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1.0 INTRODUCTION AND PURPOSE

The Board of Supervisors of the County of Riverside and the Councils of the Cities of
Western Riverside County enacted the Transportation Uniform Mitigation Fee to fund
the mitigation of cumulative regional transportation impacts resulting from future
development. The mitigation fees collected through the TUMF program will be utilized
to complete transportation system capital improvements necessary to meet the
increased travel demand and to sustain current traffic levels of service.

The fee calculations are based on the proportional allocation of the costs of proposed
transportation improvements based on the cumulative transportation system impacts of
different types of new development. Fees are directly related to the forecast rate of
growth and trip generation characteristics of different categories of new development.
The purpose of this handbook is to detail the methodology for calculating the TUMF
obligation for different categories of new development and, where necessary, to clarify
the definition and calculation methodology for uses not clearly defined in the
respective TUMF ordinances.

2.0 STANDARD FEE CALCULATIONS

A standard methodology will be applied for calculating all TUMF obligations based on
the rates for various land use categories as prescribed in the respective TUMF
ordinances. Fees associated with new residential development are to be calculated
based on the prescribed TUMF rate and the total number of dwelling units associated
with a new development using Worksheet A.1.1. Similarly, fees for all new non-
residential developments are to be calculated based on the prescribed TUMF rate and
the gross floor area of all buildings associated with the new development using
Worksheet A.2.1.

2.1. Standard Residential Fee Calculations

For the purpose of calculating the TUMF obligation, residential dwelling units are
defined as a building or portion thereof used by one (1) family and containing one (1)
kitchen, which is designed primarily for residential occupancy. Residential dwelling units
may include, but are not limited to, detached houses, apartment homes,
condominiums and mobile homes. Residential dwelling units do not include hotel and
motel rooms, dormitories, medical care facilities and correctional institutions which are
considered to be non-residential developments.

Residential TUMF obligations are calculated by multiplying the net increase in the total
number of dwelling units associated with a new development by the appropriate
residential land use category fee rate using Worksheet A.1.1. Residential land use
categories include single-family residential dwelling units and multi-family dwelling units,
as defined in the respective TUMF ordinances.




2.2. Standard Non-Residential Fee Calculations

For the purpose of calculating the TUMF obligation, non-residential development is
defined as retail commercial, service commercial, industrial, and government or public
sector development which is designed primarily for use as a business and is not
intended for residential occupancy or dwelling use. The applicable non-residential
land use category for a non-residential development is determined based on the
predominate use of the building or structure associated with the new development and
may be related to the underlying land use zoning of the new development site, as
prescribed in the respective TUMF ordinances. The TUMF non-residential land use
categories were defined with reference to the Standard Industrial Classification (SIC)
System for the purpose of determining the respective fee rates. The SIC categories
were used by the Southern California Association of Governments (SCAG) to develop
the employment forecasts subsequently used as the basis for establishing the non-
residential TUMF land use categories and associated fee rates. The SIC system has since
been superseded by the North American Industry Classification System (NAICS).

Table 2.1 provides a correspondence table comparing the TUMF non-residential land
use categories to the SIC major group categories previously used by SCAG. Table 2.1
should be used as a guide to determine the applicable non-residential TUMF land use
category based on the predominate use of the buildings associated with the new
development. A comprehensive breakdown of the SIC categories and
correspondence to the NAICS categories can be found in Appendix B of the
Transportation Uniform Mitigation Fee Nexus Study 2005 Update Final Report (Western
Riverside Council of Governments, February 6, 2006) and at the U.S. Census Bureau
NAICS website at http://www.census.gov/epcd/www/naics.html.

Non-residential TUMF obligation are calculated by multiplying the net increase in the
gross floor area of the buildings or structures associated with a new development by
the appropriate non-residential land use category fee rate using Worksheet A.2.1. The
gross floor area of non-residential developments is defined as the sum, measured in
square feet, of the area at each floor level, including cellars, basements, mezzanines,
penthouses, corridors, lobbies, stores, and offices, that are included within the principal
outside faces of the exterior wall of the building or structure, not including architectural
setbacks or projections. Included are all stories or areas that have floor surfaces with
clear standing head room (at least 6 feet, 6 inches) regardless of their use. Where a
ground level area, or part thereof, within the principal outside faces of the exterior walls
of the building or structure is left un-roofed, the gross floor area of the un-roofed portion
will be added to the overall square footage of the building for the purpose of the non-
residential fee calculation unless the unroofed area is solely provided for architectural
or aesthetic purposes.

For certain non-residential land use types that have been explicitly defined in this
handbook (herein referred to as ‘defined use’) un-enclosed un-roofed areas and un-
enclosed roofed-over spaces that are integral to the performance of the principal
business of the site will be added to the overall square footage of any buildings or
structures associated with a new development for the purpose of fee calculation.
Defined use types are listed in Table 3.1 of this handbook. Determination of the precise
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floor area for each defined use wil be made in accordance with the provisions of

Section 4.0 and Section 5.0 of this handbook.

Table 2.1 - TUMF Non-Residential Category Correspondence Summary

TUMF
Categories

SCAG
Categories

SIC Major Groups

SIC Codes and Descriptions

Industry

Agriculture

01-09
Agriculture, Forestry
and Fisheries

01

Agricultural production - crops

02

Agricultural production - livestock

07

Agricultural services

08

Forestry

09

Fishing, hunting and trapping

Mining

10-14
Mineral Industries

10

Metal mining

12

Coal mining

13

Oil and gas extraction

14

Nonmetallic minerals, except fuels

Construction

15-19
Construction
Industries

15

General building contractors

16

Heavy construction contractors

17

Special trade contractors

Manufacturing

20-39
Manufacturing

20

Food and kindred products

21

Tobacco manufactures

22

Textile mill products

23

Apparel and other textile products

24

Lumber and wood products

25

Furniture and fixtures

26

Paper and allied products

27

Printing and publishing

28

Chemicals and allied products

29

Petroleum and coal products

30

Rubber and miscellaneous plastics products

31

Leather and leather products

32

Stone, clay, glass and concrete products

33

Primary metal industries

34

Fabricated metal products

35

Industrial machinery and equipment

36

Electrical and electronic equipment

37

Transportation equipment

38

Instruments and related products

39

Miscellaneous manufacturing industries

Transportation
and Utilities

40-49
Transportation,
Communication
and Utilities

40

Railroads

41

Local and interurban passenger transit

42

Motor freight transportation and warehousing

43

U.S. Postal Service

44

Water transportation

45

Transportation by air

46

Pipelines, except natural gas

47

Transportation services

48

Communications

49

Electric, gas and sanitary services

Wholesale

50-51
Wholesale Trade

50

Wholesale trade - durable goods

51

Wholesale trade - nondurable goods

Retail

Retail

52-59
Retail Trade

52

Building materials, hardware and garden supply

53

General merchandise stores

54

Food stores

55

Automotive dealers and gasoline service stations

56

Apparel and accessory stores

57

Furniture, home furnishings and equipment stores

58

Eating and drinking places

59

Miscellaneous retail




TUMF
Categories

SCAG SIC Major Groups | SIC Codes and Descriptions
Categories

Service

Finance, 60-69 60 Depository institutions

Insurance and Finance, Insurance 61 Non-depository credit institutions

Real Estate and Real Estate 62 Security, commodity brokers and services

63 Insurance cairriers

64 Insurance agents, brokers and service

65 Real estate

67 Holding and other investment offices

Service 70-89 70 Hotels, rooming houses, camps and lodging places

Service Industries 72 Personal services

73 Business services

75 Automotive repair, services and parking

76 Miscellaneous repair services

78 Motion pictures

79 Amusement and recreational services

80 Health services

81 Legal services

82 Educational services

83 Social services

84 Museums, art galleries, botanical and zoological garden

86 Membership organizations

87 Engineering and management services

88 Private households

89 Miscellaneous services

Government/
Public Sector

Government 90-99 91 Executive, legislative and general government

Public 92 Justice, public order and safety

Administration 93 Finance, taxation, and monetary policy

94 Administration of human resources

95 Environmental quality and housing

96 Administration of economic programs

97 National security and international affairs

Sources:

Notes:

1987 SIC Matched to 1997 NAICS - Major Groups (Two Digit), U.S. Census Bureau, July 1998

Western Riverside County Socioeconomic Data (SED) by Comprehensive Transportation Plan Traffic
Analysis Zone (CTPTAZ), Southern California Association of Governments (SCAG), 2000

NAICS - North American Industry Classification System

SIC - U.S. Standard Industrial Classification




3.0 DEFINED USE TYPE CALCULATIONS

Notwithstanding the provisions of the respective TUMF ordinances, the TUMF
Administration Plan, and the standard residential and non-residential fee calculations
described in this handbook, there are a number of “defined use” types that are not
clearly defined in the respective TUMF ordinances or can not readily capture the trip
making characteristics of the land use based on the number of dwelling units or gross
floor area of new development. For these defined use types, this handbook provides
the administrative mechanism to clarify the definition of the particular use, and where
appropriate, to determine the proportional ‘fair share’ when the trip generation of the
use is not directly or wholly associated with the number of dwelling units or gross floor
area.

