFD)• 

 Landscape Lighting Districts (LLD)• 

 Infrastructure Financing Districts (IFD)• 

 Special Assessment Districts (SAD)• 

 Developer funding• 

Once fi nancing programs have been selected, required infrastructure improvements associated with each program 

necessary to support the development will be detailed on the fi nal subdivision map.

7.10.2.1 COMMUNITY FACILITIES DISTRICTS (CFD)

CFDs may be utilized to fund the purchase, construction, expansion or rehabilitation of tangible property with 

an estimated life of a minimum of fi ve years.  CFD monies can also be utilized in the fi nancing of planning, 

design, engineering and other associated consultants required to facilitate the creation of a CFD.  Th e CFD is 

similar in nature to Special Assessment Districts, however it off ers developers greater fl exibility by fi nancing a 

broader range of infrastructure and improvements.  

CFDs are an attractive funding source for large-scale developments like Th e Preserve.  CFD fi nancing uses 

non-resource bonds that eliminate risks to municipalities that are typically associated with traditional municipal 

bonds.  Bonds issued to a CFD provide greater fl exibility in the development of infrastructure in that the monies 

are available on an as-needed basis rather than pay as you go.  In addition to funding hard infrastructure cost,  

CFD funding can also be utilized to cover soft development cost such as staffi  ng, training, administration and 

maintenance typically associated with the development of new infrastructure.
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Once established, a CFD can be used to fi nance a broad range of services and facilities.  CFDs typically are 

utilized in the fi nancing of the following infrastructure improvements:

Public safety protection (police and fi re)• 

Park maintenance, streetscape maintenance• 

Street construction including curb, gutter and sidewalks• 

Streetlights and traffi  c signals• 

Underground utilities • 

Regional transportation improvements• 

Th e development of a CFD enables a municipal body to levy special taxes on all taxable property within the delineated 

boundaries of the CFD area approved by that municipality’s  Commission or Council and is typically collected as a 

special tax or bond issuance that is levied annually as part of the property taxes.  Market demands and other factors 

may create an upside-down fi nancing situation for the property owner(s), contributing to a loss in property values.   

Community support is also necessary for the creation of a CFD.  A two-thirds majority vote may factor into the 

creation of a CFD.  Development areas with less than 12 property owners located within the delineated development 

area require an election by all property owners;  property with more than 12 property owners within the delineated 

development area require an election by all registered voters within the delineated development area.

7.10.2.2 LANDSCAPE AND LIGHTING DISTRICTS (LLD)

LLDs are established to provide maintenance staff  and materials for parks, medians, streetscapes and streetlights.  

Sound walls, open spaces and public art pieces may also be included in an LLD.  Th is assessment is allocated 

annually and is included in the property taxes for each parcel in the LLD.  Unlike a bond, this assessment covers 

ongoing operating costs and, therefore, is never fully paid.

7.10.2.3 SPECIAL ASSESSMENT DISTRICTS (SAD)

Pursuant to the Municipal Improvement Act of 1913 and the Bond Act of 1915, Special Assessment Districts provide 

an effi  cient method of leveraged fi nancing.  SADs are similar to CFDs in that funding generated by a SAD is directly 

associated with the delineated development area approved by the municipality.   A SAD requires a municipal body to 

determine an area of benefi t and places the repayment responsibility directly on the development area that benefi ts from 

the infrastructure improvements.  In essence, a lien is placed on the property without any risk to the City’s General 
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Fund.  Additionally, certain structures or land uses may be exempt from the district and not all of the required public 

facilities for Th e Preserve will be funded.

Th e bonds issued for a SAD are non-recourse, thus eliminating repayment requirements by municipality’s General 

Fund typically associated with traditional municipal bonds.  Additionally the bonds are tax-exempt.  Monies 

generated by this funding option are available on an as-needed basis,   

7.10.2.4 DEVELOPER-PROVIDED FUNDING

Developer funding shall be explored where necessary.  Th is simply means that as future developers or property 

owners construct improvements that only serve their specifi c development, they would be expected to pay all costs 

associated with those improvements.  Items covered under developer-provided funding are generally those items 

that directly benefi t their project and do not have benefi ts that extend beyond the project, i.e., local utilities, 

sidewalks, entry features and local roads.

