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EXECUTIVE SUMMARY         

BACKGROUND

The UC Davis Neighborhood Master Plan development (the “Project”), located west of Highway 
113 between Russell Boulevard and Hutchison Drive, is intended to provide affordable, below-
market-rate housing for approximately 1,240 University faculty and staff members, and housing  
for approximately 3,110 students and family members.  In total, the project will house 
approximately 4,350 new residents living in single family houses, townhouses, apartments, live-
work units, student apartments, student-family apartments, and cottages.  The Project lies within 
easy walking distance from the campus core and features bike paths and a bus line to facilitate 
commuting to and from campus.  In addition to the residential units for students, faculty, and 
staff, a mixed-use center will contain approximately 48,000 square feet of retail and office space. 
The Project will also contain an elementary school, a community education center, and over 70 
acres of park, open space, and recreation fields.  Table A-2 in Appendix A of this report contains 
a detailed summary of the land uses in the Project, including proposed acreages, number of units, 
occupants per household, and estimated market-capped values for each type of housing unit. 

PURPOSE

The objective of this fiscal report is to analyze and evaluate the fiscal impacts the proposed UC 
Davis Neighborhood Master Plan development will have on the agencies involved with 
providing services to the new community of students, faculty, and staff.  A new development 
project creates the demand for a variety of new facilities and services from the local governing 
agencies.  The costs associated with new development can typically be classified into two 
categories:  1) one-time impacts, or 2) recurring impacts.  One-time impacts typically relate to 
the costs associated with constructing the new facilities required to serve the community, while 
recurring impacts often relate to costs required to provide the services the community needs to 
operate.  For example, a project may create the need for a new roadway.  Construction of the 
facility would be a one-time event, while the recurring impact would be the cost associated with 
maintaining the roadway, which may include cleaning, striping, repairing, resealing, etc.  The 
fiscal analysis presented in this report examines the recurring revenues and expenses that will 
affect the City of Davis (the “City”), Yolo County (the “County), and the University of 
California Davis (“UC Davis” or the “University”) as a result of the Project.  The annual fiscal 
impacts to each of these three agencies are analyzed under two main scenarios, 1) assuming the 
Project annexes to the City of Davis, and 2) assuming the Project remains in th e unincorporated 
portion of Yolo County.  One-time impacts regarding financial feasibility and infrastructure 
financing will be analyzed in subsequent financing studies.  The fiscal impact analysis compares 
the annual costs associated with providing public services against the annual revenues that will 
be generated by the proposed development to determine the net fiscal impact to each specific 
agency.

This fiscal report focuses specifically on those recurring revenues and expenses that have an 
effect on the City and County general funds.  Specific special revenue funds directly affected by 
new development and used to pay portions of the costs incurred by various agencies are included 
in this report where applicable.  The cost of providing specific municipal-type services to the 
Project for the University is also evaluated in this report. 
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SERVICE PROVIDER SCENARIOS

The net impact to each of the three agencies (City, County, and University) will be different 
under the annexed and non-annexed scenarios due to the fact that different agencies will be 
responsible for providing identified services.  For example, under the annexed scenario, street 
maintenance, park maintenance, police, and fire protection service are assumed to be provided by 
the City of Davis, for purposes of this report; therefore, the costs of these services are reflected in 
the analysis of the net annual fiscal impacts to the City.  In the non-annexed scenario presented 
in this report, it is assumed the University will provide the services listed above, and, therefore, 
the costs associated with the services are shown in the annual net impacts to the University. 

The net impacts to each agency presented in this report are intended to be used for further 
analysis and discussion among the parties involved.  The scenarios outlined in the following 
tables present only two “bookend” scenarios regarding service providers.  In reality, the City, 
County, and University may enter into various agreements whereby a combination of service 
providers will be used to provide services to the Project.  For example, the University may 
choose to provide police services to the Project while contracting with the City to provide street 
maintenance to Project roads.  Finally, it should be noted that the University does not receive any 
of the revenue sources that are available to the City or County.  Should the University provide 
services, a yet to be identified funding source will be required to offset such costs. 

The following tables outline the service provider combinations analyzed in this fiscal report 
under the annexed and non-annexed scenarios.  Again, it is important to note that this report 
presents only two possible service provider combinations.   

Annexed Scenario 
Agency Services Provided Revenues Received 

City of Davis General Government, 
Planning & Building, Parks, 
Recreation, Social Services, 

Streets, Police, Fire 

Property Tax, Sales & Use 
Tax, Transfer Tax, Transient 

Occupancy Tax, Business 
License Tax, Franchise Fees, 
Motor Vehicle In-Lieu, Fines 

& Forfeitures, Municipal 
Services Tax, Parks 

Maintenance Tax, Public 
Safety Tax, Open Space Tax 

Yolo County Countywide Services Property Tax, Sales Tax, 
Public Safety Sales Tax, 
Document Transfer Tax, 

Motor Vehicle In-Lieu , Fines 
& Forfeitures 

UC Davis Rec Field Maintenance, Police 
and Fire Mutual Aid 

None Modeled
in this Analysis 
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Non-Annexed Scenario 
Agency Services Provided Revenues Received 

City of Davis Recreation Services, Police & 
Fire from Mutual Aid 

Sales & Use Tax, Transient 
Occupancy, Fines & 

Forfeitures
Yolo County Countywide Services Property Tax, Sales Tax, 

Public Safety Sales Tax, 
Document Transfer Tax, 

Motor Vehicle In-Lieu , Fines 
& Forfeitures 

UC Davis Parks, Rec Field, Street 
Maintenance, Police, Fire 

None Modeled
in this Analysis  

FISCAL IMPACTS

The tables below outline the net impacts to each agency under the service provider combinations 
discussed above.  The net impacts under the annexed scenario indicate that Yolo County will 
experience a positive fiscal impact upon buildout of the Project, while the City of Davis will 
experience a fiscal deficit.  However, the net combined impact of the City and County is a 
positive $91,000 at Project buildout, which indicates that cooperative actions taken between the 
City and County could result in a break-even fiscal impact for each of the two agencies, or at 
least less of a negative impact on the City. The analysis demonstrates that UC Davis experiences 
little or no fiscal impact from the Project under the annexed scenario.

The results of the non-annexed scenario indicate Yolo County and the City of Davis experience a 
positive fiscal surplus upon Project completion while the University incurs a deficit.   

Annexed Scenairo – Surplus/(Deficit)
Agency Net General Fund 

Revenues
Net General Fund 

Expenses
Net Impact to 
General Fund 

City of Davis $1,081,676 $1,418,510 ($336,834) 

Yolo County $572,959 $144,704 $428,255 

UC Davis $0 $0 ($0) 

Non-Annexed Scenairo – Surplus/(Deficit) 
Agency Net General Fund 

Revenues
Net General Fund 

Expenses
Net Impact to 
General Fund 

City of Davis $130,156 $51,580 $78,576 

Yolo County $766,863 $145,774 $621,089 

UC Davis $0 $1,560,775 ($1,560,775) 



UCD Neighborhood Master Plan 
Public Review Draft Fiscal Impact Report iv 05/20/03 

FISCAL DEFICIT SOLUTIONS

Potential solutions to alleviate the fiscal deficits are as follows: 

In the annexed scenario, the City should negotiate with the County to receive a larger 
share of property tax revenue to offset the cost of services the City is providing.  As 
mentioned, the County’s surplus at Project buildout is sufficient to cover the City’s 
deficit.

Under the non-annexed scenario, the University may pursue options such as including the 
cost of specific services in the ground lease to the residents in the Project, or through 
student rent fees for student-housing units.  Also, under the non-annexed scenario, 
assuming the University owns the roadway right-of-way, it may chose to enter into 
service agreements with utility providers whereby the University can charge franchise 
fee-like charges.  These charges could be included in the utility bills and passed back 
from the utility providers to the University.  
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Chapter 1 
INTRODUCTION           

PROJECT DESCRIPTION

The UC Davis Neighborhood Master Plan development (the “Project”), located west of Highway 
113 between Russell Boulevard and Hutchison Drive, is intended to provide affordable, below-
market-rate housing for approximately 1,240 University faculty and staff members, and housing 
for approximately 3,110 students.  In total, the project will house approximately 4,350 new 
residents.  The Project lies within easy walking distance from the campus core and features bike 
paths and a bus line to facilitate commuting to and from campus.  The Project consists of 275 
single-family units and 80 townhouses that will be made available to University faculty and staff.
Of the 275 single-family homes, 150 will have a separate cottage unit that will likely be rented 
out to students, providing extra income for the home owners and effectively lowering the annual 
cost of ownership.

The Project will also include 100 garden apartments, 20 live-work units, and 25 units at a mixed-
use center for faculty and staff members.  In addition to the cottage units associated with the 
single-family homes, students will be housed in 865 student apartments, 80 student-family 
apartments, and 40 units at the mixed-use center.  The mixed-use center will also contain 
approximately 48,000 square feet of retail and office space. An elementary school, community 
education center, and over 70 acres of park, open space, and recreation fields will also be part of 
the Project.  Table A-2 in Appendix A of this report contains a detailed summary of the 
residential housing included within the Project, including the proposed acreage, number of units, 
number of occupants per household, and the estimated market-capped value for each type of 
housing unit.

OBJECTIVE OF FISCAL IMPACT ANALYSIS

The objective of this fiscal report is to analyze and evaluate the fiscal impacts the proposed UC 
Davis Neighborhood Master Plan development will have on the agencies providing services to 
the new community of students, faculty, and staff.  A new development project creates the 
demand for a variety of new facilities and services from the local governing agencies.  In order 
for development to pay its own way, a multitude of funding sources and mechanisms are 
implemented to raise revenues to pay for the required facilities and services, including developer 
mitigation fees, property taxes, service charges, annual fee assessments, special taxes, and more. 

The costs associated with new development can typically be classified into two categories:  one-
time impacts and recurring impacts.  One-time impacts typically relate to the costs associated 
with constructing new facilities required to serve the community, while recurring impacts relate 
to costs for services the community needs.  For example, a project may create the need for a new 
roadway facility.  The cost of constructing the facility would be a one-time impact, while the 
recurring impact would be the costs associated with maintaining the roadway, such as cleaning, 
striping, repairing, resealing, etc.  Other one-time impacts may include the construction of a new 
school, fire station, neighborhood park, sewer or storm drainage system.  Additional recurring 
services include park maintenance, general government services, police patrol, and fire 
protection, to name a few. 
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Funding the one-time impacts that a new development project creates is critical to the success of 
the project and is typically addressed in an infrastructure financing plan that details the costs of 
required facilities and outlines the feasibility of funding the associated expenses.  A fiscal 
analysis identifies the recurring impacts a project will have on agencies providing services to the 
new project.  The fiscal analysis presented in this report examines the recurring revenues and 
expenses that will affect the City of Davis (the “City”), Yolo County (the “County”) and the 
University of California Davis (“UC Davis” or the “University”) resulting from the Project.  The 
annual fiscal impacts to each of these agencies are analyzed assuming (i) the Project annexes to 
the City of Davis, and (ii) the Project remains in unincorporated Yolo County.  The fiscal impact 
analysis compares the annual costs associated with providing public services to the annual 
revenues that will be generated by the Project to determine the net fiscal impact to each agency.   

While several funds within each jurisdiction may be affected by the Project, those funds that are 
fully supported by development fees and user charges (e.g., water, sewer, wastewater enterprise 
funds), state funding (e.g., school districts), or a specific allocation of property taxes (e.g., school 
districts, flood control districts, redevelopment agency) are not analyzed here.  Development fees 
and user charges are structured to adjust over time to provide sufficient funding for the services 
being provided and the impacts from the Project on school districts, flood control districts, or 
other agencies will most likely not affect the City’s general fund.  This fiscal report focuses 
specifically on those recurring impacts on UCD and the City’s and County’s general fund. 
Specific special revenue funds that are directly affected by new development and used to pay 
portions of the costs incurred by various agencies are included in this report where applicable. 

The net impact to the City, County, and University will be different under the annexed and non-
annexed scenarios due to the fact that different agencies will be responsible for providing 
identified services.  For example, under the annexed scenario, services such as street 
maintenance, park maintenance, police, and fire protection are assumed to be provided by the 
City of Davis; therefore, the costs of these services are reflected in the analysis of the City’s net 
annual fiscal impact.  In the non-annexed scenario, the analysis shows the net impact to each 
agency assuming the University provides the services listed above.

The net impacts to each agency presented in this report are intended to be used for further 
analysis and discussion among the parties.  While the scenarios outlined above present two 
“bookend” scenarios regarding service providers, this report acknowledges that the City, County, 
and University may enter into agreements whereby a combination of service providers will be 
used to provide service to the Project.  For example, the University may choose to provide police 
services to the Project while contracting with the City to provide maintenance of the road system 
in the neighborhood.  Finally, it should be noted that the University does not currently receive 
any of the revenue sources that are received by the City and County.  Should the University 
decide to provide specific services, funding sources will be required to offset the corresponding 
service costs. 
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Chapter 2 
METHODOLOGY AND GENERAL ASSUMPTIONS     

SCOPE AND METHODOLOGY

Two methodologies are used in this report to estimate recurring fiscal impacts.  First, the case 
study method is used to estimate recurring revenues and expenses by applying defined service 
standards, existing tax and fee rates, and suggested operating and maintenance costs to the land 
uses proposed in the Project.  City, County and UCD department heads and staff were 
interviewed to determine the appropriate service levels and service costs for the Project.   

The second methodology is the multiplier approach, which assumes that fiscal impacts from the 
Project occur at the same per-person rates, or equivalent service units, that currently prevail in 
each jurisdiction, based on a review of the City, County, and UC Davis budgets and service rates.  
The multiplier and case study methods are generally used under the following conditions: 

Multiplier Method

1. The current average cost is a reasonable approximation of the actual cost to provide 
similar services to future development. 

2. The revenues or expenses are generated or allocated to the public agency based on 
population (e.g., motor vehicle in-lieu fees, general government expenses). 

3. Municipal service standards are not available or accurate. 

Case Study Method

1. The marginal cost is a better approximation of the actual cost to provide municipal 
services to future development. 

2. The land use distribution of the project being analyzed does not resemble the land use 
distribution within the public agency. 

3. Service standards and estimated future costs for new projects are anticipated to be 
different than they are now. 

The following table identifies the method that was used to estimate revenues and expenses 
generated by the Project: 
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CITY OF DAVIS

Case Study Method Multiplier Method

Recurring Revenues

Property Tax:  Secured and Unsecured State Motor Vehicle In-Lieu 

Real Property Transfer Tax Franchise Fees 

Sales & Use Tax Municipal Services Tax 

Transient Occupancy Tax Business License Tax  

Public Safety Sales Tax Public Safety Tax 

Fines and Forfeitures 

Parks Maintenance Tax 

Open Space Protection Tax 

Recurring Expenses

Public Works – Transportation Department General Government 

Fire Department Police Department 

Parks & Community Services Planning & Building 

 Social Services 

 Recreation Department 
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YOLO COUNTY

Case Study Method Multiplier Method

Recurring Revenues

Property Tax State Motor Vehicle In-Lieu 

Document Tax Franchise Fees (Non-annexation scenario only) 

Sales & Use Tax Fines & Forfeitures 

Public Safety Sales Tax  

Recurring Expenses

 General Government 

 Public Protection (not including Sheriff Patrol) 

 Health and Human Services 

 Public Assistance 

 Planning & Public Works 

UC DAVIS

Case Study Method Multiplier Method

Recurring Revenues 

- No Revenues for UC Davis are Analyzed in This Report - 

Recurring Expenses

Road Maintenance Costs UC Davis Fire Department 

UC Davis Police Department  

Park and Open Space Maintenance  

GENERAL ASSUMPTIONS

Many assumptions are factored into the analysis of fiscal impacts.  Some of the most critical 
assumptions affecting revenues generated to and expenses incurred by each agency are 
delineated below: 
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1. The analysis is presented in 2003 dollars.  The projected annual fiscal impacts are presented 
in current dollars for ease of comparison across time periods.   