The methodology for determining the proportional “fair share” for the mitigation of the
cumulative traffic impacts associated with the “defined uses” will be unique for each
land use. However, the fee obligation for each defined use will calculated based on
the standard residential or non-residential fee calculation methodology (described in
Section 2.0 of this handbook) using the schedule of fees prescribed in the respective
TUMF ordinances.

The defined use types are indicated in Table 3.1. The sections following Table 3.1
provide a detailed explanation of each specific defined use, the rationale for the
defined use proportional fair share determination and the methodology for calculating
the fee obligation for the specific defined use. Section 4.0 details the calculation
methodology for residential defined use types. Section 5.0 details the calculation
methodology for non-residential defined use types and Section 6.0 outlines calculation
worksheets for applicable defined use types.




Table 3.1 - Defined Use Types

SECTION DEFINED USE CALCULATION METHODOLOGY
Standard residential fee calculation is the net increase in the total number
Residential of dwelling units multiplied by the appropriate residential land use
category fee rate using WORKSHEET A.1.1.
Mobile homes to be located in mobile home parks will be calculated as
. multi-family dwelling units and mobile homes to be located on individual
4.1 Mobile Home Parks

lots will be calculated as single-family dwelling units using WORKSHEET A.1.1
for standard residential fee calculations.

Non-Residential

Standard non-residential fee calculation in the net increase in the gross
floor area of buildings multiplied by the appropriate non-residential land
use category fee rate using WORKSHEET A.2.1.

For all types of fuel filling stations or facilities with fuel filing positions, the
gross floor area will be calculated using WORKSHEET A.2.2 and the resultant

o1 Fuel Filling Stations value will be entered as the Total Gross Floor Area for Retail Buildings in
WORKSHEET A.2.1 for standard non-residential fee calculations.
Vehicle Dealerships will be calculated based on the gross floor area of all
5.2 Vehicle Dealerships buildings and structures associated with the dealership using WORKSHEET
A.2.1 for standard non-residential fee calculations.
All types of group quarters will be calculated as service uses using
Group Quarters WORKSHEET A.2.1 for standard non-residential fee calculations.
For all group quarters specifically used for congregate care (including
5.3 c te C Faciliti assisted living facilities) and/or nursing homes, the gross floor area will be
ar?(;]?\lrﬁrgsiigeHoa:rr]ees acihiies calculated using WORKSHEET A.2.3 apd thg rt_esult;mt value will be entered
as the Total Gross Floor Area for Service Buildings in WORKSHEET A.2.1 for
standard non-residential fee calculations.
Mini-Warehouses and Rental Storage (including outdoor rental storage
5 4 Mini-Warehouses and Rental areas) will be calculated using WORKSHEET A.2.4 and the resultant value
' Storage will be entered as the Total Gross Floor Area for Industrial Buildings in
WORKSHEET A.2.1 for standard non-residential fee calculations.
Golf Courses will be calculated using WORKSHEET A.2.5 and the resultant
5.5 Golf Courses value will be entered as the Total Gross Floor Area for Service Buildings in
WORKSHEET A.2.1 for standard non-residential fee calculations.
Wholesale Nurseries will be calculated using WORKSHEET A.2.6 and the
5.6 Wholesale Nurseries resultant value will be entered as the Total Gross Floor Area for Industrial
Buildings in WORKSHEET A.2.1 for standard non-residential fee calculations.
. . Retail Nurseries will be calculated using WORKSHEET A.2.7 and the resultant
Retail Nurseries (Garden : PR .
5.7 Centers) value will be entered as the Total Grogs Floqr Area for Retqﬂ Buildings in
WORKSHEET A.2.1 for standard non-residential fee calculations.
High-Cube Warehouses/Distribution Centers with a minimum gross floor
. area of 200,000 square feet, a minimum ceiling height of 24 feet and a
High-Cube minimum dock-high door loading ratio of 1 door per 10,000 square feet will
5.8 Warehouse/Distribution '

Center

be calculated using WORKSHEET A.2.8 and the resultant value will be
entered as the Total Gross Floor Area for Industrial Buildings in WORKSHEET
A.2.1 for standard non-residential fee calculations.




4.0 DETAILED METHODOLOGY FOR RESIDENTIAL DEFINED USE TYPES

4.1. Mobile Home Parks
4.1.1. Summary

Mobile homes to be located in mobile home parks will be considered as multi-family
dwelling units with the TUMF obligation calculated using Worksheet A.1.1 for standard
residential fee calculations. Notice of the fee obligation will be provided to the mobile
home park developer at the time of issuance of the “Mobile Home Park Permit” or
equivalent building permit for the installation of site infrastructure including, but not
limited to, permanent foundations, and electrical, water and sewer receptacles. The
TUMF will be required to be paid in full by the mobile home park developer at the time
of final inspection by the appropriate local jurisdiction to authorize utilization of the site
for lease to a mobile home owner (which is considered the equivalent to the issuance
of a certificate of occupancy).

Mobile homes to be located on individual lots will be considered single-family dwelling
units with the TUMF obligation calculated using Worksheet A.1.1 for standard residential
fee calculations.

4.1.2. Detailed Narrative

In accordance with Section 6.1 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), all mobile homes are considered to be single-family
dwelling units for the purpose of calculating the applicable TUMF obligation for newly
developed units. Trip Generation 7t Edition (Institute of Traffic Engineers, 1997) defines
single-family detached housing as “all single-family detached homes on individual lots”
and notes that “ single-family detached units had the highest trip generation per
dwelling unit of all residential uses, because they were the largest units in size and had
more residents and more vehicles per unit than other residential land uses; they were
generally located farther away from shopping centers, employment areas, and other
trip attractors than other residential land uses; and they generally had fewer alternative
modes of transportation available, because they were typically not as concentrated as
other residential land uses.” Mobile homes located on individual lots are generally
consistent with this description of single-family detached housing and tend to reflect
single-family trip generation characteristics and resultant transportation system impacts.
However, mobile homes grouped in higher density mobile home parks tend to
demonstrate trip generation characteristics more like those of multi-family residential
unit developments. For this reason, it has been determined that mobile homes expressly
located in mobile home parks will be considered as multi-family dwelling units for the
purpose of calculating the applicable TUMF obligation.

Trip Generation 7th Edition defines mobile home parks as generally consisting of multiple
“manufactured homes that are sited and installed on permanent foundations and




typically have community facilities such as recreation rooms, swimming pools, and
laundry facilities” provided for the exclusive use of residents. Foundations (and
associated utilities) in mobile home parks are generally provided on a ‘for lease’ basis
to residents who own the actual mobile home with the mobile home being temporarily
located on the foundation for the duration of the lease. For the purpose of the TUMF,
mobile homes to be located in mobile home parks meeting this description will be
considered as multi-family dwelling units with the fee obligation for newly developed
units to be determined accordingly. Mobile homes to be located on individual lots will
be considered single-family dwelling units with the fee obligation remaining unchanged
from that previously prescribed in the Nexus Study and subsequently adopted local
ordinances.

For the exclusive purpose of assessing the TUMF on newly developed mobile home
parks or expansions of existing mobile home parks that result in an increase in the
number of mobile home sites provided within the mobile home park, notice of the fee
obligation will be provided to the mobile home park developer at the time of issuance
of the “Mobile Home Park Permit’ or equivalent building permit for the installation of site
infrastructure including, but not limited to, permanent foundations, and electrical, water
and sewer receptacles. The TUMF will be required to be paid in full by the mobile home
park developer at the time of final inspection by the appropriate local jurisdiction to
authorize utilization of the site for lease to a mobile home owner (which is considered
the equivalent to the issuance of a certificate of occupancy).