7.10.3 LAND ACQUISITION AND DEDICATION

Right-of-ways, utilities, developed or undeveloped open spaces, parks and the lake/pond system land are 

anticipated to be acquired or conveyed through developer dedication to the City.  Prior to dedication/acquisition 

all property proposed for dedication shall be proved to be free and clear of all encumbrances except those that, 

in the opinion of the City’s Attorney, do not interfere with the use of the property and are deemed acceptable by 

the municipality.   Specifi c use lands may be purchased outright as in the case of school sites and fi re station.  For 

instance, the Lodi Unifi ed School District should have an option on all land set aside for the construction of the 

schools.  

Th e school sites shall have an underlying zone classifi cation of Mixed Use in the event the schools are relocated or 

the district decides against purchasing the land. 

Required fees shall be deposited with the City at the time of submittal of the building permit.  Th e developer 

shall provide the instruments required to convey the land and title insurance approved by the City Attorney in 

favor of the City in an amount equal to the value of the land. 

7.10.4 PLAN REIMBURSEMENT FEES

Master developers who install public improvements necessary to facilitate their development, but that also benefi t 

property/developments outside the master development area, are eligible for reimbursement.  An Area of Benefi t will be 

established by the City to reimburse the developer a proportionate share of the cost. Th e developer will be reimbursed 

from Area of Benefi t payments from future development. Th e amount of reimbursement shall equal the Area of Benefi t 

payments less a 10% City administrative charge.  An Area of Benefi t shall remain in existence until all fees have been 
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collected.  After the Area of Benefi t has been in existence for 20 years, all fees collected shall be retained by the City.

Any reimbursement shall be payable to heirs, successors and assigns of the developer.  Payment to more than one 

individual, corporation, or partnership must be approved by the City’s Finance Department.

7.10.5 MASTER HOME OWNER’S ASSOCIATION (HOA)

Governance of Th e Preserve will be maintained by a Master Home Owner’s Association developed by the master 

developer.  Th e Master HOA will be responsible for the creation of rules, regulations governing the Master 

development and subsequent property owners and is to be compromised of representatives from neighborhood 

associations within the project.   Th e Master HOA will carry the responsibility for maintaining all public areas, 

landscaped areas, recreational facilities and open space assigned to it by the master developer.  Th e City of 

Stockton will be named a party to the CC & R’s developed for the plan area.

7.11 PUBLIC FACILITIES FINANCING PLAN

David Taussig and Associates was comissioned to prepare a comprehensive fi nancing plan and a fi scal impact 

report for Th e Preserve.  Th e complete reports have been included in the Appendix.

7.12 MAINTENANCE RESPONSIBILITIES

All landscaped areas, parks and open-space areas, including the walking trails and landscaped areas adjacent to 

the Storm Water Management Facility under the WAPA easement south of Otto Drive, are to be maintained by 

the Master HOA or by the City of Stockton through the formation of one or more Landscaping and Lighting 

Maintenance Districts, similar improvement districts, or by any combination of the above.  

Th e following information breaks down the park facilities and streetscape found throughout the project and 

provides information on the maintenance responsibility for each.  

North East Park•  - City will maintain this park via the formation of a LMD

Easement Park•  - City will maintain this park via the formation of a LMD

Linear Levee Park•  - Th is park will be maintained either by the formation of a LMD or by the Master 

HOA 

South Central Pocket Park•  - Th is park will be maintained by the Master HOA 



112 •  The Preserve Master Development Plan

Southeast Pocket Park•  - Th is park will be maintained either by the formation of a LMD or by the 

Master HOA

Southwest Pocket Park•  - Th is park will be maintained either by the formation of a LMD or by the 

Master HOA 

Th e Preserve Streetscape•  - Th e streetscape throughout the project will be maintained either by the 

formation of a LMD or by the Master HOA through License and Maintenance Agreements

Re-Circulating Wetlands and Adjacent Walking Trails•  - Th e re-circulating wetlands and adjacent 

walking trails will be maintained by the Master HOA

Condo Common Area•  - Th e condo common area will be maintained by the Master HOA.