2. The Project currently lies in unincorporated Yolo County but may eventually be annexed to 
the City of Davis.  This jurisdictional issue is important because it will determine how 
property taxes and other revenues are calculated and allocated.  It may also determine which 
agencies will provide various municipal services to the Project although, regardless of 
jurisdiction, the University may contract with the City to provide certain services.  This 
report looks at the fiscal impacts based on the assumptions regarding services provided and 
revenues received by each agency identified in the table below.  However, as mentioned 
earlier, it is possible that a combination of service providers, other than what is depicted in 
the table below, may ultimately be utilized. 

Annexation Scenario 
Agency Services Provided Revenues Received 

City of Davis General Government, 
Planning & Building, Parks, 
Recreation, Social Services, 

Streets, Police, Fire 

Property Tax, Sales & Use 
Tax, Transfer Tax, Transient 

Occupancy Tax, Business 
License Tax, Franchise Fees, 
Motor Vehicle In-Lieu, Fines 

& Forfeitures, Municipal 
Services Tax, Parks 

Maintenance Tax, Public 
Safety Tax, Open Space Tax 

Yolo County Countywide Services Property Tax, Sales Tax, 
Public Safety Sales Tax, 
Document Transfer Tax, 

Motor Vehicle In-Lieu , Fines 
& Forfeitures 

UC Davis Rec Field Maintenance, Police 
and Fire Mutual Aid 

None Modeled In This 
Analysis

Non-Annexed Scenario 
Agency Services Provided Revenues Received 

City of Davis Recreation Services, Police & 
Fire from Mutual Aid 

Sales & Use Tax, Transient 
Occupancy, Fines & 

Forfeitures
Yolo County Countywide Services Property Tax, Sales Tax, 

Public Safety Sales Tax, 
Document Transfer Tax, 

Motor Vehicle In-Lieu , Fines 
& Forfeitures 

UC Davis Parks, Rec Field, Street 
Maintenance, Police, Fire 

None Modeled In This 
Analysis
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3. The annual fiscal impacts are based on the land uses and phasing assumptions shown in 
Tables A-2 and A-3 in Appendix A.  The phasing assumptions shown in Table A-3 are 
preliminary at this time and subject to change, however they do provide a reasonable 
approximation for purposes of this fiscal study.  While actual absorption rates may change 
the timing of specific revenues and expenses identified in this report, the net impacts at 
Project buildout will be the same, assuming all other variables remain constant. 

4. The Project currently lies in Tax Rate Area (TRA) 61-001.  If the Project were annexed to the 
City of Davis, the property tax distribution for TRA 61-001 would be reallocated so as to 
provide tax revenues to the City.  For the two scenarios in this report, the tax sharing 
allocation provided in the Yolo County Master Tax Agreement with the City of Davis is 
used.  However, the Master Tax Agreement states that the tax allocations in the Agreement 
are subject to negotiation.  If the Project annexes to the City, negotiations between the City 
and County will occur to determine the ultimate property tax allocations.  It is also important 
to note that Yolo County staff has determined that, upon annexation, the City of Davis will 
receive 100% of the property tax currently allocated to the Springlake Fire District and 
County Road District #2. 

5. Single family and townhouse units will be sold at below-market rate prices.  UCD will retain 
ownership of land, and the homeowner will own the building.   To keep the houses 
affordable, UCD will impose restrictions on the appreciation rate of these homes by tying the 
rate to faculty salary increases, or a similar index.  Currently, the appreciation cap is 3.8% 
per year.

6. Several staff members at the City and UC Davis have stated that current levels of service and 
department budgets do not accurately reflect the desired level of service or the agency 
standard.  Further discussion may be required to identify or select the level of service desired 
in the Project.  As a starting point for discussion, this analysis uses the most current 
department budgets and service rates to estimate future impacts from the Project.     

7. The Project contains housing for University faculty, staff and students.  Single family units, 
townhouses, garden apartments, live-work units and faculty/staff apartments at the mixed-use 
center (MUC) will be owned and/or occupied by faculty and staff.  Students will live in the 
student apartments, student family apartments, and the MUC apartments.  Many single 
family homes will include a separate cottage unit; it is assumed that the 150 cottage units in 
the Project will be rented to students.   

8. Table A-3 in Appendix A shows development in the Project is phased over an eleven-year 
period, commencing in 2005 and continuing through 2015.  Preliminary phasing estimates 
have single family and townhouse units constructed over a ten-year period, and 100 garden 
apartments built in 2007.  Approximately one-quarter of the 865 student apartments are 
assumed to be built every other year beginning in 2005, and 80 student family apartments are 
assumed to be built in 2008. 
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Chapter 3 
ANNEXED SCENARIO          

IMPACTS TO CITY OF DAVIS

The assumptions presented below apply specifically to the fiscal impact analysis for the City of 
Davis assuming the Project is annexed to the City. 

ASSUMPTIONS

1. The City of Davis Preliminary Budget for 2002-2003, along with input from City 
staff, was used to estimate future revenues and expenses from the Project. 

2. This scenario assumes the Project, which is currently in unincorporated Yolo County, 
will be annexed to the City of Davis.  The County will continue to provide 
countywide services to the Project, such as health and human services and public 
assistance; however, the City will provide the Project with all the typical municipal 
services, such as police and fire protection.  The one exception to this is park 
maintenance for the 19.9 acres of recreational ball fields, which UCD staff has 
indicated will be maintained by the University. 

3. The City of Davis uses a Dwelling Unit Equivalent (DUE) factor approach to 
determine the impacts on the City from new development.  The DUE factor converts 
City resident and employee populations into household equivalents using the City’s 
average number of residents per single family household as its base figure.  Non-
residential developments are also converted to DUEs under the assumption that, in 
most cases, one employee is equal to one resident, thus creating a standard for 
comparing costs and impacts of different land use types.   

4. The City’s Proposed Development Impact Fee Study 2002-03 Update (“the Fee 
Study”) establishes the base DUE factor.  While the DUE approach is used in the Fee 
Study to establish the impact of new development on one-time capital facilities and 
improvements, it is a valid approach to estimate annual operations and maintenance 
costs.  DUE factors in the Fee Study are based on service demand requirements for 
different land uses.  Service demand is also a good measure to determine the impact 
of new development on annual service costs as well.  Using the average persons-per-
household for a single family detached home within the City, the Fee Study 
establishes that 1.0 DUE equals 2.83 residents or employees.  Using this as the base 
factor, DUEs for other land uses can be determined by comparing the persons per 
household for the land use to 2.83.  Table A-2 includes the DUE factors for 
residential and nonresidential land uses within the Project.  Table A-4 shows the 
estimated Project phasing schedule in DUE terms.   

5. DUE multipliers are based on net general fund costs, as provided in the City of Davis 
Preliminary Budget for 2002-2003.  The net general fund cost is that portion of the 
total department budget that is funded only with general fund discretionary revenues.  
Revenue contributions from federal, state, or department charges for services (fees 
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and charges) are subtracted from the total departmental budget to arrive at the net cost 
to the general fund. 

REVENUES TO THE CITY

The City’s general fund is the primary discretionary fund that will be impacted by the 
Project.  Descriptions of the general fund revenue sources are provided below.  Detailed 
summary tables for the City of Davis fiscal analysis under the annexed scenario are 
presented in Tables B-1 through B-10 in Appendix B of this report. 

Secured Property Tax

Property taxes are allocated to public agencies and special districts based on the assessed 
valuation of properties within a tax rate area (TRA) and the tax distribution percentages 
for that TRA.  The Project is currently in TRA 61-001.  Because the Project is currently 
in the unincorporated portion of Yolo County, no property tax from TRA 61-001 is 
distributed to the City.  Once the Project annexes to the City, certain tax distributions in 
TRA 61-001 will be redistributed between the City and Yolo County.

The Yolo County Master Tax Agreement with the City of Davis (the “Tax Sharing 
Agreement”) provides a tax allocation formula that is used to redistribute property tax 
revenues between the two agencies upon annexation of property into the City.  The 
formula calls for 47.6% of the revenue in question to be transferred to the City, while 
52.4% remains allocated to the County.  This distribution applies to the property tax 
currently allocated to the County’s general fund and the accumulated capital outlay fund.  
County staff determined that 100% of the property tax allocated to County Road District 
#2 and the Springlake Fire District would be reallocated to the City.  The remaining 
property tax allocation in TRA 61-001 remains unaffected relative to the proposed 
annexation.  The property tax allocation factors for both the current allocation, as well as 
that proposed under an annexation scenario, are presented on Table B-1 of Appendix B.  
It should be noted that the 47.6% and 52.4% tax redistribution percentages are subject to 
negotiation between the City and County; however, they are used in this report as a 
starting point.  Under this assumption, the City will receive approximately 15.3% of the 
base property tax from the Project, as shown in Table B-1. 

The estimated annual assessed value of the Project is shown in Table A-5 of Appendix A.  
Annual property taxes allocated to the City of Davis general fund are calculated by 
multiplying the annual assessed values by the base 1.0% property tax rate and then by the 
City’s 15.3% TRA allocation.  The County retains approximately 1.9% of the property 
taxes as an administrative charge.  Annual property taxes to the City of Davis are shown 
on Table B-9.  At buildout, it is estimated that the City will receive approximately 
$374,000 in property taxes from the Project.   

The Project creates a unique situation in that the University retains ownership of the land 
for all housing developments.  The long-term lease arrangement should not prevent the 
City from collecting the applicable property tax rate outlined above from Project 
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residents and businesses.  Some of the office space in the MUC may be occupied by 
University-related departments in the early stages of the Project if non-University tenants 
cannot be found.  In this event, the office space at the MUC would not generate property 
tax to the City due to the tax-exempt nature of the University.  The impact to the City’s 
property tax revenue will depend upon the length of time and amount of space occupied 
by the University, however, the amount of the revenue loss would not be significant.

Unsecured Property Tax

Non-residential properties generate unsecured property taxes on items such as computers, 
furniture, machinery, and equipment.  Unsecured property taxes are typically calculated 
as a percentage of secured property taxes based on the historical relationship between the 
two.  Table B-3 shows that, for the most current period, the City’s unsecured property 
taxes were approximately 2.6% of the secured taxes.  This percentage was further 
discounted to account for a much lower proportion of non-residential properties in the 
Project compared to that within the City.  After discounting, the unsecured taxes are 
estimated to be 0.34% of the secured property taxes generated by the Project.  Applying 
this rate to the secured property taxes calculated above produces approximately $1,300 in 
unsecured property taxes at Project buildout.

Real Property Transfer Tax

When real property in the City is sold, a tax on the sales price is levied and split between 
the City and the County.  The real property transfer tax rate for the City is $0.55 per 
$1,000 of market value.  This tax is applied to all new property sales as well as resales.  
Although the County Assessor’s office continues to research the issue, present 
information indicates that the property transfer tax will remain applicable under the 
University’s long-term lease program.  The City will receive approximately $13,400 in 
annual revenues at buildout from property transfer taxes. 

Sales and Use Tax

Sales tax is generated for the City each time a taxable item is purchased within the City’s 
boundaries.  The City’s share of the tax revenue is 1.0% of the sales price of a purchased 
item.  To determine sales tax revenues, this analysis looks at the estimated taxable sales 
that will be generated by residents in the Project.  To accomplish this, the number of units 
in each residential land use is multiplied by the corresponding average household income 
for the land use, as estimated by Economics Research Associates.  The product for each 
category is then multiplied by the average percentage of household income spent on 
taxable sales, based on statistics from the Department of Labor Consumer Expenditure 
Survey, to produce the total taxable sales generated.  Finally, these figures are multiplied 
by the average percentage of taxable sales the City of Davis captures from its residents, 
based on retail sales figures provided by the California Board of Equalization and per 
capita retail spending in California.  Adding together the taxable sales generated for each 
residential land use, and multiplying by the 1.0% sales tax factor mentioned above, 
produces an estimate of approximately $165,000 in direct sales tax revenue the City of 
Davis can expect to collect as a result of the Project. 
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In addition to the 1.0% local sales tax, the City also receives a portion of the County’s 
and State’s pooled sales tax revenues.  The point of origin for these sales transactions is 
not known, and, therefore, these pooled sales tax revenues are distributed to cities and 
counties on a proportional basis.  Based on data from the State Board of Equalization, 
Davis’s share of revenue from these pooled funds is approximately 4.17% of its local 
sales tax revenue, or approximately $6,900 as a result of the Project.  The assumptions 
used in the sales tax analysis are presented in Table B-5 and the sales tax calculations are 
provided for each residential land use in Table B-6.  At buildout, it is estimated the City 
will receive approximately $172,000 in total sales tax revenue from all residential land 
uses in the Project.

A small commercial component exists within the Project in the amount of 24,000 square 
feet in the mixed-use center.  While this commercial component would generate 
additional sales tax revenue to the City, it is likely a large majority of the sales will be 
generated from residents living within the Project; therefore, sales tax revenue from the 
mixed-use center is included in the sales tax calculation shown in Table B-6.

Public Safety Sales Tax (Prop 172)

 The public safety sales tax is a half-cent sales tax on all taxable retail sales occurring 
anywhere in Yolo County.  Ninety-five percent of the public safety sales tax is retained by 
Yolo County, while the remaining five percent is allocated to the incorporated cities within 
the County.  The City of Davis receives 2.42% of the total public safety sales tax revenue.  
Multiplying this percentage by the estimated future sales tax generated in both the City and 
the County by Project residents produces a total of approximately $2,400 at Project 
buildout.  These assumptions and calculations are presented in Tables B-3 and B-6. 

Transient Occupancy Tax

A transient occupancy tax (TOT) equal to 10% of the room rate is levied on hotels, motels, 
and other lodging facilities in the City.  An informal survey of the lodging facilities in the 
City revealed that, during the beginning of the school year and at graduation, when family 
and friends of UCD students are most likely to visit, room availability in the City is low.  
Based on this survey, conservative assumptions were developed to estimate additional TOT 
revenue that may be generated from the Project, as shown in Table B-3.  At buildout, it is 
estimated that the City will receive approximately $3,100 in TOT revenues attributable to 
the Project.

The University is planning a 75-unit hotel/conference center in the unincorporated portion 
of the County along Interstate 80.  Descriptions of the intended facilities indicate that the 
conference center will focus on providing upscale lodging for guests and attendees of 
seminars planned to be held at the conference center.  Due to the high demand for lodging 
during peak dates on the academic calendar and the limited number of rooms available at 
the conference center, it is unlikely the City’s relatively small share of TOT revenue 
generated from the Project will be dramatically affected by the construction of the 
hotel/conference center.   
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Business License Tax

The City’s business license tax is $6.00 per $10,000 of gross receipts for an average retail 
store and $9.00 per $10,000 of gross receipts for an average office building.  Assuming an 
average taxable sales rate of $200 per square foot, and 24,000 square-feet of retail space in 
the mixed-use center, the total business license tax revenue at buildout from retail space 
will be $2,880.  This represents a conservative estimate as the gross receipts generated 
from retail space may exceed taxable sales, and, therefore, provide additional revenue to 
the City.  Office space in the mixed-use center will also contribute to the City’s business 
license revenue; however, gross receipts for office space vary widely depending upon the 
nature of the business.  The University plans to lease the office space to non-University 
affiliated private businesses, although, staff has acknowledged that UC Davis may occupy 
a portion of the office space before residential development is complete.  If this occurs, the 
City would receive a diminished amount of business license tax revenue due to the tax-
exempt nature of the University.  In order to provide a conservative estimate of the 
business license revenue the City will receive from office space, an estimate of $200 per 
square foot in gross receipts was applied.  With 24,000 square feet of office space 
anticipated in the mixed-use center, an estimated $4,320 in business license revenue will be 
generated for the City, producing a total of $7,200.  The assumptions listed above are 
provided in Table B-3. 