Mobile home parks sites that have received final inspection prior to the enactment of
the respective local jurisdictions TUMF Ordinance are considered to be pre-existing.
There is no TUMF fee obligation for pre-existing mobile home park sites.

Community facilities such as recreation rooms, swimming pools, and laundry facilities
are considered to be ancillary to the primary multi-family residential land use of mobile
home parks. The development or expansion of these types of ancillary community
facilities would not require payment of TUMF fees. However, the development of non-
residential retail, service or industrial facilities (including, but not limited to, convenience
markets, management offices and sales offices) in conjunction with a mobile home
park would be considered as separate land uses and would require payment of the
TUMF fee in accordance with Section 6.2 of the Nexus Study and the provisions of the
respective local TUMF Ordinance.




5.0 DETAILED METHODOLOGY FOR NON-RESIDENTIAL DEFINED USE TYPES

5.1. Fuel Filling Stations (Gasoline/Service Stations)
5.1.1. Summary

For the purpose of calculating the TUMF obligation, all types of fuel filing stations or
facilities with fuel filing positions will be considered retail use types. The methodology
outline in Worksheet A.2.2 and described as follows will be applied to determine the
gross floor area for calculating the TUMF obligation for all types of fuel filing stations or
facilities with fuel filling positions (for the example calculation assume a fuel filling station
with 12 fuel filling positions and a building area of 1,250 square feet). The total number
of fuel filing positions is equal to the maximum number of vehicles that could be
supplied with fuel at the same time.

1. Multiply the total number of fuel filing positions by 1,885.5 square feet
(i.e. for the example stationitis 12 x 1,885.5 = 22,626 square feet)
2. Determine the total floor area of buildings on the site noting that the canopy

area is not included as part of the gross floor area of the buildings on the site
(i.e. for the example station it is 1,250 square feet)

3. Compare the results for steps 1 and 2, and use the greater of the two values as
the gross floor area to calculate the TUMF obligation using Worksheet A.2.1 for
standard non-residential fee calculations. (i.e. 22,626 > 1,250; for the example
station TUMF would be calculated for 22,626 square feet)

5.1.2. Detailed Narrative

Fuel filling stations (also referred to as gasoline stations or service stations) include all
retail land uses where the primary business of the site is the fueling of motor vehicles.
Fuel filling stations may also incorporate convenience markets, car washes, facilities for
servicing and repairing motor vehicles and “express” fast food services. By contrast,
fuel pumps may be provided as an ancillary use to a convenience market where the
primary business of the site is the selling of convenience items and not the fueling of
motor vehicles.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), fuel filing stations are considered to be retail uses for
the purpose of calculating the applicable TUMF obligation for newly developed
facilities or expansions of existing facilities. The TUMF for retail (and all non-residential)
land uses is based on the gross floor area of buildings associated with the specific land
use. However, in the case of fuel filling stations, the canopy area is not included as part
of the gross floor area of the buildings on the site as it is considered to be an un-
enclosed roofed over area in accordance with the definition for non-residential gross
floor area provided in Section 2.2. Vehicle trips to and from the site are generated
primarily by the fuel filling positions (pumps) and in some cases only very limited building




gross floor area is associated with the fuel filling station. For this reason, it is necessary to
determine the gross floor area equivalency per fueling position for the purpose of
calculating the TUMF obligation.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates a
total of four (4) retail land use types that represent fuel filling stations or retail facilities
with fuel filing positions. For three of the four land use types, fuel of motor vehicles
represents the primary business of the site. These land use types are designated as
“Gasoline/Service Stations” without or with ancillary services. The remaining land use
type is desighated as “Convenience Market with Gasoline Pumps” where fueling of
motor vehicles is considered incidental to the primary business of the site, which is the
selling of convenience items.

According to the Trip Generation Manual, Gasoline/Service Stations are characterized
by an average of 8 to 12 fueling positions that may be accompanied by ancillary
facilities including limited automotive repair facilities, a small convenience market, fast
food services and/or car wash. In the case of Gasoline/Service Stations with a
Convenience Market, the average gross floor area of buildings is 1,247 square feet.
Average daily trip generation per fueling position for all Gasoline/Service Stations
ranged from 152.84 to 168.56. The relatively small variation in average dalily trips per
fueling position between Gasoline/Service Stations either without or with ancillary
facilities clearly demonstrates that the primary trip generation factor (and business) of
the site is the provision of the fuel filling positions.

By contrast, Convenience Markets with Gasoline Pumps have an average of 4 fuel filing
positions and 2,567 of gross floor area. This represents less than ¥ of the average
number of filling positions at Gasoline/Service Stations, and over twice the average
gross floor area of Gasoline/Service Stations with Convenience Market. These
characteristics clearly differentiate between Gasoline/Service Stations and
Convenience Markets with Gasoline Pumps. This differentiation is also reflected in the
average daily trip generation per fueling position which is 542.60 for a Convenience
Market with Gasoline Pumps, over three times the generation rate for Gasoline/Service
Stations. The difference is a direct product of the additional trips generated by the
primary use of the site being the selling of convenience items at the Convenience
Market, and not the ancillary sale of fuel for motor vehicles.

Table 5.1 summarizes the various characteristics of fuel filing stations, including trip
generation. The table also details the calculation of the gross floor area equivalency
per fueling position.

The gross floor area equivalency per fueling position for Gasoline/Service Stations is
based on the trip generation characteristic of Gasoline/Service Stations with
Convenience Market which is quantified in the Trip Generation Manual in terms of both
trips per fuel filling position and thousands of square feet of gross floor area. Based on
this information each fuel filing position at a Gasoline/Service Station represents the
equivalent of 137.5 square feet of gross floor area. To account for the variation in trip
generation rates between Gasoline/Service Stations and all TUMF retail land use types,
the gross floor area equivalency per fueling position was weighted based on the




relative trip generation between Gasoline/Service Stations and the median of all TUMF
Retail Uses as used in the TUMF Nexus Study. This weighted equivalency was then
reduced by 43.0% to account for pass by trips to ensure consistency with the TUMF
Nexus Study Trip Generation Rate Comparison. The weighted gross floor area
equivalency per fueling position for Gasoline/Service Stations is 1,885.5.

Table 5.1 — Characteristics of Fuel Filling Stations

Average Averf_age Average Equivalent . Weighted
Daily : : Equivalent .
Average Gross . Daily Fueling Equivalent
. Vehicle . i sqft per
Land Use Type Fueling Floor . Vehicle Positions ; sqft per
" Trips per . Fueling :
Positions Area Fueling Trips per per 1,000 Position Fueling
111 *%*
(sgft) Position 1,000 sqgft sqft Position
Gasoline/Service Station
without Convenience 8 168.56
Market
Gasoline/Service Station
with Convenience 12 1,247.2 162.78 1,184.26 7.28 137.5 1,885.5
Market*
Gasoline/Service Station
with Convenience 12 152.84
Market and Car Wash
Convenience Market 4 2566.5 | 542.60 |  845.60 1.56 641.7
with Gasoline Pumps
Median of All TUMF Retall 49.21
Use Types

Source:

Note:

Trip Generation 7th Edition, Institute of Traffic Engineers, 2003
* - Average Daily Trips per 1,000 sqft based on interpolation of vehicle trips per fueling position and vehicle trips per

1,000 sgft for AM Peak Hour of Generator and PM Peak Hour of Generator relative to the Average Daily Trips per
Fueling Position. The resultant interpolated values derived from the AM Peak Hour and PM Peak Hour, respectively,
were then averaged to determine the Average Daily Trips per 1,000 sqft.

** - TUMF weighted equivalent square feet based on equivalent square feet per fueling position adjusted to reflect

relative trip generation between Gasoline/Service Station and all TUMF Retail Uses, and reduced by 43.0% to account
for pass by trips (consistent with TUMF Nexus Study Trip Generation Rate Comparison).

For the purpose of calculating the TUMF obligation for all types of fuel filling stations, the
total number of fuel filing positions will be multiplied by 1,885.5 to determine the
equivalent number of square feet of floor area, with the total number of fuel filing
positions being equal to the maximum number of vehicles that could be supplied with
fuel at the same time. The equivalent floor area will be compared to the actual
building gross floor area for the site (the canopy area is not included as part of the gross
floor area of the buildings on the site), and the greater of the two floor areas will be
used for the purpose of calculating the TUMF at the rate prescribed by the respective
local jurisdictions TUMF Ordinance and supported by the TUMF Nexus Study.