7.13 FUNDING OF CITY OPERATION COSTS

Th e fi scal analysis conducted for Th e Preserve project indicates that at project build out, it generates an annual 

operating net fi scal benefi t for the City.
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8.1 CEQA

8.1.1 ENVIRONMENTAL COMPLIANCE AND REVIEW

Th e Preserve MDP is subject to an environmental review in compliance with the provisions set forth in the California 

Environmental Quality Act (CEQA) and the City’s CEQA Guidelines (Stockton Development Code Section 16-

540.060 D.1).  To comply with these guidelines, an Initial Study of the potential project impact was prepared and a 

determination made that an Environmental Impact Report (EIR) would be required.  Th e Preserve EIR, consistent 

with the requirements of the Public Resources Code Section 21100 identifi es signifi cant eff ects on the environment.  

Th e EIR also identifi es alternatives to the project and indicates the manner in which those signifi cant eff ects can be 

mitigated or avoided.

Th e project Initial Study and EIR identify and evaluate the signifi cant off -site and on-site direct and indirect 

environmental impacts caused by the project.  Th e EIR, once certifi ed, will act as the CEQA document for the 

requested entitlements under Th e Preserve MDP.  Additional environmental review for these entitlements shall not be 

required unless the City determines the EIR does not adequately address a proposed land use.  Special consideration 

was given to the design/layout, guidelines and implementation standards within the MDP to allow for the 

environmental constraints in the area.  Many distinct elements of the MDP were designed to help lessen or eliminate 

impacts on the surrounding environment and these mitigation measures have been included in the EIR.

8.1.2 LEVEE IMPROVEMENT PROJECT

During the summer of 2006, Reclamation District 2126 undertook a project to improve the levees surrounding 

Atlas Tract.  Th e project improved the levees and was designed to protect the tract from a 300 year storm event.  

Chapter 8
                                                  ENVIRONMENTAL REVIEW



114 •  The Preserve Master Development Plan

Th e environmental document (SCH# 2007052127) approved by Reclamation District 2126 on April 4, 2006 

was titled Atlas Tract Levee Improvement Project.  Th e levee improvements have been completed and the Letter 

of Map Revision was issued March 30, 2007 by FEMA.  Th ese improvements, coupled with the existing FEMA 

approved levees east of the project, protect the Atlas Tract and adjacent Twin Creeks Estates from potential 

fl ooding from Bear Creek and Mosher Slough.  Th e current location of the dry land levee interferes with the full 

build-out of Trinity Parkway. In order to allow full construction of the roadway, the dry land levee will be shifted 

approximately 300 ft. to the west. Th is alteration of the levee will allow full width street improvements along 

Trinity Parkway.

8.1.3 BEAR CREEK BRIDGE MITIGATED NEGATIVE DECLARATION

Th e City of Stockton recently completed the construction of the Bear Creek Bridge to allow Trinity Parkway to be 

extended from Spanos Park West to the north.  Th e Mitigated Negative Declaration entitled Aksland Boulevard/

Trinity Parkway Extension Project was approved by the City of Stockton in September 2003.  Th e bridge work 

is substantially complete, and represents a key component in the subregional roadway network in an area with 

limited roadway crossings.

8.1.4  TRINITY PARKWAY EXTENSION ENVIRONMENTAL DOCUMENT

Th e City of Stockton is recently certifi ed an environmental document in support of additional improvements 

for Trinity Parkway south of the Bear Creek Bridge. Th is environmental document was prepared to advance the 

Trinity Parkway improvements between Bear Creek and Mosher Slough and to address the alterations to the dry 

land levee and its associated timeline to complete the improvements.  It is expected that construction can be 

accomplished in the summer of 2008.

8.2 SUMMARY OF ENVIRONMENTAL ISSUES/IMPACTS

Th is summary of the potential impacts, mitigation measures and level of signifi cance describes the eff ects of 

the proposed project and the mitigation measures required to reduce the impacts in a general overview.  More 

detailed analysis is provided within the companion project EIR.  Th is summary includes a discussion of potential 

areas of controversy, signifi cant impacts that can be reduced to acceptable levels and unavoidable adverse impacts.

8.2.1 AGRICULTURAL LAND CONVERSION

Th e project will convert the entire site from its current agricultural use to residential and civic uses.  Th e proposed site 

is not within an area defi ned as Prime Farmland, Unique Farmland or Farmland of Statewide Importance on the most 

recent maps (2002) prepared by the Farmland Mapping and Monitoring Program of the California Resources Agency.  

Th e project site is defi ned as Farmland of Local Importance.  Th e project site is also not within an area designated for 
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land conservation under the Land Conservation Act (Williamson Act).  Th e proposed project would not confl ict with a 

Williamson Act contract nor is it within an area zoned for agricultural use.