Franchise Tax

Franchise tax revenues generated from gas and electric utilities relate to residential and 
non-residential customer usage; therefore, a multiplier approach to estimate future revenues 
generated by the Project is appropriate.  Table B-4 shows the calculation of this multiplier.  
The City’s budget indicates that the portion of gas and electric tax revenue that falls under 
the general fund is $470,500.  Dividing this number by 26,753 residential and employee 
DUEs in the City of Davis produces a revenue factor of $17.59 per DUE for franchise tax 
revenue.  At buildout, it is estimated the City will receive approximately $29,000 in 
franchise taxes generated from the DUE population in the Project, as shown in Table B-9. 

Intergovernmental Subventions

 Intergovernmental subventions include state motor vehicle in-lieu fees (MVIL), state 
property tax reimbursements, state and federal grants, and other state shared revenues and 
taxes.  Only the state motor vehicle in-lieu fee is tied to population and, therefore, only 
the MVIL fee revenue is expected to increase with the development of the Project.  The 
other revenues mentioned above are not anticipated to be affected by the Project.  The 
City estimates it will receive $3.57 million in MVIL fees from the state in 2002-03.  
Dividing this amount by 22,376, resident DUEs in the City produces a multiplier equal to 
$159.55 per resident DUE (see Table B-4).  This multiplier is applied to the number of 
residential DUEs in the Project to determine the annual MVIL fee revenue.  At buildout, 
it is estimated the City will receive approximately $245,000 in MVIL Fee revenue as a 
result of the Project.
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It should be noted that the future of MVIL fee revenues is uncertain as the legislature and 
governor debate whether the state should continue backfilling these revenues to cities and 
counties.  If the state decides to discontinue backfilling these revenues, the City could 
lose approximately two-thirds of the MVIL revenue it currently receives.   The amount 
generated by the Project, assuming no backfill by the state, would be approximately 
$82,000, or a loss of $163,000 from the Project. 

Fines and Forfeitures

Residents and businesses generate fines and forfeitures and therefore, a multiplier approach 
is used to estimate future revenues generated by the Project.  Table B-4 shows the 
calculation of this multiplier.  At Project buildout, it is estimated the City will receive 
approximately $1,000 in fines and forfeitures.   

Municipal Services Tax

The municipal services tax is a parcel tax that is levied on all properties in the City.  The 
City’s tax rates, which are shown in Table B-4, are based on land use and lot size.  The tax 
is escalated by 3.0% a year to keep up with inflation.  Municipal service taxes generated by 
the Project at buildout are estimated to be approximately $98,000.  Although the property 
within the Project will technically be owned by the University (under the long-term ground 
lease), the lessee will still be responsible for payment of the tax following the precedent set 
in the Aggie Village project. 

Park Maintenance Tax

The park maintenance tax is a parcel tax that is levied on all properties in the City.  This 
tax is a special purpose tax that supplements the general fund to pay for park maintenance 
costs.  The tax does not have an escalator and, therefore, loses value over time due to 
inflation.  To reflect this loss of purchasing power, the fiscal analysis, which is in constant 
2003 dollars, deflates park maintenance tax revenues by 3.0% per year in every year 
subsequent to 2003.  Park maintenance taxes generated by the Project at buildout are 
estimated to be approximately $56,000.  Similar to the municipal services tax, the park 
maintenance tax is applicable to the Project following the precedent set by Aggie Village.  
Rates for the park maintenance tax are shown in Table B-4. 

Public Safety Tax

The public safety tax is also a parcel tax that is levied on all properties in the City.  This tax 
is a special purpose tax that is split between the police and fire departments.  The City’s 
public safety tax rates are shown in Table B-4.  The tax was escalated for the first time last 
year and is expected to be increased in future years to keep pace with inflation.  Public 
safety taxes generated by the Project at buildout are estimated to be approximately 
$78,500.  Although not part of the general fund, the public safety tax acts as a supplement 
to the general fund for the police and fire departments, similar to the way in which the park 
maintenance tax supplements the general fund’s contribution to park maintenance.  The 
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City’s public safety tax will apply to the Project based on the precedent set by Aggie 
Village.

Open Space Protection Tax

The open space protection tax is a special fund that, unlike the park maintenance and 
public safety tax, may not be used to fund anything other than open space protection.  As a 
result, the open space tax revenue is listed separate from the general fund and special tax 
fund categories shown in Table B-9.  While the open space protection tax may not be used 
at the City’s discretion, the revenue the City can expect to collect is directly linked to both 
residential and non-residential development within the City.  The open space protection tax 
will apply to the Project and rates are shown on Table B-4.  The City can expect to collect 
more than $39,600 in revenue at buildout. 

Use of Money & Property and All Other Revenue

Based on conversations with City staff, revenues in the “Use of Money” and “All Other 
Revenue” categories are not population-related and, therefore, would not increase with the 
development of the Project.  As a result, revenues from these two categories have not been 
included in the fiscal impact analysis for the City.

Charges for Services

Charges for services are fees and charges generated by various departments for services 
rendered by the department.  These revenues have been subtracted from the gross 
department expenses to arrive at a net cost.    

EXPENSES INCURRED BY THE CITY

The Project will increase the City’s operation and maintenance costs as the City responds 
to service demands of the Project’s population.  This section of the report examines the 
impact of the Project on various departments in the City that are funded with general fund 
revenues.  A brief description of these departments and the methodologies used to estimate 
future impacts from the Project follows.  Analysis of the fiscal expenses is provided in 
Tables B-7 through B-10 of Appendix B. 

General Government

The general government expense category includes the city council, city attorney, city 
manager’s office, and administrative services budgetary units.  These departments provide 
legislative, legal and administrative functions for the City.  Table B-8 in Appendix B 
shows the cost of general government services supported by the general fund, less 
departmental charges for services, to be approximately $3.0 million for fiscal year 2001-02.  
Dividing this amount by the total number of DUEs in the City produces an average expense 
of $125.30 per DUE.  For general government services, the City’s Proposed Development 
Impact Fee Study 2002-03 Update assumes that the demand for general government 
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services from employees will be less than that of residents.  The Fee Study quantifies this 
demand by stating that an employee’s service demand equals 0.36 of a resident’s service 
demand requirement.  This assumption was incorporated into this analysis by reducing the 
nonresidential DUE to 0.36. 

The average general government expense multiplier was further reduced by 25% to 
account for the fact that general government costs, based on recent history, most likely will 
not grow in proportion to population growth in the City.  Certain fixed costs within the 
budget as well as efficiencies and economies of scale, may hold down costs.  To illustrate 
this point, the City’s population from fiscal year 1998-99 to fiscal year 2002-03 grew from 
55,500 to 63,300, a 14.0% increase. During this same period, the workforce for the general 
government departments grew from 43 to 45, a 4.7% increase.  During the five-year period, 
the general government workforce grew at a rate of only 33% of the City’s population 
growth rate.

Employee salaries and benefits account for approximately 38% of the general government 
departments’ budgets.  The remaining 62% of the budgets account for operational 
expenses.  The operational expense portions of the budgets most likely will increase 
proportionately with population growth; however, based on the recent historical trend, the 
personnel costs will increase at only 33% of population growth.  Combining these two 
budget components produces a growth factor of 75% for general government expenses 
(62% + (38% * 33%) = 75%).  Applying the growth factor to the average general 
government DUE multiplier produces a net expense of $93.97 per DUE.  Using this series 
of assumptions, the Project is estimated to generate approximately $148,000 in general 
government expenses at buildout.   

While historical data suggests general government expenses will not increase directly with 
an increase in population, it is possible that a one-to-one growth pattern may result due to 
various services that may be required by the added population.  In order to test the 
sensitivity of the Project’s impact at buildout, the general government multiplier was also 
run at 100% of existing costs.  Applying the total cost per DUE of $125.30, general 
government expenditures would be expected to increase to $197,000 at buildout.  The 
general government expense increases by $49,000 assuming 100% of the expenses under 
the general government category are impacted by the new development.  Together, these 
numbers provide a range for the anticipated impacts from the Project, acknowledging that 
the actual expense incurred will likely fall somewhere between the upper and lower bounds 
calculated here.

Planning and Building

Under this annexation scenario, the City’s planning and building department will be 
responsible for enforcing municipal regulations, processing maps and other development 
related documents, and issuing building permits to the Project.  A large percentage of the 
department’s $2.8 million budget is expected to be funded with departmental fees and 
charges and non-general fund revenues.  As mentioned in the introduction, these revenue 
sources are expected to be offset by an increase in fees.  The remaining $540,128 will be 
funded from the general fund, and is the portion of the cost focused on in this study.  
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Allocating this net general fund expense to all 26,753 DUEs in the City produces a cost 
multiplier of $20.19 per DUE.  Applying this multiplier to the Project DUEs generates 
estimated general fund expenditures of approximately $33,000 at Project buildout.  These 
assumptions are provided in Table B-8. 

Recreation Division

The City’s Recreation Division provides recreation programs and services to the City.  City 
staff expect Project residents to participate in the wide selection of programs offered by the 
Recreation Division, whether or not the Project is annexed into the City.  Based on 
conversations with department staff, an estimate of the impact from Project residents is 
quantified by increasing the Recreation Division’s budget proportionately based on the 
population growth of the City due to the Project.  The Project is expected to increase the 
City’s population by about 6.9%, as calculated on Table B-8.  Applying this growth 
percentage to the Recreation Division’s expense budget of $2.4 million, produces an 
expected $166,000 in additional expenses.  The average percent contribution from the 
general fund to the recreation budget, which is 31% according to City staff, is applied to 
determine the net impact on the general fund.  The general fund impact to the Recreation 
Division at buildout is estimated to be almost $52,000, as shown in Table B-8.  

Social Services Division

City staff in the Social Services Division believes that the influx of students will increase 
the need for fair housing and mediation services.  This department is charged with 
receiving and responding to resident complaints and disputes among neighbors throughout 
the City.  These disputes extend to those involving University students living within the 
community.  Discussion with City staff has indicated a large student housing component 
with multiple students living in close proximity will generate a substantial need for 
additional mitigation services.  Under the annexed scenario, disputes throughout the Project 
would fall under the jurisdiction of the City’s Social Services Division.  According to City 
staff, the general fund contribution for these services is approximately $45,000.  The 
impact from the Project to the Social Services Division was calculated using a similar 
approach to that used to determine the cost multiplier for the Recreation Division.  Using 
the same population increase factor of 6.9%, the Social Services Division expense would 
increase by approximately $3,100 at buildout.  Table B-8 shows the calculation of the cost 
multiplier for the Social Services Division. 

Park Maintenance

The City’s Parks and Community Services Department provides maintenance of all City 
parks and open space.  Services include mowing, landscaping, irrigation service, tree 
pruning, and general maintenance associated with park facilities and ball fields.  The City’s 
Parks Administrator has stated that the City’s current level of service is 80% of the City’s 
standard.  The reduced service level became necessary in 1998 as a result of budgetary 
constraints.
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The department provided per-acre cost estimates for maintaining open space (no 
irrigation), neighborhood park, recreation field, and community park facilities.  The cost 
estimates include all expenses associated with maintaining the parks and open space, 
including administrative costs.  The maintenance cost estimates range from $1,500 to 
$6,500 per acre and are dependent on the level of service required by each specific type of 
facility.  For example, the drainage pond acreage in the Project will be a low-intensity land 
use that requires little maintenance and upkeep.  The acreage around the pond will be 
planted with a variety of native plants that will be allowed to grow in their natural form, 
requiring no irrigation and only the occasional pruning and litter removal.  This low level 
of service is reflected in a relatively low maintenance cost of $1,500 per acre.

At the other end of the spectrum are the village square and community park.  The village 
square is anticipated to mimic the functionality of the central quad open space outside the 
Coffee House on the University campus proper.  An open space such as this will receive a 
high level of foot traffic and provide a central meeting place outside of the office and retail 
shops anticipated in the mixed-use center.  As a result, the services required to maintain the 
facilities are greater than those provided for other park amenities.  Constant lawn, shrub, 
and tree care will be required due to the high-intensity nature of the site, along with 
continuous irrigation, weed abatement, and litter control.  A cost of $6,500 per-acre is 
anticipated to apply to the 1.1-acre Village Square.  Similar service levels will be required 
on the 2.1-acre community park site due to similar types of high-intensity use. 

Applying the per-acre rates identified in Table B-8 to each park facility will produce a total 
expense of $236,000 in park maintenance at buildout.  The 19.9 acres of recreational fields 
in the Project will be maintained by the University, and, therefore, the maintenance cost for 
these fields is not included in the fiscal impact analysis for the City.   

Transportation Department Maintenance

The Transportation Division provides maintenance service to the City’s roads.  Services 
include, but are not limited to, street maintenance, traffic engineering, transit services, bike 
path maintenance, signing and striping, resurfacing, and streetlight and traffic signal 
maintenance.  City staff indicates that transportation division services are funded with a 
mix of gas tax, transportation development act (TDA) revenue, traffic safety funds, 
construction taxes, and federal funds.  City staff indicates that funding from state and 
federal sources cannot be relied upon and that some of that funding will not be available in 
the future.   

City staff estimates the contract street maintenance cost for fiscal year 2002-03 to be 
approximately $833,000; $217,000 is expected from state or federal funds and therefore, 
the net cost to be funded by the general fund is approximately $616,000.  Dividing this cost 
by the 145 centerline street miles in the city produces an average maintenance cost of 
$4,248 per road mile.  This translates into a total annual cost to maintain the Project’s 5.1 
miles of roads of approximately $21,600.  In addition, a loss in local transportation funds 
(LTF) in recent years has resulted in a need to backfill the Transportation Department with 
general fund revenue for services associated with traffic engineering.  Discussion with City 
staff in the Public Works Department has identified that recent backfills have been 
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approximated at $500,000 annually from the general fund.  In order to accurately reflect 
the total burden the Project will create on the Transportation department, a DUE factor of 
$18.69 in traffic engineering costs was calculated by dividing $500,000 by the number of 
DUEs in the City of Davis.  This DUE factor was then applied to the number of DUEs in 
the Project and added to the lane-mile street maintenance cost described above.  At 
buildout, it is estimated that the Transportation Department will incur a total impact of 
$52,200 as a result of the Project. 

City staff could not provide an itemized cost estimate for maintaining the Project’s 3.8 
miles of bike paths, stating that the maintenance cost would depend on the materials used 
in the construction of the bike paths.  For example, bike paths created using concrete 
generate very little maintenance while asphalt bike paths generate considerably more.  
However, general bike path maintenance was listed as one of the services provided in the 
traffic engineering cost component. 

Parking facilities for the Project have not been determined at the present time.  The 
University’s Transportation and Parking Services (TAPS) will be responsible for 
maintaining parking facilities in the Project.  Maintenance costs will be funded through 
parking fees collected by TAPS, similar to parking facility maintenance provided to the 
rest of the campus, therefore, there will be no additional impact to the City of Davis for 
these services. 

Police Department

The Police Department provides patrol service, criminal investigation, 911 call service, and 
parking enforcement to the City.  Additional services include, but are not limited to, mutual 
aid to UCD Police, emergency response to life-threatening events, investigations, 
detention/apprehension of criminals and enforcement of state, county, and local laws.  The 
department’s budget for fiscal year 2002-2003 is approximately $9.1 million; 
approximately $410,000 of this is expected to be funded with department fees and charges 
and grants.  The $8.7 million net police costs funded through the general fund is divided by 
the 26,753 residential and employee DUEs in the City to determine a cost per DUE.  The 
cost multiplier for police service is $324.85 per DUE, as presented in Table B-8.  At 
Project buildout, the total cost of providing police service to the Project is estimated to be 
approximately $531,000.   