Application of this methodology will account for variations in the type of fuel filing
station, and in particular the primary business of the site. For example, an average
Gasoline/Service Station with Convenience Market (12 filing stations and 1,247 square
feet of gross floor area) would have an equivalent floor area of 22,626 square feet (12 x
1,885.5). A comparison of the equivalent floor area and actual building gross floor area




indicates that the equivalent floor area is greater than the actual floor area (22,626 >
1,247) which is consistent with the primary business of the site (fueling of motor vehicles)
and therefore would be used as the basis for calculating the TUMF obligation.

5.2.  Vehicle Dealerships (New and Used Vehicle Sales)
5.2.1. Summary

For the purpose of determining the TUMF obligation, all vehicle dealerships are
considered to be retail use types. TUMF obligation for Vehicle Dealerships will be
calculated based on the gross floor area of all buildings associated with the dealership,
including all vehicle sales, parts sales, service areas, administrative offices and waiting
areas, using Worksheet A.2.1 for standard non-residential fee calculations.

5.2.2. Detailed Narrative

Vehicle dealerships include all retail land uses where the primary business of the site is
the sale of new or used vehicles including but not limited to cars, pick-ups, sport utility
vehicles, motorcycles, trucks, boats and recreational vehicles. Vehicle leasing, rental,
servicing and parts sales may also be associated with vehicle dealerships.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study Final Report (Western Riverside Council of Governments,
February 6, 2006), all vehicle dealerships are considered to be retail uses for the purpose
of calculating the applicable TUMF obligation for newly developed facilities or
expansions of existing facilities. The TUMF for retail (and all non-residential) land uses is
based on the gross floor area of buildings associated with the specific land use.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates
consideration of a single classification of Vehicle Dealerships (New Car Sales) for the
purpose of determining trip generation rates. For New Car Sales, trip generation rates
are provided per employee and per 1000 square feet, with no specific consideration
given for outdoor vehicle storage or sales areas.

According to the Trip Generation Manual, New Car Sales are characterized by an
average gross building floor area of 34,000 square feet, including facilities for new and
used automobile and truck sales and leasing, vehicle services and parts sales. The Trip
Generation Manual indicates an average weekday trip generation rate of 33.34 trips
per thousand square feet for New Car Sales. The New Car Sales weekday trip
generation rate per thousand square feet (and per employee) was included in the
range of trip generation rates used to calculate the ITE Average Trip Generation Rate
for the purpose of calculating the retaill component of the TUMF. The New Car Sales
weekday trip generation rate is comparable to the median trip generation rate of 49.21
for all retail uses considered for the calculation of the retail TUMF component.

The Trip Generation Manual clearly demonstrates that the calculation of Vehicle Sales
trip generation rates on the basis of actual gross building area is consistent with the
relationship of other retail land use type build floor areas to trip generation rates.




Therefore, it is not considered necessary to explicitly consider outdoor storage or sales
areas for Vehicle Dealerships in the calculation of trip generation. Furthermore, since
the external storage and sales areas are not integral to the trip generation
characteristics of a Vehicle Dealership, the calculation of the TUMF obligation for
Vehicle Dealerships will be based exclusively on the gross floor area of all buildings
associated with the dealership, including all vehicle sales, parts sales, service areas,
administrative offices and waiting areas.

5.3. Group Quarters
5.3.1. Summary

Group quarters include, but are not limited to, correctional facilities, nursing homes,
mental hospitals, college dormitories, military barracks, group homes, missions and
shelters. Group quarters typically provide a group of rooms with shared living quarters
for unrelated persons. Occupants of group quarters live and eat together with other
persons in the building sharing at a minimum communal kitchen, dining and living
facilities.

All group quarters will be considered non-residential service use types. The TUMF
obligation for group quarters will be calculated using Worksheet A.2.1 for standard non-
residential fee calculations. The methodology outlined in Worksheet A.2.3 and
described as follows will be applied to determine the gross floor area for those group
quarters specifically used only for congregate care (including assisted living) and/or
nursing homes.

1. Multiply the total number of beds by 1349 square feet
(i.e. for 120 beds itis 120 x 134.9 = 16,188 square feet)
2. Use the resultant value as the gross floor area to calculate the TUMF obligation

using Worksheet A.2.1 for standard non-residential fee calculations.
5.3.2. Detailed Narrative

The U.S. Census Bureau defines a housing unit as “a house, an apartment, a mobile
home, a group of rooms, or a single room that is occupied as separate living quarters.
Separate living quarters are those in which the occupants live and eat separately from
any other persons in the building and which have direct access from the outside of the
building or through a common hall. The occupants may be a single family, one person
living alone, two or more families living together, or any other group of related or
unrelated persons who share living arrangements.”

The U.S. Census Bureau classifies all people not living in housing unit as living in group
guarters. Group quarters include both institutional and non-institutional facilities.
Institutional group quarters include, but are not limited to, correctional facilities, nursing
homes, and mental hospitals. Non-institutional group quarters include, but are not
limited to, college dormitories, military barracks, group homes, missions and shelters.
Group quarters typically provide a group of rooms with shared living quarters for
unrelated persons. Occupants of group quarters live and eat together with other




persons in the building sharing at a minimum communal kitchen, dining and living
facilities.

The issue of classifying group quarters for calculating the TUMF obligation is obscured by
the definition of ‘residential dwelling units’ for the purpose of the TUMF. As indicated in
Section 2.1, for the purpose of calculating the TUMF obligation, residential dwelling units
are defined as a building or portion thereof used by one (1) family and containing one
(1) kitchen, which is designed primarily for residential occupancy. Although all group
guarters explicitly provide communal kitchen, dining and living facilities shared by the
occupants of the building, in some instances individual units within group quarters may
include kitchens for the convenience of occupants. This is increasingly common in
buildings specifically intended for congregate care and senior assisted living whereby
the occupants are provided the option to live and eat within their individual units
equipped with a small kitchen. However, despite the inclusion of kitchen facilities in
these cases, the principal purpose of the facility remains the provision of living
assistance or supervision that inherently includes shared living quarters for unrelated
persons and/or the sharing of communal facilities that necessitates occupants living
and eating together with other persons in the facility. Accordingly, all group quarters
(including those with kitchens in individual units) would not meet the U.S. Census Bureau
definition of a residential housing unit and therefore, group quarters will be considered
non-residential use types for the purpose of determining the TUMF obligation.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), group quarters are considered to be service use types
with the primary use of the facility generally meeting the description of either Hotels,
Rooming Houses, Camps and Other Lodging Houses (SIC Major Category 70), Health
Services (SIC Major Category 80) or Social Services (SIC Major Category 83). The TUMF
obligation for service (and all non-residential) land uses is based on the gross floor area
of buildings associated with the specific land use and is calculated using Worksheet
A.2.1 for standard non-residential fee calculations

Congregate Care, Nursing Homes and Assisted Living

Congregate care facilities (including senior assisted living facilities) and nursing homes
are specific types of group quarters whose primary function is to provide care for elderly
persons or other persons who are unable to adequately care for themselves due to
advanced age or health reasons (such as chronic health care or convalescent care
facilities). According to the Trip Generation 7t _Edition (Institute of Traffic Engineers,
2003) vehicle ownership by residents of these types of facilities is very low and residents
do little or no driving due to their mobility limited condition. Traffic generation at these
facilities is primarily limited to employees, visitors, and deliveries. By contrast, trip
generation at other types of group quarters such as dormitories, barracks, and group
homes is higher due to the increased mobility of residents. For this reason, it is
considered appropriate to review the TUMF calculation methodology specifically for
congregate care, nursing home and assisted living facilities.




A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates a
relatively consistent daily trip generation rate for congregate care, nursing home and
assisted living facilities based on the number of units or beds, respectively. The dalily trip
generation rate for congregate care facilities is approximately 2.02 trips per unit (bed),
while the daily rate for nursing homes is approximately 2.37 trips per bed and the daily
rate for assisted living facilities is 2.66 trips per bed. The relatively small variation in
average daily trips between congregate care units, nursing home beds and assisted
living beds is indicative of congregate care units (or rooms) typically being intended for
occupancy by one individual or related couple. For this reason, the number of units or
rooms at a congregate care facility is considered to equate to the number of beds for
the purpose of assessing trip generation characteristics in the context of determining
TUMF obligation. A nursing home or assisted living facilty may include multiple
unrelated occupants that share a room or unit therefore making trip generation per
bed an appropriate measure.