8.2.2 SOIL CONDITIONS

A 2005 Geotechnical Services Report prepared by Kleinfelder, Inc. for the site found clayey soils with expansive 

characteristics and are prone to diff erential movement due to heaving or shrinking related to moisture changes.  

Th is condition occurs when expansive soils undergo alternating cycles of wetting (swelling) and drying (shrinking).  

During these cycles, the volume of the soil changes markedly.  As a consequence of such volume changes, structural 

damage or rupture of utilities may occur if the potentially expansive soils are not considered in the design and 

construction.  Geotechnical solutions are available to mitigate the adverse soil/building conditions.

8.2.3 TRAFFIC

A review of projected traffi  c generated from this project indicates that an additional 1,382 PM Peak Hour 

Trips would be generated from the land uses included in the project.  A total of 14,300 new daily trips are 

anticipated from the predominantly residential land uses included in the project.  A review of area intersections 

and roadways was conducted to review the impacts in the adopted General Plan (Year 2035) including approved 

plus proposed projects.  Th e result of this study indicates several intersections will operate at unacceptable levels 

without improvements being made.  Additionally, Interstate 5 main line and area interchanges will operate at 

unacceptable levels of service in 2035.  Mitigation measures are proposed to assist in reducing the long-term 

traffi  c eff ects and improve service levels.

8.2.4 AIR QUALITY

Air pollution in the project area is from a combination of man-made and natural sources.  Air pollution sources 

include windblown dust, agricultural operations, fi res and prescribed burning, hydrocarbons emitted from natural 

vegetation, and other pollutants from mobile and stationary sources.  Th e project EIR has identifi ed temporary 

sources of air pollutants (from project construction) and permanent sources of air pollutants (from long-term 

stationary and vehicular operations).

Vehicular trips associated with the project will contribute to congestion at intersections and along roadway 

segments in the project vicinity.  Th e primary source of mobile source pollutants of local concern is carbon 

monoxide.  Th e highest carbon monoxide concentrations typically occur during peak traffi  c hours.  Th e EIR 

studied the potential for the project to impact local air quality conditions for carbon monoxide and found that 

no mitigation would be required.  While standard construction-related mitigation measures are recommended, air 

quality conditions will continue to be a concern in the basin.
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8.2.5 PUBLIC SERVICES

Th e additional population generation from the project will require the delivery of additional municipal services.  

Incremental increases to police, fi re, utilities and public works services will occur.  No unusual demand for City 

or other agency services is expected.

8.2.6 GROWTH INDUCEMENT

It is not expected that adjacent or surrounding lands would be subject to growth inducement due to development 

occurring at the edge of the City.  A development proposal south and west of the project is currently pending 

with the City.  Development further west is unlikely as numerous issues complicate future development, 

including developing in the Primary Delta, and expanding outside the City’s SOI and Urban Services Boundary.  

Lands further south of the adjacent proposed development have been developed.  Development to the north 

and east of Th e Preserve has been completed.  Development of lands further north would not be induced by this 

development, but are being considered as part of the City’s 2035 General Plan Update.

8.2.7  WATER QUALITY

Th e project will change the existing agricultural land use to predominantly residential uses.  While this change 

will eliminate a source of agricultural pesticides and fertilizers that may have impacted water quality adjacent 

to the site, the project will also use those chemicals throughout the landscaped portions of the developed site.  

Likewise, discharge of runoff  from the site into the adjacent slough area could provide a source of pollutants that 

is not currently present.  To off set these eff ects, the onsite wetlands feature will provide the primary structural 

water quality treatment for pollutants.  Th rough the constructed wetland feature, water quality will be improved 

prior to discharge into the slough area, and/or reclaimed for landscape irrigation purposes within the project site.

8.2.8  NOISE

Development of the project site will result in both stationary and mobile noise sources within the project vicinity.  

Stationary noise sources will be minor and typically associated with air conditioning units and other household 

activities.  Mobile noise sources will occur from vehicles generated by the project or from passing vehicles.  Th e 

noise analysis indicated that off site vehicle noise will not be signifi cant when compared to future conditions 

without the project uses.  For on-site conditions, noise impacts are expected from vehicular noise along Trinity 

Parkway and Otto Drive, and will require attenuation.
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8.3 SUMMARY OF MITIGATION MEASURES

8.3.1 AGRICULTURAL LAND CONVERSION MITIGATION

Th e City has established an Agricultural Mitigation Program to assist in off setting the loss of agricultural lands 

to urban development.  As this property is presently zoned residential, this project will not be required to pay the 

Agricultural Mitigation Fee.