The cost estimates provided above for the Police Department assume that the Project is 
annexed into the City and service is provided by the City Police Department.  As has been 
discussed, it is possible that the University may contract with the City to provide various 
services if the Project does not annex.  With this in mind, it is important to qualify the 
current position of the City Police Department in providing contractual services outside its 
jurisdiction.  Due to multiple budget cutbacks in recent years, the Police Department has 
been forced to find ways to provide sufficient levels of service to the community with 
fewer resources at its disposal.  Current budget conditions have stretched the department to 
the limit of services it can now provide to the community.  With that in mind, the police 
chief will not recommend entering into contractual services outside the City, because (i) 
the marginal cost rates that would be applied from the current service levels would not 
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adequately reflect the true cost of providing additional services due to the stretched 
resources described above, and (ii) an outside contract would present an image to the 
public that the Police Department has the capacity to take on additional services, which the 
department feels it does not have.  Additionally, the Police Department would not 
recommend entering into an outside contract even if adequate funding were provided for a 
higher level of service than the department is currently capable of providing for the City.  
The police chief feels such a two-tiered service level approach would present an unfair and 
improper policy for the Police Department to adopt.  For these reasons, the Police 
Department does not wish to consider providing services to the Project on a contractual 
basis in a non-annexed scenario. 

Fire Department

The Davis Fire Department provides fire protection services to the City which include 
responses to structural, vehicular and vegetation fires, hazardous materials response, water 
rescue, public assistance, emergency medical services, safety inspections, plan review 
services, fire investigations and public education.  The fire chief has indicated that the 
department is currently understaffed and recommends constructing a fourth fire station.  In 
the event a fourth station is not constructed, the chief does not recommend providing fire 
protection service to the Project on a contractual basis nor allowing it to annex to the City.

The Davis Fire Department uses a cost model to calculate service costs applicable to 
development based on the assessed value for the development project requesting services.  
The Project being proposed by UC Davis is a unique case due to the value-capped nature of 
the housing being provided at below-market rates.  By placing a restriction on the value of 
homes, the Fire Department’s cost derivation understates the actual expense it would take 
to service the Project.  Using the Fire Department’s methodology of analyzing the assessed 
value of the Project, relative to the total assessed value in the City of Davis, produces a 
ratio of approximately 6.2%.  Applying this ratio to the Fire Department expenditures for 
fiscal year 2002-2003 produces a projected cost to serve the Project of $351,000 at 
buildout.  The Fire Department performed a cost analysis using values they deemed to be 
comparable to those they have witnessed in similar development projects that were not 
capped for affordability.  Based on their assumptions, a total cost of $364,000 was 
determined by the Fire Department to more accurately reflect the cost the department 
would incur to provide services to the Project. 

An alternative approach to estimate the cost the Fire Department would incur as a result of 
the Project is accomplished by calculating the average cost per DUE the department 
currently incurs citywide.  Dividing the $5.1 million in general fund and public safety 
support the Fire Department receives by the number of DUEs in the City produces a cost of 
approximately $191 per DUE.  Applying this to the 1,634 DUEs in the Project produces a 
cost of $312,000.  This figure, and the $364,000 cost the Fire Department calculated above, 
provides a range that will likely capture the additional expense the Fire Department will 
incur as a result of providing service to the Project.   

The Fire Department’s estimate of $364,000 assumes a fourth fire station is built to serve 
the Project.  This compares fairly closely to the Project’s estimated share of the operation 
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and maintenance costs of a fourth fire station.  The City budget estimates the total 
operating cost of a fourth station to be approximately $1.2 million.  The department has 
indicated that approximately 30% of the station’s cost, or about $360,000, would be 
attributable to the Project. 

Table B-8 shows the calculation of the cost multiplier for fire service.  The calculation 
begins with the $364,000 cost provided by the Fire Department.  Dividing the net cost by 
the total number of DUEs in the Project produces a fire service multiplier of $222.82 per 
DUE.

CONCLUSION

Table B-9 in Appendix B shows the annual fiscal impacts from the Project to the City 
under the annexed scenario.  Total revenues, which include general fund and special fund 
revenues, are estimated to equal approximately $278,000 in the Project’s first year of 
development and grow to $1,082,000 at Project buildout.  The majority of the revenues are 
from property taxes, motor vehicle in-lieu fees, and sales taxes. 

On the expense side, approximately $335,000 in service costs are estimated to be generated 
by the Project in year one.  This figure grows to $1,419,000 at buildout of the Project.  The 
largest expenditures are for police service, fire service, park maintenance and general 
government services. 

The estimated fiscal impact to the City’s general fund in the first year of the Project’s 
development is a deficit of approximately $56,000.  The deficit continues to grow annually 
until it reaches approximately $337,000 by Project buildout. Table B-10 shows all revenues 
and expenses generated from the Project at buildout.  The revenue-to-expense ratio 
presented at the bottom of the table indicates that revenues are 76% of expenses.  This 
suggests that the Project will not cover the total cost of services the City will provide to the 
community.  These results are not entirely unexpected.  Residential developments rarely 
generate enough tax revenues to pay for the municipal services they require.  The Project’s 
below-market home sales prices, and the artificial cap on home price appreciation, will 
exacerbated the situation.  Potential solutions to alleviate the fiscal deficits are as follows: 

Negotiate with Yolo County to receive a larger share of the property tax revenue than the 
suggested allocation in the Tax Sharing Agreement.  The County fiscal analysis, which 
is discussed below, shows that revenues from the Project outpace expenses by a wide 
margin. 

Negotiate with UCD to have the University provide certain services.  As previously 
mentioned, the University is weighing the option of providing park maintenance, street 
maintenance, police service, and fire service to the Project.  Removing one or more of 
these services from the City’s responsibility would decrease the deficit. 
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Form a services district over the Project, such as a Maintenance Assessment District or a 
Community Facilities District, which would levy a tax on Project residents and could 
fund enough of the costs to make the Project revenue neutral for the City.

IMPACTS TO YOLO COUNTY

Yolo County provides countywide services, such as health and public assistance services, to all 
residents in the County, both in the incorporated cities and the unincorporated portion of the 
County.  The County also provides municipal services, such as sheriff’s patrol and building and 
planning services to the unincorporated area.  Whether the Project is annexed to the City of 
Davis or remains in Yolo County, it will have a fiscal impact on the County.  The following 
analysis summarizes the impacts to the County under the annexed scenario.  Assumptions that 
apply specifically to the fiscal impact analysis for Yolo County are described below. 

ASSUMPTIONS

1. The Yolo County Fiscal Year 2001-2002 Recommended Budget, the Final 
Development Impact Fee Study Update 2000-2015 (the “County Fee Study”), and input 
from County staff were used as the basis to estimate the Project’s revenue and expense 
impacts to the County general fund. 

2. The County Fee Study uses a service population equal to all residents and 50% of 
employees to estimate service demands and allocate costs.  The exact relationship of 
service demands and revenue-generating potential between residents and employees is 
difficult to measure, but a service population comprised of all residents and 50% of 
employees is a common standard used in many fiscal analyses.  This relationship 
suggests that a resident generally has twice the impact of an employee (e.g., a resident 
is home 16 hours per day, while an employee is at work eight hours per day).  This 
service population is used in this impact analysis to establish cost and revenue 
multipliers.  The term “Persons Served” will refer to the sum of all residents plus 50% 
of employees, which was 223,709 as of January 1, 2002.  

3. The County Fee Study states that UC Davis students and employees have a reduced 
level of demand for County facilities and services compared to non-UCD County 
residents and employees.  This reduced demand level is discussed and quantified in 
detail in the County Fee Study.  The UC Davis demand factors presented in the Fee 
Study quantify the reduced level of demand for County services from UCD students 
and employees. These demand factors are used in this analysis to calculate the expected 
fiscal impact on County departments from the Project.  Table B-13 in Appendix B 
presents the UCD demand factors. 

4. County staff suggests that family members of students and employees in the Project 
will have a greater impact on County departments than do students and faculty/staff.  
However, the exact demand level for services from family members is not clearly 
identifiable, and, therefore, a compromise was reached to assign family members of 
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students and faculty/staff an amount that is 50% of the average cost multiplier that 
would be assigned to a non-Project County resident.  Cost multipliers for UCD family 
members in the Project are shown in Table B-13.

5. Fiscal impacts for various County departments are based on net County costs, as 
provided in the County’s Fiscal Year 2001-2002 Recommended Budget.  The net 
County cost is that amount which is funded with general fund general purpose revenues 
(i.e., discretionary revenues).  Revenue contributions from federal, state, or other non-
general fund sources are subtracted from the total departmental budgets to arrive at the 
net cost to the general fund. 

REVENUES TO THE COUNTY

Six major general fund revenue sources for the County have been identified in this fiscal 
analysis.  Following is a description of those general fund revenue sources.  Detailed 
summary tables for the Yolo County fiscal analyses are presented in Tables B-11 through 
B-15 in this report. 

Property Tax

As mentioned above under the City analysis, the Project currently lies within tax rate area 
(TRA) 61-001.  Yolo County’s general fund receives approximately 11.4% of the property 
taxes from this TRA.  However, if the Project annexes to the City of Davis, as assumed in 
this scenario, the current TRA tax allocation percentages for the County general fund and 
the County accumulated capital outlay (ACO) fund will be redistributed according to the 
Tax Sharing Agreement between the City of Davis and Yolo County, or pursuant to 
negotiations between the two agencies.  Although a different percentage may be negotiated 
between the agencies, this report assumes the base formula will be used as a starting point.  
Under this assumption, the County will receive 52.4% of its original allocation for these 
two funds.  This translates into almost 6.0% to the general fund and 0.7% to the ACO, as 
presented in Table B-1.  The Road District No. 2 fund and the Springlake Fire District fund 
will see a 100% shift of revenue to the City, as identified by County staff.  Estimated 
annual property taxes generated from the Project to the County’s general fund are shown in 
Tables B-14 and B-15 in Appendix B.  At buildout, it is estimated the County general fund 
will receive approximately $146,000 in property taxes generated from the Project, 
assuming it is annexed to the City.   

Sales and Use Tax

There is very little tax-generating retail space in unincorporated Yolo County in the area 
surrounding UCD.  As a result, very little sales tax revenue is expected from residents in 
the Project.  One source, however, is the University bookstore, which is in unincorporated 
Yolo County.  The University estimates that, on average, students spend $1,162 on books 
and supplies annually.  The Project will house 3,110 students who will purchase an 
estimated $3.6 million in books and supplies each year, amounting to $36,000 in sales tax 
revenue to the County annually.  Ultimately, another 3,500 students are projected to enroll 
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at UCD, which will more than double the sales taxes generated from the UCD bookstore 
estimated here; however, the sales attributable to future students that are not housed within 
the Project are not applicable to this fiscal analysis. 

Public Safety Sales Tax

The public safety sales tax is a half-cent sales tax on all taxable retail sales occurring 
anywhere in Yolo County.  Ninety-five percent of the public safety sales tax is retained by 
Yolo County and used to fund services provided by the sheriff, district attorney, and 
probation departments.  The total taxable retail sales generated by Project residents in the 
City of Davis and unincorporated Yolo County is estimated to be $20.1 million ($16.5 
million in Davis, as indicated in Table B-6, and $3.6 million in unincorporated Yolo 
County).  Taxable sales from Project residents occurring in Woodland and other Yolo 
County locations is not known and, therefore, is not estimated as part of the fiscal analysis.  
At buildout, it is estimated that the County general fund will receive approximately 
$99,000 in public safety sales taxes generated by the Project.

Document Tax

The document tax is another name for the real property transfer tax.  When real property is 
sold, a tax on the sales price is levied.  If the sold property is within unincorporated Yolo 
County, the County retains the entire tax.  If the property is in the City of Davis, the tax is 
split evenly between the County and City.  As noted above under the City analysis, the City 
receives $0.55 per every $1,000 of property value that has been sold.  The County receives 
the remaining $0.55 per $1,000 in value, for a total of $13,400 at buildout.

Motor Vehicle In-Lieu Fees

Since the MVIL Fee revenue is tied to population, it is expected to increase with the 
development of the Project.  The County estimates that it received $10.75 million in MVIL 
Fees in fiscal year 2001-02.  Dividing this amount by the County’s population of 176,300 
produces a revenue multiplier of $60.98 per resident.  This multiplier is applied to the 
residential population in the Project to determine the annual MVIL Fee revenues.  At 
buildout, it is estimated that the County general fund will receive approximately $265,000 
in MVIL Fees, regardless of whether or not the Project is annexed.

As mentioned above in the City analysis, the future of MVIL revenues is uncertain as the 
legislature and governor debate as to whether the state should continue backfilling these 
revenues to cities and counties.  If the state decides to discontinue backfilling these 
revenues, the County could lose approximately two-thirds of the MVIL revenue it will 
receive from the Project, or about $177,000.

Fines and Forfeitures

Residents and businesses generate fines and forfeitures, and a multiplier approach to 
estimate future revenues generated by the Project is appropriate.  Table B-12 shows the 
calculation of this multiplier.  A total of $680,500 in general fund revenue was identified in 
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the budget associated with fines and forfeitures.  Dividing $680,500 by the countywide 
persons-served factor of 223,709 produces a multiplier of $3.04 per person.  At Project 
buildout, it is estimated the County will receive approximately $14,000 in fines and 
forfeitures.  

Other Discretionary Revenues

Based on conversations with County staff, the revenues listed below are not population-
related and would not grow as a result of the Project.  Therefore, revenue estimates for 
these categories have not been included in the fiscal impact analysis for the County.   

Redevelopment Pass-Through 
Open Space Subventions 
County Stabilization 
Overhead Reimbursement 
Other Miscellaneous 
ERAF Relief 

EXPENSES INCURRED BY THE COUNTY

The Project will increase the County’s costs as the County provides for the service 
demands of the Project’s population.  This impact will be relatively small since it is 
acknowledged in the County Fee Report that UCD students and employees have little 
impact on County services.  This section of the report looks at the various County 
departments that are funded with general fund revenues and examines the impact of the 
Project on those departments.  A brief description of those departments and the 
methodologies used to estimate future impacts from the Project follows.   

General Government

The general government expense category includes 13 budgetary units including Assessor, 
Auditor-Controller, and Board of Supervisors, to name a few.  These departments provide a 
variety of countywide services such as property tax collection, document recordation, 
elections, and property appraisals.  Table B-13 in Appendix B lists these budgetary units 
and their net general fund expenditure, which is the recommended general fund 
contribution for each of these units as outlined in the County’s budget.   

A cost multiplier can be determined for each budgetary unit by dividing the service 
population into the general fund expenditure.  According to County staff, the budgetary 
units in the general government category provide services to residents and employees 
countywide and therefore, the persons-served population for the County was used to 
calculate the general fund cost multiplier.  This cost multiplier is further reduced for UCD 
students and faculty/staff based on the UCD demand factor provided in the County Fee 
Study.  As previously mentioned, family members of students and staff are assumed to 
impact the County more than the students and staff, but only half as much as non-Project 
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County residents, thus the reduction factor for UCD family members is 50% for all expense 
categories presented in Table B-13. 

Table B-13 shows that the general government cost multiplier is $10.63 for students, 
faculty and staff and $28.56 for Project family members.  These rates are applied to 
students, faculty/staff and family members in the Project to estimate the annual general 
government expenses.  At buildout, the Project is estimated to generate approximately 
$61,000 in general government expenses.  An example of the calculation of the cost 
multiplier is presented below. 

1. General Government Net General Fund Expenditure = $12,779,626 
2. Service Population for Yolo County = 223,709 
3. Average Cost Multiplier  =  $12,779,626  ÷ 223,709 = $57.13 
4. UCD Demand Factor = 18.6% 
5. Reduced UCD Cost Multiplier = $57.13 * 18.6% = $10.63
6. UCD Family Member Demand Factor = 50.0% 
7. Reduced UCD Family Member Cost Multiplier = $57.13 * 50.0% = $28.56

Public Protection

The public protection expense category includes the district attorney, probation, public 
administration/guardian, public defender, and sheriff departments.  All departments in this 
expense category provide services on a countywide basis except for sheriff patrol.  Sheriff 
patrol service is provided only to unincorporated Yolo County, as the City of Davis will 
provide patrol service to the Project in this scenario. 

The public protection cost multiplier is $3.26 for students, faculty and staff and is $19.80 
for Project family members.  At buildout, the Project is estimated to generate 
approximately $28,000 in public protection costs. 