Table 5.2 summarizes the various characteristics of congregate care facilities and
nursing homes, including trip generation. The table also details the calculation of the
gross floor area equivalency per bed.

Table 5.2 — Characteristics of Congregate Care Facilities and Nursing Homes

Average | Average | Average TUMF
Average Gross Daily Daily Equivalent | Equivalent | Weighted
Land Use Type Number Floor Vehicle Vehicle Beds per sqft per Equivalent
of Beds Area Trips per Trips per 1,000 sqgft Bed sqft per
(sgft) Bed 1,000 sqgft Bed**
Congregate Care 194 202
Facility*
Nursing Home** 83 41,000 2.37 6.10 2.57 388.5 134.9
Assisted Living 121 2.66
Median All TUMF Service 17.57
Use Types
Source: Trip Generation 7h Edition, Institute of Traffic Engineers, 2003

Note:

* - For Congregate Care Facilities, the number of units is considered to be equal to the number of beds.

** - TUMF weighted equivalent a square feet based on equivalent square feet per bed adjusted to reflect relative trip
generation between Congregate Care/Nursing Home and all TUMF Service Uses (consistent with TUMF Nexus Study Trip

Generation Rate Comparison).

The gross floor area equivalency per bed for Congregate Care Facilities, Nursing Homes
and Assisted Living Facilities is based on the trip generation characteristic of Nursing
Homes, which is quantified in the Trip Generation Manual in terms of both trips per bed
and thousands of square feet of gross floor area. Based on this information, each bed
at a Nursing Home represents the equivalent of 388.5 square feet of gross floor area. To
account for the variation in trip generation rates between Congregate Care Facilities
and Nursing Homes, and all TUMF service land use types, the gross floor area
equivalency per bed was weighted based on the relative trip generation between




Nursing Homes and the median of all TUMF Service Uses as used in the TUMF Nexus
Study. The weighted gross floor area equivalency per bed for Congregate Care
Facilities (including Assisted Living Facilities) and Nursing Homes is 134.9.

For the purpose of calculating the TUMF obligation for all types of congregate care
facilities and nursing homes, the total number of beds will be multiplied by 134.9 to
determine the equivalent number of square feet of floor area. The equivalent floor
area will be used for the purpose of calculating the TUMF at the rate prescribed by the
respective local jurisdictions TUMF Ordinance and supported by the TUMF Nexus Study.
Application of this methodology will account for the considerably lower trip generation
rates observed at congregate care facilities and nursing homes, since residents do little
or no driving due to their advanced age and/or medical condition.

5.4. Mini-Warehouses and Rental Storage
54.1. Summary

For the purpose of determining the TUMF obligation, all types of mini-warehouses or
facilities providing rental storage (including outdoor rental storage areas) wil be
considered industrial use types. The methodology outlined in Worksheet A.2.4 and
described as follows will be applied to determine the gross floor area for all types of
mini-warehouses rental storage facilities.

1. Multiply the total site area in acres by 6,521.8 square feet
(i.e. for the example facility itis 3.3 x 6,521.8 = 21,521 square feet)
2. Use the resultant value as the gross floor area to calculate the TUMF obligation

using Worksheet A.2.1 for standard non-residential fee calculations.

For the purpose of determining the TUMF obligation, a residence that is located entirely
within a mini-warehouse or rental storage site and is used exclusively by an on-site
caretaker and his/her immediate family is considered to be integral to the primary
industrial use of the site and therefore is not subject to any additional TUMF obligation
over the amount calculated in accordance with the methodology outlined above.

5.4.2. Detailed Narrative

Mini-warehouses and rental storage facilities include all land uses where the primary
business of the site is the rental of units, vaults or spaces to the general public for the
storage of goods. While mini-warehouses are typically enclosed buildings, rental
storage facilities can include outdoor unenclosed and uncovered areas for the storage
of items such as recreational vehicles, boats, trailers and construction equipment.
Rental units or spaces are generally delineated and/or physically separated from other
units or spaces, and access is typically provided to the site through a common
controlled access point. A residential dwelling is sometimes located within a mini-
warehouse or rental storage site for use exclusively by an on-site caretaker.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of




Governments, February 6, 2006), mini-warehouses and rental storage facilities are
considered to be industrial use types with the primary use of the facility generally
meeting the description of Motor Freight Transportation and Warehousing (SIC Major
Category 42). The TUMF obligation for industrial (and all non-residential) land uses is
based on the gross floor area of buildings associated with the specific land use and is
calculated using Worksheet A.2.1 for standard non-residential fee calculations.
However, in the case of mini-warehouses and rental storage facilities, vehicle trips to
and from the site is generated primarily by the availability of storage areas and in some
cases only very limited building floor area is associated with the storage facility. For this
reason, it is necessary to determine the gross floor area equivalency per acre of the site
area for the purpose of calculating the TUMF obligation.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates the
daily trip generation rate for mini-warehouses is approximately 38.87 trips per acre of
site area, and is approximately 2.50 trips per thousand square feet of building area.
Table 5.3 summarizes the various characteristics of mini-warehouses, including trip
generation, and establishes the equivalent square feet per acre for the purpose of
calculating the TUMF obligation for all rental storage facilities including those with very
limited building floor area associated with the storage facility.

Table 5.3 — Characteristics of Mini-Warehouses

TUMF
Average Average Average Daﬁlve\;zﬁiile Equivalent | Equivalent Weighted
Land Use Type Site Area Gross Floor | Daily Vehicle M Acres per sqft per Equivalent
) Trips per
(acres) Area (sqgft) | Trips per Acre 1,000 sqgft Acre sqft per
1,000 sqft .
Acre
Mini-Warehouse 3.3 56,300 38.87 2.50 0.06 15,548 6,521.8
Median of All TUMF 506
Industrial Use Types '

Source:

Note:

Trip Generation 7th Edition, Institute of Traffic Engineers, 2003
* - TUMF weighted equivalent square feet based on equivalent square feet per acre adjusted to reflect relative

trip generation per 1000 sqft between Mini-Warehouse and all TUMF Industrial Uses (consistent with TUMF Nexus
Study Trip Generation Rate Comparison).

The gross floor area equivalency per acre of site for Mini-Warehouses and Rental
Storage Facilities is based on the trip generation characteristic of Mini-Warehouse,
which is quantified in the Trip Generation Manual in terms of both trips per acre and
trips per thousand square feet of gross floor area. Based on this information, each acre
of Mini-Warehouse represents the equivalent of 15,548 square feet of gross floor area.
To account for the variation in trip generation rates between Mini-Warehouses and
Rental Storage Facilities, and all TUMF industrial land use types, the gross floor area
equivalency per acre was weighted based on the relative trip generation between
Mini-Warehouses and the median of all TUMF Industrial Uses as used in the TUMF Nexus
Study. The weighted gross floor area equivalency per acre for Mini-Warehouses and
Rental Storage Facilities (including outdoor rental storage areas) is 6,521.8.




For the purpose of calculating the TUMF obligation for all types of Mini-Warehouses and
Rental Storage Facilities, the total area of the site in acres will be multiplied by 6,521.8 to
determine the equivalent number of square feet of floor area. The equivalent floor
area will be used for the purpose of calculating the TUMF at the rate prescribed by the
respective local jurisdictions TUMF Ordinance and supported by the TUMF Nexus Study.

In some instances, mini-warehouse and rental storage facilities include a residence
exclusively for use by an on-site caretaker. For the purpose of determining the TUMF
obligation, a residence that is located entirely within a mini-warehouse or rental storage
site and is used exclusively by an on-site caretaker and his/her immediate family is
considered to be integral to the primary industrial use of the site. Due to the integral
nature of a caretaker’s residence to the mini-warehouse or rental storage use of the
site, a caretaker’s residence is not subject to any additional TUMF obligation over the
amount calculated in accordance with the methodology outlined in this section.

5.5. Golf Courses
5.5.1. Summary

For the purpose of calculating the TUMF obligation, all public and private golf courses
are considered to be service use types. The methodology outlined in Worksheet A.2.5
and described as follows will be applied to determine the gross floor area for the
purpose of calculating the fee obligation for all public and private golf courses (for the
example calculation assume a golf course with 18 holes and including buildings
covering an area of 20,000 square feet).