8.3.2 SOILS/GEOTECHNICAL MITIGATION

Th e 2005 Geotechnical Service Report provides guidelines to address the issue of expansive soils.  Th ese 

guidelines shall be implemented in the construction of the project and evidence of implementation shall be made 

available to the City.

8.3.3 TRAFFIC MITIGATION

Th e project will provide improvements to the local road network and will be required to pay its proportionate 

share for Interstate 5 interchange improvements at Eight Mile Road, Otto Drive and Hammer Lane and mainline 

widening between Eight Mile Road and Monte Diablo.

Th e most signifi cant local road is the extension of Trinity Parkway to Hammer Lane.  Additional mitigation 

measures include the staged implementation of building phases until this roadway connection is made, 

installation of traffi  c calming treatments on Mariners Drive south of Otto Drive and re-striping of the 

intersection of Mariners Drive and Hammer Lane.

8.3.4 AIR QUALITY MITIGATION

Th e project EIR proposes methods to mitigate both temporary and permanent sources of air pollutants.  

However, even with the proposed mitigation measures, which shall be required through the project EIR, the 

level of impact remains signifi cant and unavoidable.  Standard construction-related mitigation measures will 

be required as well as compliance with San Joaquin Valley Air Pollution Control District’s Guide for Assessing 

and Mitigating Air Quality Impacts (GAMAQI, 1998) Regulation VIII Control Measures which shall be 

implemented during the construction phase.

8.3.5 PUBLIC SERVICES MITIGATION

Th e Preserve includes locations for both an interim fi re station and a permanent fi re station, should this location 

prove best for the City’s needs.  A new school site is included to serve future residents.  Th e Preserve will pay 
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the impact fees in force at the time of Tentative Map approval.  A fi scal impact study has been prepared which 

shows a positive fi scal impact to the City based on current service levels.  No additional mitigation measures are 

required.

8.3.6  WATER QUALITY MITIGATION

In light of the constructed wetland project feature, water quality impacts from runoff  will be substantially 

reduced. To further reduce water quality impacts, the applicant will be required to comply with the RWQCB 

requirements during construction, as well as discharge requirements and water quality certifi cation processes that 

are regulated by the RWQCB.

8.3.7  NOISE

Noise attenuation will be required for onsite roadways where the potential noise levels are forecast to exceed the 

65 CNEL exterior noise standard.  Within the Preserve project area, these noise conditions are expected along 

Trinity Parkway and Otto Drive.  As a result of the relocated dryland levee feature, residences adjacent to Trinity 

Parkway will be protected from Trinity Parkway traffi  c noise by the elevated levee barrier, and additional barriers 

are not needed.  Along Otto Drive west of Trinity Parkway, a 10-foot noise barrier will be required to attenuate 

traffi  c noise for residential uses adjacent to the roadway.

8.3.8  BIOLOGICAL RESOURCES

Th e project site is subject to the provisions contained in the San Joaquin County Multi-Species Habitat 

Conservation and Open Space Plan (SJMSCP).  Accordingly, the applicant will be required to pay fees and 

to comply with the specifi c species provisions.  Likewise, adherence to regulatory permit requirements will be 

required where project impacts occur on regulated waters associated with existing drainage ditches. Additional 

wetland mitigation may be required to compensate the loss of wetlands.

8.4 SUBSEQUENT PROJECT ENVIRONMENTAL REVIEW/
EXCEPTION

Th e project environmental document reviews Th e Preserve MDP as presented.  Subsequent requests to alter 

the project shall be reviewed by the City’s Community Development Director or his or her designee.  If it is 

determined that the request to alter the project would not result in new or more severe impacts, the City can 

approve the project without subsequent environmental review.  Should future project modifi cations result in new 

or more severe impact, additional environmental review will focus only on those areas aff ected by the change.
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TYPICAL PARCEL LAYOUTS

CondosAlley Loaded Lots

5,000 SF Lot And Small Lot Traditional Cluster Lots

15’

10’

4’
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