Health and Human Services

The health and human services expense category includes community health, children’s 
medical services, environmental health, indigent healthcare, health care financing, 
emergency medical services, and jail/juvenile hall medical budgetary units.  The services 
provided by these units are provided countywide.  The health and human services cost 
multiplier is $5.85 for students, faculty and staff and $5.21 for Project family members.  
This is the only expense item for which the cost for students, faculty, and staff is greater 
than that for family members.  The reason for the higher price related to students, faculty, 
and staff is explained by the UCD student & faculty/staff demand factor.  The 
Development Impact Fee Study identified a UCD demand factor of 56.2% of the cost for a 
non-UCD affiliated resident of Yolo County.  This is the only demand factor presented in 
this analysis greater than 50%, and therefore, greater than the agreed upon family-demand 
factor of 50%.  The result of this anomaly explains why the family member cost multiplier 
is lower than the UCD multiplier for this one expense category.  At buildout, the Project is 
estimated to generate approximately $25,000 in health and human services expenses. 
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Public Assistance

The public assistance expense category includes ten budgetary units whose purpose is to 
provide public assistance to needy individuals and families throughout the County.  State 
and federal sources provide the majority of funding for these programs.  The public 
assistance cost multiplier is $3.57 for students, faculty and staff and is $9.34 for Project 
family members.  At buildout, the Project is estimated to generate approximately $20,000 
in public assistance expenses. 

Planning and Public Works

The planning and public works expense category includes several budgetary units such as 
parks, grounds and museum, building and planning, economic development, fleet services, 
and surveyor and engineer.  According to County staff, the additional population in the 
Project will have an impact on parks, grounds and museum, and fleet services that are 
provided countywide.  The building and planning, economic development, and surveyor 
and engineer services would be provided by comparable departments at the City under the 
annexed scenario and are therefore not factored into the County’s cost.  The planning and 
public works cost multiplier is $2.14 for students, faculty and staff and is $2.56 for Project 
family members.  At buildout, the Project is estimated to generate approximately $10,000 
in expenses under the annexed scenario.

Library, Agriculture, and Cooperative Extension

Services related to the County library, agriculture, and cooperative extension programs 
are impacted by residents countywide.  However, the UC Davis student, faculty and staff 
demand factor for these items is 0%, as reported in the Development Impact Fee Study 
Update.  As a result, UCD-affiliated personnel produce no additional cost to the County 
for these services.  The only service of the three outlined here affected by UCD family 
members is the County library system.  A 50% reduction factor is applied to the County 
cost multiplier, producing a family multiplier of $0.42 per person.  The increased expense 
to the County library system at Project buildout is approximately $358, and is shown as 
an expense under the library fund in Table B-14. 

CONCLUSION

Table B-14 in Appendix B shows the annual fiscal impacts to the County general fund 
from the Project assuming it is annexed to the City of Davis.  A positive net impact in the 
amount of $121,000 is experienced by the County general fund in the first year of 
development in the Project.  At buildout, the surplus has grown to $428,000.  Property tax, 
public safety sales tax, and motor vehicle in-lieu fees comprise the bulk of the revenues 
generated to the County’s general fund.  The majority of expenses to the general fund are 
related to general government services.  The results of the fiscal analysis show that, under 
the annexation scenario, the Project generates a large surplus (revenues exceed expenses) 
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to the County general fund.  A revenue-to-expense ratio of 3.96 means that revenues are 
almost four times as large as expenses.   

There are at least two reasons for the strong fiscal results.  First, demand for County 
services from Project residents will be very low.  The County’s Fee Study states that UCD 
students and residents most likely will not use County services extensively.  Since demand 
for County services will be low, the County will not incur the service costs it normally 
would.  Second, under the annexed scenario, the City (or possibly UCD) will provide 
police and fire services, and street and park maintenance to the Project, which are some of 
the most costly services in a municipal budget.  The County saves a great deal by not 
incurring these service costs.  The strong fiscal impact to the County’s general fund at 
buildout may provide a starting point to negotiate a different property tax allocation split 
between the City and County to help erase the deficit the Project creates on the City’s 
general fund, assuming the Project is annexed to Davis. 

In addition to the positive net fiscal impacts to the County’s general fund, Table B-14 and 
B-15 show the property tax revenue that will be generated to the accumulated capital 
outlay (ACO) fund and the library fund.  The Project will contribute $17,000 in property 
tax revenue to the ACO fund and almost $46,000 to the library fund at buildout. 

IMPACTS TO UC DAVIS

Under the annexed scenario, it is assumed that the majority of services required in the Project 
will be provided by the City, and, therefore, the Project-related impacts to the University are 
minimal.  The University will provide maintenance for the recreation fields identified in the 
Project and will support automatic and mutual aid to the City’s police and fire departments.  As 
noted earlier, the University may ultimately choose to provide other services, such as street or 
park maintenance, that are assumed to be provided by the City under this analysis.  Unlike the 
City of Davis or Yolo County, UC Davis does not receive tax revenues, so an alternate form of 
funding will be required to cover costs the University would incur should it choose to provide 
additional services to the Project.  Tables B-16 through B-19 in Appendix B show the 
assumptions used in the analysis of impacts to UC Davis, as well as a summary of the annual 
impacts that will result from UC Davis providing these services.  The following assumptions are 
used in this analysis: 

ASSUMPTIONS

1. All UCD service costs include a modified non-university differential (NUD) factor, 
which is an overhead rate that is charged for federally-funded research on campus.  
Rules relating to federal research stipulate that the campus cannot charge non-
university service users rates that are lower than those charged to the federal 
government.  The modified NUD, which is an additional 26.9% overhead charge, 
includes cost components for general campus administration, building, equipment, and 
operations and maintenance. 
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2. The analysis is presented in 2003 dollars.  The projected annual fiscal impacts are 
presented in current dollars for ease of comparison across time periods. 

REVENUES TO THE UNIVERSITY

The University receives no direct revenues from the Project comparable to the general 
fund revenues identified for the City and County in this report.  If the University provides 
services to the Project, a source of funding will be required, such as a ground lease charge 
or other fees, to cover the cost of services. 

EXPENSES INCURRED BY THE UNIVERSITY

Parks and Open Space

As part of a larger campus initiative, the University plans to add additional recreation 
fields.  The recreation fields in the Project help accomplish this goal and, therefore, the 
maintenance costs associated with these fields should not be attributable solely to the 
Project.  These new fields will supplement the existing fields on campus and will be 
funded through similar resources.  The recreation fields will be used extensively and the 
University would like to ensure that they are maintained regularly and at the same 
standards as the recreation fields found on other parts of campus, therefore, the 
University will maintain the recreation fields regardless of which agency ultimately 
maintains the other park and open space facilities outlined in the Project.   

The University’s Parks Department identified the cost of maintaining the recreation fields 
to be $3,434 per acre based on comparable maintenance costs for other recreation fields 
on campus.  This provides for mowing, striping, equipment maintenance, irrigation, and 
other services required for the high-intensity format of the recreation fields.  The new 
fields in the Project are anticipated to cover 19.9 acres, for a total annual cost of $68,300.  
Adjusting this cost by the 26.9% NUD factor for indirect costs produces a total annual 
cost of $86,700 for the recreational fields, or $4,358 per acre.  Table B-16 shows the 
maintenance costs for the recreation fields separate from the other service categories 
since they are not a direct impact of the Project.  These costs will be incurred by the 
University regardless of whether the Project develops or not. 

Police Department

Police service will be provided by the City of Davis.  While the UC Davis police 
department works within a formal law enforcement mutual aid structure with Yolo, 
Solano, and Sacramento counties, no official mutual aid agreement exists between the 
City and the University.  Instead, both City and UC Davis police departments operate on 
an informal basis, reciprocating police assistance as needed.  University patrol officers 
frequently assist City officers on calls when additional help is needed or in emergency 
crime situations if University officers can respond more quickly than City officers.  
Additionally, the City provides mutual aid to the University in return when the University 
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officers require additional support or if City officers are able to respond more quickly to 
emergency cases on University-owned property.  The costs associated with providing the 
good-neighbor assistance are not tracked by either police department.  It is likely that the 
mutual aid provided by both agencies offsets the cost each agency incurs as a result of 
this cooperation.  However, it is important to acknowledge that the increase in population 
resulting from the Project may increase the mutual aid costs for the University to assist 
the City police department. 

Fire Department

Similar to the mutual aid provided between the police departments described above, the 
University fire department provides mutual aid to the City of Davis.  Although a formal 
contract does exist between the departments, costs associated with providing such 
services are not tracked, as mutual aid is reciprocated between the University and the 
City.  The University fire department provides services to the City under the same good-
neighbor policy as the police department, sending available resources to the City’s 
jurisdiction as needed.  As discussed above, the services provided by each agency may 
offset the cost each agency incurs to provide the mutual aid; however, the University fire 
department is able to provide specific equipment and services (such as a ladder truck and 
Hazmat control) that the City’s fire department does not have available.  While it remains 
unquantifiable, as the demand for mutual aid and the University’s specialized services 
increase, additional facilities, staff, and equipment may ultimately be required.  The 
possibility remains, therefore, that the University Fire Department may incur an increase 
in cost to provide automatic and mutual aid to the City.  

CONCLUSION

Table B-18 outlines the net annual expenses incurred under the annexed scenario to the 
University.  Since the recreation fields have been determined to be a non-Project related 
expense, the University experiences no additional costs from the Project, given the 
assumptions of the annexed scenario.  While an unquantifiable amount of expense may 
be associated with providing mutual aid for police and fire services, the majority of the 
cost would be offset by services reciprocated from the City, producing negligible impacts 
to the University. 

As part of the analysis of service costs provided by the University, a comparison of utility 
service rates charged by the University and the City of Davis was also conducted.  The 
results of this comparison are provided in Table B-17.  This table outlines the comparable 
charges a resident of a single family house would face if utilities such as electricity, gas, 
waste disposal, water, sewer, and storm drainage services were provided by the 
University or the comparable agencies in the City.  The table shows that the electricity 
rate per kilowatt-hour charged by the University is less than the rate charged by PG&E 
which provides electricity in the City, while the opposite is true for gas rates.  The 
University does not currently provide curb-side solid waste removal.
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The University charges one rate that provides for water, sewer, and storm drainage 
services, while the City delineates the individual charge for each service.  A sample 
single family house was used to show the cost a home owner would incur under the two 
service providers.  The City’s sewer and storm drain fees are flat rate charges, while the 
water fee is based on use.  A typical water bill was provided by the City of Davis, 
indicating that the home would pay approximately $13.00 a month.  Deriving the average 
monthly hundred cubic feet (ccf) used by the family (26.53) and applying this same usage 
to a house serviced by the University indicates that the house serviced by the University 
would expect to pay more for the same service quantities.  While household usage may 
vary within the City, and specifically within the Project, this sample case provides a 
glimpse at the differing costs between the service providers.
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Chapter 4 
NON-ANNEXED SCENARIO         

IMPACTS TO CITY OF DAVIS

Assumptions used for the City of Davis under the non-annexed scenario reflect those listed in the 
annexed scenario, with the following exception:

ASSUMPTIONS

1. This scenario assumes the Project, which is currently in unincorporated Yolo County, 
will remain in the unincorporated area.  The County will continue to provide 
countywide services to the Project, such as health and human services and public 
assistance, while the University will provide the Project with street and park 
maintenance as well as police and fire protection.  As was the case in the annexed 
scenario, maintenance for the recreation fields will be provided by the University. 

REVENUES TO THE CITY

The City’s general fund is the primary discretionary fund that will be impacted by the 
Project.  In the non-annexed scenario, only four of the City’s revenue categories will be 
affected: sales & use tax, public safety sales tax, transient occupancy tax, and fines & 
forfeitures.  A summery of the annual revenues the City receives under the non-annexed 
scenario is presented in Table C-8.   

Sales and Use Tax

Sales tax is generated for the City each time a taxable item is purchased within the City’s 
boundaries.  Although the Project will remain in the unincorporated County under the 
non-annexed scenario, the City is still anticipated to capture a large portion of the sales 
tax revenue generated from the residents in the Project due to the Project’s close 
proximity to the City.  Chapter 3 provides further explanation of the City’s sales tax 
revenue calculation.

A small commercial component exists within the Project in the amount of 24,000 square 
feet in the mixed-use center.  The City’s sales tax revenue calculation in the annexed 
scenario (and repeated in the non-annexed scenario, as mentioned above) included the 
sales tax generated by the retail component of the mixed-use center because all mixed-
use center sales are assumed to be made by Project residents.  In the non-annexed 
scenario, the mixed-use center remains in the unincorporated County, and therefore, the 
County, not the City, will receive the sales tax revenue generated at the retail premises.  
This amount must be deducted from the sales tax revenue the City can expect to receive 
in order to avoid double-counting the impact of the Project.  Table C-5 shows the sales 
tax generated from the 24,000 square feet of retail space at the mixed-use center, 
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assuming sales of $200 per square foot.  Subtracting this amount from the sales tax 
revenue the City expects to receive, produces a net total of $124,000 at buildout. 

Public Safety Sales Tax (Prop 172)

The public safety sales tax is a half-cent sales tax on all taxable retail sales occurring 
anywhere in Yolo County.  The City of Davis receives the same amount of public safety 
sales tax revenue, regardless of whether the Project is annexed or not.  Chapter 3 provides a 
more detailed explanation of how public safety sales tax is calculated.

Transient Occupancy Tax

The City will receive the same amount of transient occupancy tax, regardless of  whether 
the Project is annexed or not.  Chapter 3 provides a more detailed explanation of the 
transient occupancy tax calculation. 

Fines and Forfeitures

Residents and businesses are likely to continue to generate various fines and forfeitures to 
the City of Davis whether the Project is annexed or not.  The same multiplier approach 
used to estimate future revenues generated by the Project in the annexed scenario is used 
here.  Table C-3 shows the calculation of this multiplier.  At Project buildout, it is 
estimated the City will receive approximately $1,000 in fines and forfeitures.

EXPENSES INCURRED BY THE CITY

In the non-annexed scenario, the Project will only minimally increase the City’s operation 
and maintenance costs because most of the services required by the Project’s population 
will be provided by the County or University.  This section of the report looks at the 
various departments at the City that are funded with general fund revenues and examines 
the impact of the Project on those departments under a non-annexed scenario.  Table C-7 
provides a brief summary of the departments affected, and Table C-8 shows the annual 
impacts to the City’s general fund. 

General Government

The City will not provide general government services under the non-annexed scenario.

Planning and Building

The City will not provide planning and building services under the non-annexed scenario. 

Recreation Division

The City’s Recreation Division provides recreation programs and services to the City.  
Regardless of whether the Project is annexed or not, City staff expects Project residents to 
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make use of the wide selection of programs offered by the Recreation Division due to the 
Project’s close proximity to the City.  Chapter 3 provides a description of the Project’s 
impact to the Recreation Division.  

Social Services Division

The City does not provide fair housing and mediation services to residents outside City 
boundaries.  Under the non-annexed scenario, the City will not be responsible for providing 
this service.  Other social services, such as child care, are state subsidized and therefore do 
not impact the City’s general fund.  The City’s general fund will incur no additional social 
service expenses under a non-annexed scenario. 

Park Maintenance

The non-annexed scenario assumes that the University, not the City, will provide park 
maintenance services; therefore, the City is assumed to incur no park maintenance costs 
under this scenario.

Transportation Department Maintenance

The non-annexed scenario assumes that the University, not the City, will provide 
transportation and street maintenance services; therefore, the City is assumed to incur no 
transportation maintenance costs under this scenario.   