1. Multiply the total number of holes by 2,034.1 square feet
(i.e. for the example golf course itis 18 x 2,034.1 = 36,614 square feet)
2. Determine the total floor area of buildings on the site
(i.e. for the example station itis 20,000 square feet)
3. Compare the results for steps 1 and 2, and use the greater of the two values as

the gross floor area to calculate the TUMF obligation using Worksheet A.2.1 for
standard non-residential fee calculations. (i.e. 36,614 > 20,000; for the example
golf course TUMF would be calculated for 36,614 square feet)

5.5.2. Detailed Narrative

Golf courses are recreational facilities intended specifically for the playing of golf,
typically over a 9-, 18-, 27- or 36-hole landscaped course. The use of golf courses can
be open to the general public or limited only to members of private country clubs or
cooperative owner associations. Some sites may also include additional facilities such
as driving ranges, and recreational clubhouses offering services such as locker rooms,
pro shops, lounges, meeting rooms, banquet facilities, and management offices.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), golf courses are considered to be service use types
with the primary use of the facility generally meeting the description of Amusement and




Recreational Services (SIC Major Category 79). The TUMF obligation for service (and all
non-residential) land uses is based on the gross floor area of buildings associated with
the specific land use and is calculated using Worksheet A.2.1 for standard non-
residential fee calculations. While the trip making characteristics of golf courses may
be readily captured based on the gross floor area of sites including larger club house
facilities, in the case of sites with very limited building floor area, vehicle trips to and
from the facility will be generated primarily by the actual playing course. For this
reason, it is necessary to determine the gross floor area equivalency per hole on the
playing course for the purpose of calculating the TUMF obligation where limited building
floor area accompanies the golf course.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates the
daily trip generation rate for golf courses is approximately 35.74 trips per hole, and is
approximately 20.52 trips per employee. Table 5.4 summarizes the various
characteristics of golf courses, including trip generation, and establishes the equivalent
square feet per hole for the purpose of calculating the TUMF obligation for golf courses.

Table 5.4 — Characteristics of Golf Courses

Average Average Average TUME
Average Average Daily Daily Daily Equivalent | Equivalent Weighted
Land Use Type Number g Vehicle Vehicle Vehicle Holes per sqft per 9
Employees : : . Equivalent
of Holes Trips per Trips per Trips per 1,000 sqgft Hole sqft Hole**
Hole Employee 1,000 sgft a
Golf Courses* 20 38 35.74 20.52 65.87 1.84 5426 | 2,034.1
Median of All
TUMF Service Use 4.62 17.57
Types
Source: Trip Generation 7th Edition, Institute of Traffic Engineers, 2003
Note: * - Average Daily Trips per 1,000 sgft based on average daily vehicle trips per employee multiplied by the

employee conversion factor per 1,000 sqft for all TUMF Service Uses (consistent with TUMF Nexus Study Trip
Generation Rate Comparison).
** - TUMF weighted equivalent square feet based on equivalent square feet per hole adjusted to reflect
relative trip generation per 1,000 sqft between Golf Course and all TUMF Service Uses (consistent with TUMF

Nexus Study Trip Generation Rate Comparison).

The gross floor area equivalency per hole for Golf Courses is based on the trip
generation characteristic of Golf Courses, which is quantified in the Trip Generation
Manual in terms of trips per hole, trips per acre and trips per employee. For the purpose
of calculating TUMF obligation, non-residential fees are determined using gross floor
area in square feet. By applying the employee trip conversion factor of 3.21 employees
per thousand square feet of service use area (consistent with the TUMF Nexus Study
Employment Conversion Factors described in Appendix J), the average daily trips per
employee can be defined in terms of the equivalent impact in average dalily trips per
thousand square feet of service use area. Based on this information, each hole on the
playing course is considered to represents the equivalent of 542.6 square feet of gross
floor area. To account for the variation in trip generation rates between Golf Courses,
and all TUMF service land use types, the gross floor area equivalency per hole was
weighted based on the relative trip generation between Golf Courses and the median




of all TUMF Service Uses as used in the TUMF Nexus Study. The weighted gross floor area
equivalency per hole for Golf Courses is 2,034.1.

For the purpose of calculating the TUMF obligation for golf courses, the total number of
holes on the playing course will be multiplied by 2,034.1 to determine the equivalent
number of square feet of floor area. The equivalent floor area will be compared to the
actual building gross floor area for the site, and the greater of the two floor areas will be
used for the purpose of calculating the TUMF at the rate prescribed by the respective
local jurisdictions TUMF Ordinance and supported by the TUMF Nexus Study.

Application of this methodology will account for variations in the size and scale of club
house facilities that affect the nature of the primary business of the site. For example,
an average golf course (with 18 holes) that includes 20,000 square feet of gross floor
area in club house facilities would have an equivalent floor area of 36,614 square feet
(18 x 2,034.1). A comparison of the equivalent floor area and actual building gross floor
area indicates that the equivalent floor area is greater than the actual floor area
(36,614 > 20,000) which is consistent with the primary business of the site being the
actual playing course and therefore would be used as the basis for calculating the
TUMF obligation. Conversely, an average golf course with 40,000 square feet of gross
floor area in club house facilities would have an equivalent floor area of 36,614 square
feet (18 x 2,034.1). A comparison of the equivalent floor area and actual building gross
floor area indicates that the actual floor area is greater than the equivalent floor area
(40,000 > 36,614) which is consistent with the increased size and scope of the clubhouse
affecting the primary business of the site (the use of the recreational club house service
facilities) and therefore would be used as the basis for calculating the TUMF obligation.

5.6. Wholesale Nurseries
5.6.1. Summary

For the purpose of determining the TUMF obligation, all wholesale nurseries will be
considered industrial use types. The methodology outlined in Worksheet A.2.6 and
described as follows will be applied to determine the gross floor area for all wholesale
nurseries (for the example calculation assume a wholesale nursery with a total site area
of 24.2 acres and including buildings with a gross floor area of 2,750 square feet).

1. Multiply the total site area in acres by 437.2 square feet
(i.e. for the example facility itis 24.2 x 437.2 = 10,580 square feet)
2. Determine the total floor area of buildings on the site
(i.e. for the example facility itis 2,750 square feet)
3. Compare the results for steps 1 and 2, and use the greater of the two values as

the gross floor area to calculate the TUMF obligation using Worksheet A.2.1 for
standard non-residential fee calculations. (i.e. 10,580 > 2,750; for the example
wholesale nursery TUMF would be calculated for 10,580 square feet)




5.6.2. Detailed Narrative

Wholesale Nursery facilities include all land uses where the primary business of the site is
the sale of landscape supplies, plants and other farm products to contractors and
suppliers. According to the U.S. Census Bureau, the definition for a wholesale nursery is
“establishments primarily engaged in the wholesale distribution of flowers, nursery stock,
and florists' supplies”. Wholesale nurseries typically incorporate a combination of free-
standing buildings and expansive open areas of planting and landscape stock. Most
facilities include limited office, storage and shipping facilities.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), wholesale nursery facilities are considered to be
industrial use types with the primary use of the facility generally meeting the description
of Wholesale Trade — Non-durable Goods (SIC Major Category 51). SIC category code
5193 specifically captures this land use type as “Flowers, Nursery Stock, and Florists’
Supplies (merchant wholesalers except those selling nursery stock via retail method)”.
The TUMF obligation for industrial (and all non-residential) land uses is based on the gross
floor area of buildings associated with the specific land use and is calculated using
Worksheet A.2.1 for standard non-residential fee calculations. However, in the case of
wholesale nursery facilities, vehicle trips to and from the site are generated primarily by
the availability of open land used for production, storage and display of plants and
other landscape materials. For this reason, it is necessary to determine the gross floor
area equivalency per acre of the site area for the purpose of calculating the TUMF
obligation.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates the
daily trip generation rate for wholesale nurseries is approximately 2.61 trips per acre of
site area, and is approximately 25.14 trips per thousand square feet of building area.
Table 5.5 summarizes the various characteristics of wholesale nurseries, including trip
generation, and establishes the equivalent square feet per acre for the purpose of
calculating the TUMF obligation for all wholesale nursery facilities, which is typically
associated with having very limited building floor area.