Police Department

Police service is assumed to be provided by the University in the non-annexed scenario.  
However, due to informal mutual aid agreements between the University and City police 
departments, City patrol officers frequently assist University officers on calls when 
additional help is needed or in emergency crime situations when City officers can respond 
more quickly than University officers.  A formal mutual aid contract does not exist 
between the two agencies, as both operate through a policy of reciprocity for similar 
services.  The precise cost associated with the City providing such services is uncertain.  
City police staff has indicated that the department assists an average of one or two times 
per month with University patrol and investigation calls.  Generally, patrol assistance is 
needed when a campus event spills over into City limits.  The Investigations Division 
generally provides more assistance to the University over the course of a year than does the 
Patrol Division.  However, UCD patrol officers frequently assist City officers on calls, 
developing a quid-pro-quo relationship between the two agencies.  It is likely that much of 
the mutual aid provided by the agencies offset the cost that each agency incurs as a result 
of these cooperative efforts.  However, the increase in population resulting from the Project 
may increase mutual aid costs for the City to assist the University’s police department.  

Fire Department
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Similar to the mutual aid provided between the police departments described above, the 
City fire department provides mutual aid to the University.  Although a formal contract 
does exist between the departments, it is difficult to quantify the cost associated with 
providing such services.  As mentioned above, the benefits received by each agency 
likely offset the costs incurred to provide the mutual aid.  The important issue for the fire 
department centers around the use of resources as opposed to the cost to provide services.  
If the fire department is responding to calls within the University, it takes resources away 
from the City should the need arise to respond to a City-related call.  Growth in one 
jurisdiction may ultimately result in the need for additional facilities, staff, and equipment 
in the other jurisdiction to provide the required automatic and mutual aid.   

CONCLUSION

Table C-9 in Appendix C shows the annual fiscal impacts from the Project to the City 
under the non-annexed scenario.  Total revenues resulting from sales and use tax, public 
safety sales tax, transient occupancy tax, and fines & forfeitures equal more than $130,000 
at buildout.  Impacts to the City’s recreation division (the sole general fund division 
impacted under the non-annexed scenario) equal almost $52,000 at buildout, producing a 
positive net impact (surplus) of $79,000 to the City’s general fund at Project buildout.  A 
revenue-to-expense ratio of 2.52, as shown in Table C-9, indicates that revenues exceed 
expenses by more than two-to-one.  Even allowing for possible automatic and mutual aid 
costs to the police and fire departments, the Project will not have a significant negative 
impact on the City. 

IMPACTS TO YOLO COUNTY

Assumptions used for Yolo County under the non-annexed scenario reflect those listed in 
Chapter 3 which details the annexed scenario, with the following exception:

ASSUMPTIONS

1. Police patrol service, fire protection, park maintenance, and road maintenance for the 
Project are assumed to be provided by the University under the non-annexed scenario.  
The County will not be responsible for these services, and, therefore, these costs are not 
included in the cost impacts to the County’s general fund. 

REVENUES TO THE COUNTY

The following is a description of the general fund revenue sources.  Detailed summary 
tables for the Yolo County fiscal analyses are presented in Tables C-10 through C-14 in 
this report. 

Property Tax
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As mentioned in Chapter 3, the Project currently lies within tax rate area (TRA) 61-001.  
Yolo County’s general fund receives approximately 11.4% of the property taxes from this 
TRA.  Applying this rate in the non-annexed scenario to development within the Project 
produces more than $66,000 in the first year of development and over $278,000 per year at 
buildout.

Sales and Use Tax

The retail development in the mixed-use center will generate sales tax revenue for the 
County under the non-annexed scenario.  As described in the City analysis, retail space is 
assumed to generate $200 per square foot in taxable sales.  Applying the 1.0% sales tax 
rate to the 24,000 square feet of retail space in the mixed-use center produces $48,000 in 
sales tax revenue that the County can expect to collect.  This amount was deducted from 
the City’s sales tax revenue projections to avoid double-counting the impact Project 
residents will have on retail sales.

In addition to the mixed-use retail development, the County will collect sales tax revenue 
from additional sales generated at the UC Davis bookstore on campus from residents in the 
Project.  The revenue calculation from the bookstore is identical to the calculation detailed 
in Chapter 3 for the annexed scenario.

Outside of the mixed-use retail development, there is little tax-generating retail space in 
unincorporated Yolo County in the area of UCD.  As a result, very little additional sales tax 
revenue is expected from residents in the Project.  The total sales tax revenue generated by 
the Project to the County equals approximately $84,000, as shown in Table C-13. 

Public Safety Sales Tax

The public safety sales tax is a half-cent sales tax on all taxable retail sales occurring in 
Yolo County.  The revenue the County receives from the Project is the same, regardless of 
whether the Project is annexed or not.  Chapter 3 provides further explanation on the public 
safety sales tax.

Document Tax

The document tax is another name for the real property transfer tax.  When real property is 
sold, a tax on the sales price is levied.  Under the annexed scenario, the real property tax 
was split between the City and the County, with each receiving $0.55 per every $1,000 of 
property value.  In this scenario, all land within the Project remains in unincorporated Yolo 
County, and, therefore, the County receives the entire $1.10 per $1,000 of value, as shown 
in Table C-11.  At buildout, the County receives almost $27,000 in document tax revenue.   

Motor Vehicle In-Lieu Fees
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MVIL revenue generated by the Project to the County is the same, regardless of whether 
the Project is annexed or not.  Chapter 3 provides a description of how MVIL revenue is 
calculated.  

Franchise Fee

Under the non-annexed scenario, it is assumed the University will retain right-of-way 
ownership of the streets in the Project, and therefore the County will not collect franchise 
payments from residents in the neighborhood.  The University may have an opportunity to 
impose a charge similar to a franchise fee in a yet-to-be determined format.  Regardless of 
how the fee is structured, it is likely that franchise revenue will accrue to the campus rather 
than the County and be used to offset service costs.  Table C-13 shows no franchise fee 
revenues generated to the County under the non-annexed scenario. 

Fines and Forfeitures

Residents and businesses will generate fines and forfeitures to the County, regardless of 
whether the Project is annexed or not.  Chapter 3 provides an explanation of fine and 
forfeiture revenue. 

Other Discretionary Revenues

Based on conversations with County staff, the revenues listed below are not population-
related and would not grow as a result of the Project.  Therefore, revenue estimates for 
these categories have not been included in the fiscal impact analysis for the County under 
either the annexed or non-annexed scenario.

Redevelopment Pass Through 
Open Space Subventions 
County Stabilization 
Overhead Reimbursement 
Other Miscellaneous 
ERAF Relief 

EXPENSES INCURRED BY THE COUNTY

The Project will increase the County’s costs as the County responds to the service demands 
of the Project’s population.  This impact will be relatively small since it is acknowledged in 
the County Fee Report that UCD students and employees have little impact on County 
services.  This section of the report looks at the various County departments that are funded 
with general fund revenues and examines the impact of the Project on those departments.  
A brief description of the departments and the methodologies used to estimate future 
impacts from the Project follows.   

General Government
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The general government expense category includes 13 budgetary units including 
Assessor, Auditor-Controller, and Board of Supervisors, to name a few.  These 
departments are affected by the Project, regardless of whether the Project is annexed or 
not.  Chapter 3 provides an explanation of how general government expenses were 
derived.

Public Protection

The public protection expense category includes the district attorney, probation, public 
administration/guardian, public defender, and sheriff departments.  All departments in this 
expense category provide services on a countywide basis except for sheriff patrol, which is 
provided only to unincorporated Yolo County. In the non-annexed scenario, the University 
will provide patrol service, which will be discussed further in the University analysis 
below.  The public protection cost multipliers for students, and faculty and staff are the 
same as those listed in the annexed scenario. 

Health and Human Services

The health and human services expense category includes community health, children’s 
medical services, environmental health, indigent healthcare, health care financing, 
emergency medical services, and jail/juvenile hall medical budgetary units.  The services 
provided by these units are provided throughout the County, including the incorporated 
areas, therefore, the cost the County will incur from the Project in the non-annexed 
scenario will be the same as the annexed scenario.  Chapter 3 provides a complete 
description of the expense multipliers used for health and human services. 

Public Assistance

The public assistance expense category will incur the same costs from the Project 
regardless of whether it is annexed to the City or not.  Chapter 3 provides a more detailed 
description of the expense multipliers used for public assistance.   

Planning and Public Works

The planning and public works expense category includes parks, grounds and museum, 
building and planning, economic development, fleet services, surveyor and engineer and 
other budgetary units.  As indicated in the annexed scenario, the Project will have an 
impact on parks, grounds and museum, and fleet services that are provided countywide.  
However, in the non-annexed scenario, the Project will also impact the building and 
planning, economic development, and surveyor and engineer services that were assumed to 
be provided by the City in the annexed scenario.  At buildout, the Project is estimated to 
generate approximately $10,700 in expenses under the non-annexed scenario.

Library, Agriculture, and Cooperative Extension
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Services related to the County library, agriculture, and cooperative extension programs 
are the same in both annexation scenarios.  Chapter 3 provides a description of the 
impacts related to the Project. 

CONCLUSION

Table C-13 in Appendix C shows the annual fiscal impacts to the County general fund 
from the Project assuming it is not annexed into the City of Davis.  A positive net impact in 
the amount of $165,000 is experienced by the County in the first year of development in 
the Project.  At buildout, the annual surplus grows to over $621,000.  Property tax and 
motor vehicle in-lieu fees comprise the bulk of the revenues generated to the County’s 
general fund.  The majority of the expenses to the general fund are related to general 
government expenses.  The results of the fiscal analyses show that under the non-annexed 
scenario, the Project generates an even larger surplus to the County’s general fund than 
under the annexed scenario.  The revenue-to-expense ratio under the non-annexed scenario 
is 5.26, which means that revenues are more than five times larger than expenses.   

As discussed under the annexed scenario, there are at least two reasons for the strong fiscal 
results.  First, demand for County services from Project residents will be very low, 
regardless of jurisdiction.  The County’s Fee Study states that UCD students and residents 
most likely will not use County services extensively.  Since demand for County services 
will be low, the County will not incur the service costs it normally would.  Second, under 
the non-annexed scenario, the University is assumed to provide police and fire services and 
street and park maintenance to the Project.  Police, fire and park maintenance are some of 
the most costly services in a municipal budget.  The County saves a great deal by not 
incurring these service costs.  The strong fiscal impact to the County’s general fund at 
buildout may provide a starting point to negotiate measures to reimburse the University for 
providing fire and police services, as well as street and park maintenance.   

In addition to the positive net fiscal impacts to the County’s general fund, Table C-13 and 
C-14 also show the property tax revenue that will be generated to the library fund.  The 
Project will contribute more than $45,000 per year to the library fund at buildout.   

IMPACTS TO UC DAVIS

Under the non-annexed scenario described in this chapter, the University will provide police and 
fire protection services along with park and street maintenance.  As mentioned in the prior 
section, these services are among the most costly to provide to the Project.  Unlike the City of 
Davis or Yolo County, UCD does not receive tax revenues, so an alternate form of funding will 
be required to offset the costs the University will incur to provide these services.  Tables C-15 
through C-17 in Appendix C show the assumptions used in the analysis and the annual impacts 
to the University.  

REVENUES TO THE UNIVERSITY
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The University receives no direct revenues from the Project that are comparable to the 
general fund revenues identified for the City and County in this report.  If the University 
provides services to the Project, alternate sources of funding will be required to fund the 
cost of services.  Possible sources of funding include incorporating the cost of services 
into the ground lease charge or some other direct cost agreement with campus service 
providers.

EXPENSES INCURRED BY THE UNIVERSITY

Park, Open Space, and Recreation Field Maintenance

The Grounds Division provides park and open space maintenance service for the 
University, including turf maintenance, shrub, vine, and ground cover maintenance, tree 
maintenance, and irrigation services.  The Project contains several types of park and open 
space categories that will require different levels of maintenance.  The UC Grounds 
Division provided maintenance costs for each category based on the actual cost of 
maintaining similar types of park and open space areas on campus.  The maintenance cost 
estimates are shown in Table C-15 of Appendix C. 

Based on the cost information provided by the Grounds Division, two per-acre costs were 
developed.  The first cost, $4,358 per acre, is applied to the 19.9 acres of recreation fields.  
The second cost, $6,491 per acre, is an average of the individual maintenance costs for all 
other park and open space areas in the Project.  This approach was recommended by 
Grounds Division staff due to the uncertainty of the phasing of these land uses.  As was 
discussed in the annexed scenario, the maintenance costs of the recreation fields should not 
be attributable to the Project since the University requires the fields regardless of whether 
the Project develops or not.  As a result, the maintenance cost for the recreation fields is 
listed separate from the other Project-related costs on Table C-16.  At buildout, the 
recreation fields will require approximately $87,000 in annual maintenance that will be 
funded from sources similar to those used to provide maintenance for existing recreation 
fields on campus.  A total annual cost of $339,000 at Project buildout was calculated for all 
other parks and open space by multiplying the 52.3 acres of all other parks and open space 
by $6,491.

Road Maintenance

The Grounds Division’s road maintenance program is based on a 40-year pavement life 
cycle.  Services include crack seal, slurry seal, digout repairs, asphalt/concrete overlay, 
curb and gutter repair, sidewalk repair and street light repair.  Maintenance costs for the 
roads and bike paths within the Project were estimated based on the maintenance budgets 
for existing paths and roadways on campus.  Table C-15 shows the Grounds Division’s has 
a budget of $370,000 to maintain the eighteen miles of roadways on campus.  Dividing the 
budget by the roadway miles maintained, and applying the NUD multiplier, produces an 
annual maintenance cost of $26,085 per roadway mile.  The Grounds Division’s budget for 
pathway maintenance is $191,000.  Dividing the budget by the twelve miles of bike paths 
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on campus, and then applying the NUD multiplier, produces a cost of $20,198 per pathway 
mile.  Multiplying these rates by the 5.09 miles of Project roadways and the 3.80 miles of 
pathways produces a total cost of approximately $210,000 for road and pathway 
maintenance at Project buildout. 

Police Service Costs

The UC Davis Police Department provides a variety of services including crime response, 
traffic calls, investigative response and follow-up, fire and EMS response, crime 
prevention, proactive education, live-scan finger printing and records department services.   

The department maintains a service standard of 1.0 patrol officer for every 1,000 residents.  
The resident population in the Project at buildout is expected to be approximately 4,350, 
requiring 4.35 additional officers to adequately serve the Project.  The police department 
has indicated that the annual cost of a fully-burdened police officer, including salary and 
benefits, is $90,626; with the modified NUD, this cost increases to $115,004. Therefore, 
the annual cost for 4.35 new police officers is approximately $500,000.   

In addition to the new officers, the police department has identified additional personnel 
that may be required to serve the Project.  The police chief stated that the need for these 
additional personnel will not be fully known until the Project develops and service demand 
for the specific services provided by the additional personnel is more closely studied.  The 
new community may have impacts on various divisions within the police department, 
including detectives, crime prevention and analysis, dispatch, records, and the Campus 
Violence Prevention Program (CVPP).  The positions and the potential number of full-time 
employees (FTE) required are as follows: 

 Position      FTE
 Community Service Officer    1.00 
 Detectives      1.33 
 Crime Prevention and Crime Analysis  1.33 
 Dispatch      1.50 
 Records      1.50 
 Campus Violence Prevention Program  1.50 

While these additional personnel may be required in the future, the police department does 
not feel that there is sufficient data to justify a request for funding these items at the present 
time.  Therefore, the costs for the additional personnel are not included in this fiscal 
analysis. 

Fire Protection Service

The UC Davis Fire Department provides fire protection services to the UCD campus, 
including fire suppression, technical rescue, hazardous materials, emergency medical 
services, inspections, fire investigation, fire extinguisher service, and public education.
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The department estimates the cost of providing service to the Project will be approximately 
$89.84 per person served.  The fire department calculated this cost by dividing the total 
annual operation and maintenance expense on all of the department’s housing contracts 
($498,874) by the total number of residents serviced by the contracts (5,553).  The persons-
served factor was then applied to the expected persons served in the Project, producing a 
total cost of $403,000 for the new Project.  Inflating this cost by the 26.9% NUD factor 
presents a net total cost of approximately $511,000 per year.  Dividing this cost by the 
persons-served in the Project produces the NUD-adjusted annual cost per person-served of 
$114.01.  It is also important to note that the fire department typically contracts for service 
based on square footage rather than population.  However, due to the uncertainty involved 
in student apartment structure size, coupled with the fact that the department has not 
contracted for service on residential housing in the past, a persons-served cost approach 
was considered appropriate for this analysis by the fire chief.  The annual fire department 
expenses are shown in Table C-16 of Appendix C. 

The cost calculated by the fire department involved computer modeling and may change 
after the department begins collecting call-response data from the Project.  While the 
estimate calculated above is suitable for purposes of this study, actual costs may vary 
depending on the response times the fire department experiences to the Project.  While the 
Project is not anticipated to trigger the need for a new station, it is possible that an 
additional station may be needed in the future to service the area in and around the Project 
should response time be deemed inadequate.  The construction cost associated with a new 
station is not addressed in this report.  The fire chief indicated that the Project would not 
trigger the need for a new fire engine (estimated cost of $300,000); however, he suggested 
that the University should set aside the Project’s proportionate share, which the chief 
estimates is $100,000.   It is also important to note that, while the costs identified here do 
not include initial apparatus funding, they do include apparatus replacement costs for future 
equipment.   

CONCLUSION

Table C-16 outlines the net annual expenses incurred under the non-annexed scenario to 
the University to provide police service, fire service, park maintenance, and road 
maintenance to the Project.  All projected costs include the modified NUD.  In year one, 
the estimated costs start at approximately $385,000 and increase to $1,561,000 per year at 
buildout.  The largest costs are for police and fire service  a total of $500,000 and 
$511,000 at buildout, respectively.  In addition to these Project-related expenses, the 
University will also incur an annual cost of $87,000 at Project buildout to provide 
maintenance to the new recreation fields.  This cost is not assumed to be an impact from 
the Project since the University will require additional recreation fields regardless of 
whether the Project develops or not. 

Additional revenue sources need to be identified, such as University-imposed service fees 
on development within the Project, to make the University whole.  Similar to Aggie 
Village, the University may elect to levy an annual ground lease, service fees, or a 
franchise-like fee on utility bills to fund the cost of services.  The University may also 
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decide to enter into service contracts with the City or County to provide services to the 
Project at costs lower than the University is able to achieve.   



Appendix A

General Assumptions

Table Title

Table A-1 General Assumptions

Table A-2 Land Use, Demographics, and Related Assumptions

Table A-3 Annual Development Assumptions

Table A-4 Annual City of Davis Dwelling Unit Equivalents (DUEs)

Table A-5 Assessed Value Calculation
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Appendix B
Annexation Scenario - Project Annexed to City of Davis

Table Title
Table B-1 Property Tax Allocation Assumptions - Annexed Scenario

Table B-2 City of Davis Revenues - Calculation Methodology

Table B-3 City of Davis - Revenue Assumptions

Table B-4 City of Davis - Revenue Assumptions

Table B-5 City of Davis - Sales and Use Tax Assumptions

Table B-6 City of Davis Sales and Use Tax Analysis

Table B-7 City of Davis Expenses - Calculation Methodology

Table B-8 City of Davis - Expense Assumptions

Table B-9 City of Davis Annual Fiscal Impacts - Assuming Annexation to the City of Davis

Table B-10 City of Davis - Summary of Net Fiscal Impacts At Project Build Out (Annexed Scenario)

Table B-11 Yolo County Revenues - Calculation Methodology

Table B-12 Yolo County - Revenue Assumptions

Table B-13 Yolo County - Expense Assumptions

Table B-14 Yolo County Annual Fiscal Impacts - Assuming Annexation to the City of Davis

Table B-15 Yolo County - Summary of Net Fiscal Impacts at Project Build Out (Annexed Scenario)

Table B-16 UC Davis - Expense Assumptions

Table B-17 Utilities Service Rate Comparison

Table B-18 UC Davis - Annual Fiscal Impacts

Table B-19 UC Davis - Summary of Net Fiscal Impacts at Project Buildout (Annexed Scenario)
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Table B-3
Neighborhood Core
City of Davis - Revenue Assumptions

Unsecured Property Tax

Property Tax Data
(1) City of Davis Unsecured Property Tax $167,000
(2) City of Davis Secured Property Tax $6,375,000
(3) Unsecured as a Percent of Secured Property Tax 2.62%

(4) Estimated Davis Non-residential Assessed Value as a Percent of Residential Assessed Value 15.00%
(5) Neighborhood Core Non-residential Assessed Value as a Percent of Residential Assessed Value 1.95%
(6) Reduction Factor (Item 5 divided by Item 4) 12.97%

Unsecured Property Tax as a Percentage of Secured for the Neighborhood Core (Item 3 x Item 6) 0.34%

Real Property Transfer Tax

Tax Rate per $1,000 of Property Value Transferred (Includes City's and County's Allocation) $1.10
City of Davis Allocation per $1,000 of Property Value Transferred $0.55

Sales and Use Tax

Sales Tax Rate for City of Davis 1.00%
County Pooled Sales Tax as a Percentage of Total Davis Sales Tax Revenue 4.17%

Public Safety Sales Tax Rate 0.50%
Percent of Public Safety Sales Tax Revenue Allocated to Yolo County 95.00%
Percent of Public Safety Sales Tax Revenue Allocated to the City of Davis 2.42%

Transient Occupancy Tax

Transient Occupancy Tax Rate 10.00%
Estimated Number of Hotel Rooms Rented per Student per Year 1.0
Estimated Number of Nights Stayed at Hotel 1.0
Number of Students in Neighborhood Core 3,110
Average Hotel Price in Davis per Night $100
Percentage of Hotel Stays Captured by the City of Davis /1 10%
Total TOT Revenue at Buildout $3,110

Business License Tax

Taxable Sales per Square Foot for Retail Development $200
Retail Square Footage in Neighborhood Core 24,000
Total Retail Sales $4,800,000

Gross Receipts per Square Foot for Office Space $200
Office Square Footage in Neighborhood Core 24,000
Total Office Gross Receipts $4,800,000

Business License Tax Rate (per $10,000 gross receipts) - Retail $6.00
Business License Tax Rate (per $10,000 gross receipts) - Office $9.00
Total Business License Tax at Project Build Out $7,200

/1 Based on a survey conducted, hotel room availability in Davis is low during peak rental periods.

Source:   City of Davis, Finance Department; Yolo County Recorder's Office; California State Board of Equalization; Goodwin Consulting Group, Inc.
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Table B-8
Neighborhood Core
City of Davis - Expense Assumptions
Based on the City of Davis Preliminary Budget 2002-2003

Expenditures Funded by General Fund

General Government Recreation Division

City Council - General Fund Support $109,329 Total Recreation Expense $2,422,147
City Attorney - General Fund Support $264,108
City Manager's Office - General Fund Support $907,503 Neighborhood Core Residential DUEs 1,537
Administrative Services - General Fund Support $1,720,100 Resident DUEs in the City of Davis 22,376
Net General Fund Expense $3,001,040 Project DUEs as a Percent of Davis DUEs 6.87%

Resident DUEs in the City of Davis 22,376 Increased Recreation Expense Related to Project $166,388
Employee DUEs (1 Employee DUE = 0.36 residential DUES)  /1 1,576 Portion of Expense Supported By the General Fund /6 31.0%
Total Dues in the City of Davis 23,952 General Fund Impact at Project Build Out $51,580

Neighborhood Core Residential DUEs 1,537
Average Expense per DUE $125.30 Net Expense per Residential DUE $33.56
Portion Impacted by New Growth /2 75%
Net Expense per DUE $93.97

Social Services Division

Planning & Building Fair Housing & Mediation Budget - General Fund Contribution $45,000
Total Expenditures $2,767,136
Less Non-General Fund Revenues ($2,227,008) Neighborhood Core Residential DUEs 1,537
Net  General Fund Expense /3 $540,128 Resident DUEs in the City of Davis 22,376

New Development DUEs as a % of Davis DUEs 6.87%
Resident DUEs in the City of Davis 22,376
Employee DUEs in the City of Davis 4,377 Increased Expense Related to Neighborhood Core $3,091
Total Dues in the City of Davis 26,753

Neighborhood Core Residential DUEs 1,537
Net Expense per DUE $20.19 Net Expense per Residential DUE $2.01

Park Maintenance & Community Service Davis Police Service
Total Expenditures $9,101,760

Recreation Field General Fund Maintenance Cost (per acre) $5,500 Less Department Fees & Charges ($340,993)
Bus Rapid Transit General Fund Maintenance Cost (per acre) $5,500 Less Grants ($70,000)
Neighborhood Park General Fund Maintenance Cost (per acre) $6,500 Net  Expense $8,690,767
Village Square General Fund Maintenance Cost (per acre) $6,500
Open Space General Fund Maintenance Cost (per acre) /4 $1,500 Resident DUEs in the City of Davis 22,376
Drainage Pond General Fund Maintenance Cost (per acre)/4 $1,500 Employee DUEs in the City of Davis 4,377

Total Dues in the City of Davis 26,753

Transportation Division Net Expense per DUE $324.85

Estimated Street Rehabilitation and O&M Cost $833,000
Less Projected State/Federal Funds ($217,000)
Net General Fund Expense $616,000

Davis Fire Service
Centerline Miles in the City of Davis 145
Net General Fund Expense per Mile $4,248 Total Estimated Annual Expense at Buildout $364,000

Net Annual Expense at Buildout $364,000

Traffic Engineering /5 $500,000
Total DUEs at Buildout 1,634

Total Dues in the City of Davis 26,753
Net Expense per DUE $18.69 Net Expense per DUE $222.82

/1 Based on the Proposed Development Impact Fee Study 2002-03 Update for the City of Davis, 1.0 employees equal 0.36 residents for General Government facilities. 
/2 It is estimated that General Government expenses will increase at 75% of the growth rate of the City.
/3 Net Planning and Building expenses are those funded by the General Fund.
/4 Established cost (after initial 1-3 year establishment period) without irrigation.
/5 Recent decreases in local transportation funds (LTF) will require that annual transportation engineering costs to be funded through the General Fund.
/6 General Fund percentage of total cost was provided by the Recreation Division.

Source:    Davis Fire Department; Davis Police Department; City of Davis, Parks and Community Services Department; 
City of Davis Preliminary Budget 2002-2003; Goodwin Consulting Group, Inc.
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Table B-10
Neighborhood Core
City of Davis - Summary of Net Fiscal Impacts At Project Build Out (Annexed Scenario)

Annual Impacts Percent of 
Revenues/Expenses at Buildout Total

REVENUES

General Fund Revenues
Property Tax: Secured $374,394 34.6%
Property Tax: Unsecured $1,272 0.1%
Real Property Transfer Tax $13,397 1.2%
Sales and Use Tax $171,575 15.9%
Public Safety Sales Tax $2,432 0.2%
Transient Occupancy Tax $3,110 0.3%
Business License Tax $7,200 0.7%
Franchise Taxes $28,730 2.7%
Motor Vehicle In-Lieu $245,239 22.7%
Fines and Forfeitures $1,038 0.1%
Municipal Services Tax $98,307 9.1%

Subtotal $946,695

Special Fund Revenues
Parks Maintenance Tax $56,472 5.2%
Public Safety Tax $78,509 7.3%

Subtotal $134,980

Total Revenue $1,081,676 100.0%

Open Space Protection Tax $39,640

EXPENSES

General Fund Expenses
General Government ($147,710) 10.4%
Planning and Building ($32,982) 2.3%
Recreation ($51,580) 3.6%
Social Services ($3,091) 0.2%

Subtotal ($235,363)

Park Maintenance (Excluding Rec Fields) ($236,300) 16.7%
Transportation Department Maintenance ($52,157) 3.7%
Police Department ($530,690) 37.4%
Fire Department ($364,000) 25.7%

Subtotal ($1,183,147)

Total Expense ($1,418,510) 100.0%

Net Fiscal Impact ($336,834)

Revenue to Expense Ratio 0.76

Source:  Goodwin Consulting Group, Inc.
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Table B-12
Neighborhood Core
Yolo County - Revenue Assumptions
Based on County Fiscal Year 2001-02 Recommended Budget

General Purpose Revenues

Motor Vehicle In-Lieu $10,750,000

Total County Residents 176,300

Net Revenue per County Resident $60.98

Fines & Forfeitures $680,500

Estimated Persons Served 223,709

Net Revenue per County Person Served $3.04

UCD Student Book and Supply Sales in Yolo County

Estimated Annual Books and Supplies per Student $1,162
Students in Neighborhood Core 3,110
Total Book and Supply Revenue Sales at Buildout $3,613,820
Sales Tax from Books and Supplies $36,138

Document Tax

Tax Rate per $1,000 of Property Value Transferred (if annexed) $0.55

Public Safety Sales Tax

Public Safety Sales Tax Rate 0.50%
Percent of Public Safety Sales Tax Revenue Allocated to Yolo County 95%

Source:    County of Yolo Fiscal Year 2001-02 Recommended Budget; 
UC Davis Financial Aide Dept; Goodwin Consulting Group, Inc.



Table B-13
Neighborhood Core
Yolo County - Expense Assumptions
Based on County Fiscal Year 2001-02 Recommended Budget

General Fund Net Expenditures UCD Student & Reduced UCD UCD Reduced UCD
Net Average Is Service Faculty/Staff Faculty/Staff Family Member Family Member

General Fund Service Cost Provided Demand Cost Demand Cost
General Government Expenditure Population Multiplier Countywide? Factor /1 Multiplier Factor /1 Multiplier

Assessor $809,175 223,709 $3.62 Yes 18.60% $0.67 50.00% $1.81
Auditor-Controller $1,039,058 223,709 $4.64 Yes 18.60% $0.86 50.00% $2.32
Board of Supervisors $778,556 223,709 $3.48 Yes 18.60% $0.65 50.00% $1.74
Central Services Division $4,191,334 223,709 $18.74 Yes 18.60% $3.48 50.00% $9.37
Grants & Public Information $96,822 223,709 $0.43 Yes 18.60% $0.08 50.00% $0.22
Human Resources $740,894 223,709 $3.31 Yes 18.60% $0.62 50.00% $1.66
Information Technologies $954,274 223,709 $4.27 Yes 18.60% $0.79 50.00% $2.13
LAFCo $168,375 223,709 $0.75 Yes 18.60% $0.14 50.00% $0.38
Office of Revenue & Reimbursment $286,474 223,709 $1.28 Yes 18.60% $0.24 50.00% $0.64
Orginizational Development and Training $551,959 223,709 $2.47 Yes 18.60% $0.46 50.00% $1.23
Risk Management $46,300 223,709 $0.21 Yes 18.60% $0.04 50.00% $0.10
Special Employment Services $957,740 223,709 $4.28 Yes 18.60% $0.80 50.00% $2.14
County Clerk /2 $2,158,665 223,709 $9.65 Yes 18.60% $1.79 50.00% $4.82
Total $12,779,626 $57.13 $10.63 $28.56

Net Expense per Person Served $57.13 $10.63 $28.56

Public Protection

District Attorney $1,949,978 223,709 $8.72 Yes 17.00% $1.48 50.00% $4.36
Probation $946,657 223,709 $4.23 Yes 7.60% $0.32 50.00% $2.12
Public Administration/Guardian $250,242 223,709 $1.12 Yes 1.70% $0.02 50.00% $0.56
Public Defender $2,729,075 223,709 $12.20 Yes 1.70% $0.21 50.00% $6.10
Sheriff - Non-Patrol $2,981,067 223,709 $13.33 Yes 9.20% $1.23 50.00% $6.66
Sheriff - Patrol /3 $608,423 33,580 $18.12 No 0.00% $0.00 50.00% $0.00
Total $9,465,442 $57.71 $3.26 $19.80

Net Expense per Person Served $57.71 $3.26 $19.80

Health and Human Services &  Public Assistance

Alcohol, Drug & Mental Services $507,584 223,709 $2.27 Yes 56.20% $1.28 50.00% $1.13
Health Dept $1,822,133 223,709 $8.15 Yes 56.20% $4.58 50.00% $4.07
Total $2,329,717 $10.41 $5.85 $5.21

Net Expense per Person Served $10.41 $5.85 $5.21

Public Assistance $3,294,965 176,300 $18.69 Yes 19.10% $3.57 50.00% $9.34

Net Expense per Resident $18.69 $3.57 $9.34

Library

Library $137,028 162,829 $0.84 Yes 0.00% $0.00 50.00% $0.42
Agriculture $316,903 223,709 $1.42 Yes N/A /4 $0.00 N/A /4 $0.00
Cooperative Extension $165,398 223,709 $0.74 Yes N/A /4 $0.00 N/A /4 $0.00
Total $619,329 $3.00 $0.00 $0.42

Net Expense per Person Served $3.00 $0.00 $0.42

Planning and Public Works

Parks, Grounds & Museum $360,789 176,300 $2.05 Yes 100.00% $2.05 100.00% $2.05
Building & Planning $390,517 33,580 $1.75 No N/A $0.00 N/A $0.00
Economic Development $168,541 33,580 $0.75 No N/A $0.00 N/A $0.00
Fleet Services $228,974 223,709 $1.02 Yes 9.20% $0.09 50.00% $0.51
Surveyor & Engineer $4,225 33,580 $0.02 No N/A $0.00 N/A $0.00
Total $1,153,046 $5.59 $2.14 $2.56

Net Expense per Person Served $3.07 $2.14 $2.56

Total Expense $29,642,125

/1 The Development Impact Fee Study Update 2000-2015, dated April 30, 2002, for Yolo County presents countywide service demand factors for residents of UCD.
/2 Includes the Elections, Recorder, County Counsel, Indignent Defense, Grand Jury, and Treasurer Departments.
/3 Sheriff patrol services apply solely to the unincorporated portion of Yolo County.
/4 The Neighborhood Core Project is not expected to increase costs to this department.