Table 5.5 — Characteristics of Wholesale Nurseries

TUMF
Average Average Averagg Averag_e Equivalent | Equivalent Weighted
. Daily Vehicle | Daily Vehicle ;
Land Use Type Site Area Gross Floor f ’ Acres per sqft per Equivalent
(acres) Area (sgft) Trips per Trips per 1,000 sqgft Acre sqft per
Acre* 1,000 sqft ** ' "
Acre
Wholesale Nursery 24.2 2,750 2.61 25.14 9.65 104 437.2
Median of All TUMF 506
Industrial Use Types '

Source:

Note:

Trip Generation 7th Edition, Institute of Traffic Engineers, 2003
* - Average Daily Trips per acre based on interpolation of Average Weekend Peak Hour and Dalily Trips per acre to

the Weekday Peak Hour Trips per acre

** - Average Dalily Trips per 1,000 sgft based on interpolation of Average Weekend Peak Hour and Daily Trips per
1,000 sqft to the Weekday Peak Hour Trips per 1000 sqft

*** . TUMF weighted equivalent square feet based on equivalent square feet per acre adjusted to reflect relative
trip generation per 1000 sgft between Wholesale Nursery and all TUMF Industrial Uses (consistent with TUMF Nexus
Study Trip Generation Rate Comparison).

The gross floor area equivalency per acre of site for Wholesale Nursery is based on the
trip generation characteristic of Wholesale Nursery, which is quantified in the Trip
Generation Manual in terms of both trips per acre and trips per thousand square feet of
gross floor area. Based on this information, each acre of Wholesale Nursery represents
the equivalent of 104 square feet of gross floor area. To account for the variation in trip
generation rates between Wholesale Nursery, and all TUMF industrial land use types, the
gross floor area equivalency per acre was weighted based on the relative trip
generation between Wholesale Nursery and the median of all TUMF Industrial Uses as
used in the TUMF Nexus Study. The weighted gross floor area equivalency per acre for
Wholesale Nursery is 437.2.

For the purpose of calculating the TUMF obligation for all types of Wholesale Nurseries,
the total area of the site in acres will be multiplied by 437.2 to determine the equivalent
number of square feet of floor area. The equivalent floor area will be compared to the
actual building gross floor area for the site, and the greater of the two floor areas will be
used for the purpose of calculating the TUMF at the rate prescribed by the respective
local jurisdictions TUMF Ordinance and supported by the TUMF Nexus Study.

Application of this methodology will account for variations in the size and scale of
buildings that affect the nature of the primary business of the site. For example, an
average wholesale nursery (covering 24.2 acres) that includes 2,750 square feet of gross
floor area in buildings would have an equivalent floor area of 10,580 square feet (24.2 x
437.2). A comparison of the equivalent floor area and actual building gross floor area
indicates that the equivalent floor area is greater than the actual floor area (10,580 >
2,750) which is consistent with the primary business of the site being the outdoor
production, storage and display areas, and therefore would be used as the basis for
calculating the TUMF obligation. Conversely, an average wholesale nursery with 20,000
square feet of gross floor area in buildings would have an equivalent floor area of




10,580 square feet (24.2 x 437.2). A comparison of the equivalent floor area and actual
building gross floor area indicates that the actual floor area is greater than the
equivalent floor area (20,000 > 10,580) which is consistent with the increased size and
scope of the buildings affecting the primary business of the site and therefore would be
used as the baisis for calculating the TUMF obligation.

5.7. Retail Nurseries (Garden Centers)
5.7.1. Summary

For the purpose of determining the TUMF obligation, all retail nurseries (also referred to
as “Garden Centers”) will be considered retail use types. The methodology outlined in
Worksheet A.2.7 and described as follows will be applied to determine the gross floor
area for all retail nurseries (for the example calculation assume a retail nursery with a
total site area of 2.5 acres and including buildings with a gross floor area of 9,650 square
feet).

1. Multiply the total site area in acres by 1,114.4 square feet
(i.e. for the example facility itis 2.5 x1,114.4 = 2,786 square feet)
2. Determine the total floor area of buildings on the site
(i.e. for the example facility itis 9,650 square feet)
3. Compare the results for steps 1 and 2, and use the greater of the two values as

the gross floor area to calculate the TUMF obligation using Worksheet A.2.1 for
standard non-residential fee calculations. (i.e. 9,650 > 2,786; for the example
retail nursery TUMF would be calculated for 9,650 square feet)

This methodology applies only to retail nurseries and garden centers that are free-
standing businesses. Where the selling of garden and landscaping supplies (including
plants) is an integral component of a more extensive retail store, the TUMF obligation
will be determined based exclusively on the gross building area of the primary business
of the site.

5.7.2. Detailed Narrative

Retail Nursery facilities (also referred to as ‘Garden Centers’) include all land uses where
the primary business of the site is the retail sale of garden and landscaping supplies,
including plants. According to the U.S. Census Bureau, the definition for a retail nursery
is an “establishment primarily engaged in selling trees, shrubs, other plants, seeds, bulbs,
mulches, soil conditioners, fertilizers, pesticides, garden tools, and other garden supplies
to the general public. These establishments primarily sell products purchased from
others, but may sell some plants which they grow themselves”. Like their wholesale
counterparts they typically incorporate a combination of free-standing buildings with
an open area of planting and landscape stock.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), retail nursery facilities are considered to be retail use
types with the primary use of the facility generally meeting the description of Retail




Trade - Building Materials, Hardware, Garden Supply and Mobile Home Dealers (SIC
Major Category 52). The TUMF obligation for retail (and all non-residential) land uses is
based on the gross floor area of buildings associated with the specific land use and is
calculated using Worksheet A.2.1 for standard non-residential fee calculations.
However, in the case of retail nursery facilities, vehicle trips to and from the site may be
generated primarily by the availability of open land used for storage and display of
plants and other landscape materials. For this reason, it is necessary to determine the
gross floor area equivalency per acre of the site area for the purpose of calculating the
TUMF obligation.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates the
daily trip generation rate for retail nurseries is approximately 96.21 trips per acre of site
area, and is approximately 36.08 trips per thousand square feet of building area. Table
5.6 summarizes the various characteristics of retail nurseries, including trip generation,
and establishes the equivalent square feet per acre for the purpose of calculating the
TUMF obligation for all retail nursery facilities, which is typically associated with having
very limited building floor area.

The gross floor area equivalency per acre of site for Retail Nursery is based on the trip
generation characteristic of Retail Nursery, which is quantified in the Trip Generation
Manual in terms of both trips per acre and trips per thousand square feet of gross floor
area. Based on this information, each acre of Retail Nursery represents the equivalent
of 2,667 square feet of gross floor area. To account for the variation in trip generation
rates between Retail Nursery, and all TUMF retail land use types, the gross floor area
equivalency per acre was weighted based on the relative trip generation between
Retail Nursery and the median of all TUMF Retail Uses as used in the TUMF Nexus Study.
This weighted equivalency was then reduced by 43.0% to account for pass by trips to
ensure consistency with the TUMF Nexus Study Trip Generation Rate Comparison. The
weighted gross floor area equivalency per acre for Retail Nursery is 1,114.4.

Table 5.6 — Characteristics of Retail Nurseries

TUMF
Average Average Average Daﬁlve\;zﬁiile Equivalent | Equivalent Weighted
Land Use Type Site Area Gross Floor | Daily Vehicle M Acres per sqft per Equivalent
. Trips per
(acres) Area (sqgft) | Trips per Acre 1,000 sqgft Acre sqft per
1,000 sqft .
Acre
Retail Nursery 25 9,650 96.21 36.08 0.38 2,667 1,114.4
Median of All TUMF
Retail Use Types 49.21

Source:

Note:

Trip Generation 7th Edition, Institute of Traffic Engineers, 2003
* - TUMF weighted equivalent square feet based on equivalent square feet per acre adjusted to reflect relative

trip generation per 1000 sqft between Retail Nursery and all TUMF Retail Uses, and reduced by 43.0% to account
for pass by trips (consistent with TUMF Nexus Study Trip Generation Rate Comparison).

For the purpose of calculating the TUMF obligation for all types of Retail Nursery, the
total area of the site in acres will be multiplied by 1,114.4 to determine the equivalent




number of square feet of floor area. The equivalent floor area will be compared to the
actual building gross floor area for the site, and the greater of the two floor areas will be
used for the purpose of calculating the TUMF at the rate prescribed by the respective
local jurisdictions TUMF Ordinance and supported by the TUMF Nexus Study.