Source:  Bay Area Economics, Final Development Impact Fee Study Update 2000-2015; 
County of Yolo Fiscal Year 2001-02 Recommended Budget; Goodwin Consulting Group, Inc.
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Table B-15
Neighborhood Core
Yolo County - Summary of Net Fiscal Impacts at Project Build Out (Annexed Scenario)

Annual Impacts Percent
Revenues/Expenses at Buildout of Total

GENERAL FUND

Revenues
Property Tax /1 $145,868 25.5%
Sales Tax $36,138 6.3%
Public Safety Sales Tax $98,664 17.2%
Document Tax $13,397 2.3%
Motor Vehicle In-Lieu $265,244 46.3%
Franchise Fees $0 0.0%
Fines & Forfeitures $13,648 2.4%

Subtotal $572,959 100.0%

Expenses
General Government ($61,468) 42.5%
Public Protection /2 ($28,222) 19.5%
Health and Human Services ($24,910) 17.2%
Public Assistance ($20,437) 14.1%
Planning and Public Works ($9,667) 6.7%

Subtotal ($144,704) 100.0%

Net Fiscal Impact to General Fund $428,255

Revenue to Expense Ratio 3.96

Accumulated Capital Outlay (ACO) Fund
Property Tax $17,355

Library Fund
Property Tax $45,823
Library Expense ($358)

Net Fiscal Impact to Library Fund $45,466

/1 Property taxes are reduced to account for a 1.9% Yolo County's administrative charge.
/2 Does not include Sheriff patrol costs.  Patrol services will be provided by the City.

Source:  Goodwin Consulting Group, Inc.
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Appendix C
No Annexation Scenario - Project Remains in Yolo County

Table Title
Table C-1 Property Tax Allocation Assumptions - Non-Annexed Scenario

Table C-2 City of Davis Revenues - Calculation Methodology (Non-Annexed Scenario)

Table C-3 City of Davis - Revenue Assumptions

Table C-4 City of Davis - Sales and Use Tax Assumptions

Table C-5 City of Davis Sales and Use Tax Analysis

Table C-6 City of Davis Expenses - Calculation Methodology

Table C-7 City of Davis - Expense Assumptions

Table C-8 City of Davis Annual Fiscal Impacts - Non-Annexation Scenario

Table C-9 City of Davis - Summary of Net Fiscal Impacts At Project Build Out - Non-Annexed Scenario

Table C-10 Yolo County Revenues - Calculation Methodology (Non-Annexation Scenario)

Table C-11 Yolo County - Revenue Assumptions

Table C-12 Yolo County - Expense Assumptions

Table C-13 Yolo County Annual Fiscal Impacts - Non-Annexed Scenario

Table C-14 Summary of Net Fiscal Impacts at Project Build Out - Non-Annexed Scenario

Table C-15 UC Davis - Expense Assumptions

Table C-16 UC Davis - Annual Fiscal Impacts - Non-Annexed Scenario

Table C-17 UC Davis - Summary of Annual Fiscal Impacts at Buildout
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Table C-9
Neighborhood Core
City of Davis - Summary of Net Fiscal Impacts At Project Build Out - Non-Annexed Scenario

Annual Impacts Percent of 
Revenues/Expenses at Buildout Total

REVENUES

General Fund Revenues
Property Tax: Secured $0 0.0%
Property Tax: Unsecured $0 0.0%
Real Property Transfer Tax $0 0.0%
Sales and Use Tax $123,575 94.9%
Public Safety Sales Tax $2,432 1.9%
Transient Occupancy Tax $3,110 2.4%
Business License Tax $0 0.0%
Franchise Taxes $0 0.0%
Motor Vehicle In-Lieu $0 0.0%
Fines and Forfeitures $1,038 0.8%
Municipal Services Tax $0 0.0%

Subtotal $130,156

Special Fund Revenues
Parks Maintenance Tax $0 0.0%
Public Safety Tax $0 0.0%

Subtotal $0

Total Revenue $130,156 100.0%

Open Space Protection Tax $0

EXPENSES

General Fund Expenses
General Fund Expenses $0 0.0%
General Government $0 0.0%
Planning and Building ($51,580) 100.0%
Recreation $0 -0.0%

Subtotal ($51,580)

Park Maintenance (Excluding Rec Fields) $0 0.0%
Transportation Department Maintenance $0 0.0%
Police Department $-0 -0.0%
Fire Department $-0 -0.0%

Subtotal $0

Total Expense ($51,580) 100.0%

Net Fiscal Impact $78,576

Revenue to Expense Ratio 2.52

Source:  Goodwin Consulting Group, Inc.
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Table C-11
Neighborhood Core
Yolo County - Revenue Assumptions
Based on County Fiscal Year 2001-02 Recommended Budget

General Purpose Revenues

Motor Vehicle In-Lieu $10,750,000

Number of County Residents 176,300

Net Revenue per County Resident $60.98

Fines & Forfeitures $680,500

Estimated Persons Served 223,709

Net Revenue per County Person Served $3.04

UCD Student Book and Supply Sales in Yolo County

Estimated Annual Books and Supplies per Student $1,162
Students in Neighborhood Core 3,110
Total Book and Supply Revenue Sales at Buildout $3,613,820
Sales Tax from Books and Supplies $36,138

Document Tax

Tax Rate per $1,000 of Property Value (non-annexed scenario) $1.10

Public Safety Sales Tax

Public Safety Sales Tax Rate 0.50%
Percent of Public Safety Sales Tax Revenue Allocated to Yolo County 95%

Source:    County of Yolo Fiscal Year 2001-02 Recommended Budget; 
UC Davis Financial Aide Dept; Goodwin Consulting Group, Inc.



Table C-12
Neighborhood Core
Yolo County - Expense Assumptions
Based on County Fiscal Year 2001-02 Recommended Budget

General Fund Net Expenditures UCD Student & Reduced UCD UCD Reduced UCD
Net Average Is Service Faculty/Staff Faculty/Staff Family Member Family Member

General Fund Service Cost Provided Demand Cost Demand Cost
General Government Expenditure Population Multiplier Countywide? Factor /1 Multiplier Factor /1 Multiplier

Assessor $809,175 223,709 $3.62 Yes 18.60% $0.67 50.00% $1.81
Auditor-Controller $1,039,058 223,709 $4.64 Yes 18.60% $0.86 50.00% $2.32
Board of Supervisors $778,556 223,709 $3.48 Yes 18.60% $0.65 50.00% $1.74
Central Services Division $4,191,334 223,709 $18.74 Yes 18.60% $3.48 50.00% $9.37
Grants & Public Information $96,822 223,709 $0.43 Yes 18.60% $0.08 50.00% $0.22
Human Resources $740,894 223,709 $3.31 Yes 18.60% $0.62 50.00% $1.66
Information Technologies $954,274 223,709 $4.27 Yes 18.60% $0.79 50.00% $2.13
LAFCo $168,375 223,709 $0.75 Yes 18.60% $0.14 50.00% $0.38
Office of Revenue & Reimbursment $286,474 223,709 $1.28 Yes 18.60% $0.24 50.00% $0.64
Orginizational Development and Training $551,959 223,709 $2.47 Yes 18.60% $0.46 50.00% $1.23
Risk Management $46,300 223,709 $0.21 Yes 18.60% $0.04 50.00% $0.10
Special Employment Services $957,740 223,709 $4.28 Yes 18.60% $0.80 50.00% $2.14
County Clerk /2 $2,158,665 223,709 $9.65 Yes 18.60% $1.79 50.00% $4.82
Total $12,779,626 $57.13 $10.63 $28.56

Net Expense per Person Served $57.13 $10.63 $28.56

Public Protection

District Attorney $1,949,978 223,709 $8.72 Yes 17.00% $1.48 50.00% $4.36
Probation $946,657 223,709 $4.23 Yes 7.60% $0.32 50.00% $2.12
Public Administration/Guardian $250,242 223,709 $1.12 Yes 1.70% $0.02 50.00% $0.56
Public Defender $2,729,075 223,709 $12.20 Yes 1.70% $0.21 50.00% $6.10
Sheriff - Non-Patrol $2,981,067 223,709 $13.33 Yes 9.20% $1.23 50.00% $6.66
Sheriff - Patrol /3 $608,423 33,580 $18.12 No 0.00% $0.00 50.00% $0.00
Total $9,465,442 $57.71 $3.26 $19.80

Net Expense per Person Served $57.71 $3.26 $19.80

Health and Human Services &  Public Assistance

Alcohol, Drug & Mental Services $507,584 223,709 $2.27 Yes 56.20% $1.28 50.00% $1.13
Health Dept $1,822,133 223,709 $8.15 Yes 56.20% $4.58 50.00% $4.07
Total $2,329,717 $10.41 $5.85 $5.21

Net Expense per Person Served $10.41 $5.85 $5.21

Public Assistance $3,294,965 176,300 $18.69 Yes 19.10% $3.57 50.00% $9.34

Net Expense per Resident $18.69 $3.57 $9.34

Library

Library $137,028 162,829 $0.84 Yes 0.00% $0.00 50.00% $0.42
Agriculture $316,903 223,709 $1.42 Yes N/A /4 $0.00 N/A /4 $0.00
Cooperative Extension $165,398 223,709 $0.74 Yes N/A /4 $0.00 N/A /4 $0.00
Total $619,329 $3.00 $0.00 $0.42

Net Expense per Person Served $3.00 $0.00 $0.42

Planning and Public Works

Parks, Grounds & Museum $360,789 176,300 $2.05 Yes 100.00% $2.05 100.00% $2.05
Building & Planning $390,517 33,580 $1.75 No N/A $0.00 50.00% $0.87
Economic Development $168,541 33,580 $0.75 No N/A $0.00 50.00% $0.38
Fleet Services $228,974 223,709 $1.02 Yes 9.20% $0.09 50.00% $0.51
Surveyor & Engineer $4,225 33,580 $0.02 No N/A $0.00 50.00% $0.01
Total $1,153,046 $5.59 $2.14 $3.82

Net Expense per Person Served $5.59 $2.14 $3.82

Total Expense $29,642,125

/1 The Development Impact Fee Study Update 2000-2015, dated April 30, 2002, for Yolo County presents countywide service demand factors for residents of UCD.
/2 Includes the Elections, Recorder, County Counsel, Indignent Defense, Grand Jury, and Treasurer Departments.
/3 Sheriff patrol services apply solely to the unincorporated portion of Yolo County.
/4 The Neighborhood Core Project is not expected to increase costs to this department.

Source:  Bay Area Economics, Final Development Impact Fee Study Update 2000-2015; 
County of Yolo Fiscal Year 2001-02 Recommended Budget; Goodwin Consulting Group, Inc.
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Table C-14
Neighborhood Core
Summary of Net Fiscal Impacts at Project Build Out - Non-Annexed Scenario

Annual Impacts Percent
Revenues/Expenses at Buildout of Total

GENERAL FUND

Revenues
Property Tax /1 $278,374 36.3%
Sales Tax $84,138 11.0%
Public Safety Sales Tax $98,664 12.9%
Document Tax $26,795 3.5%
Motor Vehicle In-Lieu $265,244 34.6%
Franchise Fee $0 0.0%
Fines & Forfeitures $13,648 1.8%

Subtotal $766,863 100.0%

Expenses
General Government ($61,468) 42.2%
Public Protection /2 ($28,222) 19.4%
Health and Human Services ($24,910) 17.1%
Public Assistance ($20,437) 14.0%
Planning and Public Works ($10,737) 7.4%

Subtotal ($145,774) 100.0%

Net Fiscal Impact to General Fund $621,089

Revenue to Expense Ratio 5.26

Library Fund
Property Tax (County Library) $45,823
Library Expense ($358)

Net Fiscal Impact to Library Fund $45,466

/1 Property taxes are reduced to account for a 1.9% Yolo County's administrative charge.
/2 Does not include Sheriff patrol costs.  Patrol services will be provided by the City.

Source:  Goodwin Consulting Group, Inc.



Table C-15
Neighborhood Core
UC Davis - Expense Assumptions

Road Maintenance Costs

Roadway Budget $370,000
Roadway Miles Maintained 18
Roadway Cost per Mile $20,556
Modified NUD Factor (indirect costs) 26.9%
Total Cost per Roadway Mile $26,085

Pathway Budget $191,000
Pathway Miles Maintained 12
Pathway Cost per Mile $15,917
Modified NUD Factor (indirect costs) 26.9%
Total Cost per Pathway Mile $20,198

UC Davis Police Department

Police Patrol Staffing Ratio per 1,000 Population 1.0
Residents in Neighborhood Core 4,350
Number of Additional Officers Required 4.35

Average Cost per Police Officer $90,626
Modified NUD Factor (indirect costs) 26.9%
Total Cost per Police Officer $115,004

Total Cost $500,268

UC Davis Fire Department

Total UC Fire Department O&M Cost for All Housing Contracts $498,874
Total Number of Residents Served Through Housing Contracts 5,553
Total Cost Per Person Served $89.84

Resident Population in Neighborhood Core 4,350
Employee Population in Neighborhood Core 273
Persons Served in Neighborhood Core (Residents + 1/2 Employees) 4,487

Estimated Fire Service Cost to Neighborhood Core (at Buildout) $403,070
Modified NUD Factor (indirect costs) 26.9%
Total Cost $511,495

Persons Served in Neighborhood Core (Residents + 1/2 Employees) 4,487
Total Cost per Person $114.01

Park and Open Space Maintenance Costs Cost Total
Acres per Acre Cost

Recreation Fields 19.9 $3,434 $68,337

Modified NUD Factor (indirect costs) 26.9%
Total Cost $86,719

Total Cost per Acre $4,358

Other Park & Recreation Facilities
Bus Rapid Transit Green 8.1 $9,304 $75,362
Park 2.1 $4,061 $8,528
Community Open Space 33.4 $4,061 $135,637
Village Square 1.1 $21,282 $23,410
Drainage Pond 7.6 $3,234 $24,578
Total 52.3 $41,942 $267,517

Modified NUD Factor (indirect costs) 26.9%
Total Cost $339,478

Average Cost per Acre $6,491

/1 Road costs represent the actual average costs versus the preferred level of service cost.

Source:    UC Davis Fire Department; UC Davis, Resource Management and Planning; 
UC Davis Police Department; Goodwin Consulting Group, Inc.
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