Application of this methodology will account for variations in the relative size and scale
of buildings and open areas that affect the nature of the primary business of the site.
For example, an average retail nursery (covering 2.5 acres) that includes 9,650 square
feet of gross floor area in buildings would have an equivalent floor area of 2,786 square
feet (2.5 x 1,114.4). A comparison of the equivalent floor area and actual building gross
floor area indicates that the actual floor area is greater than the equivalent floor area
(9,650 > 2,786) which is consistent with the primary business of the site being generated
by the retail buildings, and therefore would be used as the basis for calculating the
TUMF obligation. Conversely, an average retail nursery with 9,650 square feet of gross
floor area in buildings and covering 10 acres would have an equivalent floor area of
11,144 square feet (10 x 1,114.4). A comparison of the equivalent floor area and actual
building gross floor area indicates that the equivalent floor area is greater than the
actual floor area (11,144 > 9,650) which is consistent with the increased size and scope
of the outdoor production, storage and display area affecting the primary business of
the site and therefore would be used as the basis for calculating the TUMF obligation.

It is to be noted that application of this methodology applies only to retail nurseries and
garden centers that are free-standing businesses and not integral components of a
more extensive retail store, such as a discount store, discount club, hardware store,
home improvement superstore or supermarket. Where the selling of garden and
landscaping supplies (including plants) is an integral component of a more extensive
retail store, the TUMF obligation will be determined based exclusively on the gross
building area of the primary business of the site.

5.8. High-Cube Warehouses and Distribution Centers
5.8.1. Summary

For the purpose of determining the TUMF obligation, all types of high-cube warehouses
or distribution centers will be considered industrial use types. The methodology outlined
in Worksheet A.2.8 and described as follows will be applied to determine the equivalent
floor area for high-cube warehouses/distribution centers with a minimum gross floor
area of 200,000 square feet, a minimum ceiling height of 24 feet and a minimum dock-
high door loading ratio of 1 door per 10,000 square feet (for the example calculation
assume a high-cube warehouse with a gross floor area of 450,000 square feet, a ceiling
height exceeding 24 feet and a dock-high door loading ratio exceeding 1:10,000):

1. Subtract 200,000 square feet from the total gross floor area
(i.e. for the example facility, it is 450,000 - 200,000 = 250,000 square feet)
2. Multiply the resultant value from step 1 which is the total gross floor area in excess

of 200,000 square feet by 0.24 (i.e. for the example facility, it is 250,000 x 0.24 =
60,000 square feet)




3. Add 200,000 square feet to the resultant value of step 2
(i.e. for the example facility, it is 200,000 + 60,000 = 260,000 square feet)

4, Use the resultant value of step 3 as the gross floor area to calculate the TUMF
obligation using Worksheet A.2.1 for standard non-residential fee calculations.

The TUMF obligation for a warehouse facility with a gross floor area of less than 200,000
square feet, a ceiling height of less than 24 feet and/or a dock-high door loading ratio
of less than 1 door per 10,000 square feet will be calculated based on the actual gross
floor area using Worksheet A.2.1 for standard non-residential fee calculations.
Furthermore, where other uses such as wholesale showrooms, retail showrooms or office
suites are co-located with qualifying high-cube warehouse facilities, only the qualifying
warehouse portion of the premises will be calculated using Worksheet A.2.8. The fee
obligation for all other co-located facilities will be calculated based on the actual gross
floor area and the appropriate land use category using Worksheet A.2.1 for standard
non-residential fee calculations.

5.8.2. Detailed Narrative

High-cube warehouses or distribution centers are primarily for the storage and/or
consolidation of manufactured goods (and to a lesser extent, raw materials) prior to
their distribution to retail locations or other warehouses. These facilities are generally
very large buildings characterized by a small employment count due to a high level of
automation, and truck activities frequently outside of the peak hour of the adjacent
street system. For the purpose of determining the TUMF obligation, high-cube
warehouses and distribution centers are defined as follows:

Very large shell buildings commonly constructed using steel framed and/or
concrete tilt-up techniques with a minimum gross floor area of 200,000 square
feet, a minimum ceiling height of 24 feet and a minimum dock-high door loading
ratio of 1 door per 10,000 square feet.

In accordance with Section 6.2 and Appendix B of the Transportation Uniform
Mitigation Fee Nexus Study 2005 Update Final Report (Western Riverside Council of
Governments, February 6, 2006), high-cube warehouses and distribution center facilities
are considered to be industrial use types with the primary use of the facility generally
meeting the description of Motor Freight Transportation and Warehousing (SIC Major
Category 42). The TUMF obligation for industrial (and all non-residential) land uses is
based on the gross floor area of buildings associated with the specific land use and is
calculated using Worksheet A.2.1 for standard non-residential fee calculations.
However, in the case of high-cube warehouses and distribution centers, vehicle trips
generated to and from the site are typically lower that traditional industrial uses due to
the small employee count and highly automated activities. For this reason, it is
necessary to determine the gross floor area equivalency for the purpose of calculating
the TUMF obligation.

A review of Trip Generation 7t Edition (Institute of Traffic Engineers, 2003) indicates the
weekday PM peak-hour trip generation rate for high-cube warehouses is approximately




0.12 trips per thousand square feet (TSF) of building area, and is approximately 0.66 trips
per employee. By comparison, traditional warehouse uses have a weekday daily trip
generation rate of 4.96 trips per thousand square feet, and PM peak-hour trip
generation rates of 0.45 trips per thousand square feet and 0.59 trips per employee. A
study completed in January 2005 by Crain and Associates for the National Association
of Industrial and Office Properties (NAIOP) indicates a weekday daily trip generation
rate of 1.10 trips per thousand square feet and a weekday PM peak rate of 0.08 trips
per thousand square feet for high-cube warehouse sites in the Inland Empire.

Table 5.7 summarizes the various characteristics of high-cube warehouses, including trip
generation, and establishes the equivalent square feet for the purpose of calculating
the TUMF obligation for all high-cube warehouse and distribution centers.

Table 5.7 — Characteristics of High-Cube Warehouses and Distribution Centers

Average Daily | Average PM Peak | Average PM Calculated Daily TUMF Weighted

Land Use Type Vehicle Trips per | Vehicle Trips per | Peak Trips per | Vehicle Trips per £ uivalentgs f
1,000 sqft 1,000 sqft Employee 1,000 sqft* a a
High-Cube Warehouse (1) 0.12 0.66 1.46 0.24
Warehouse (1) 4.96 0.47 0.59
Warehouse/
Distribution Center (2) 1.10 0.08

All TUMF Industrial Use Types 5.96

Source:

Note:

(1) Trip Generation 7th Edition, Institute of Traffic Engineers, 2003

(2) San Bernardino/Riverside County Warehouse/Distribution Center Vehicle Trip Generation Study, Crain and Associates,
January 2005

* - Calculated daily vehicle trips per thousand square feet based on average of the relative values for ITE Warehouse
and San Bernardino/Riverside Warehouse/Distribution Center

** . TUMF weighted equivalent square feet based on relative trip generation per 1000 sqft between High-Cube
Warehouse (calculated) and all TUMF Industrial Uses (consistent with TUMF Nexus Study Trip Generation Rate

Comparison).

The gross floor area equivalency for High-Cube Warehouses and Distribution Centers is
based on the trip generation characteristic of High-Cube Warehouse, which is
guantified in the Trip Generation Manual in terms of both PM peak trips per thousand
square feet gross floor area and PM peak trips per employee. Based on this
information, the calculated daily trip generation rate for a high-cube warehouse is
approximately 1.46 trips per thousand square feet of gross floor area. To account for
the variation in trip generation rates between High-Cube Warehouses and Distribution
Centers, and all TUMF industrial land use types, the gross floor area equivalency was
weighted based on the relative trip generation between High-Cube Warehouses and
the median of all TUMF Industrial Uses as used in the TUMF Nexus Study. The weighted
gross floor area equivalency for High-Cube Warehouses and Distribution Centers is 0.24.




For the purpose of calculating the TUMF obligation for High-Cube Warehouses and
Distribution Centers with a minimum gross floor area of 200,000 square feet, a minimum
ceiling height of 24 feet and a minimum dock-high door loading ratio of 1 door per
10,000 square feet, the gross floor area in excess of 200,000 square feet will be multiplied
by 0.24 to determine the equivalent number of square feet of floor area. The
equivalent floor area will be used for the purpose of calculating the TUMF at the rate
prescribed by the respective local jurisdictions TUMF Ordinance and supported by the
TUMF Nexus Study. For example, a high-cube warehouse with a gross floor area of
450,000 square feet, a ceiling height exceeding 24 feet and a dock-high door loading
ratio exceeding 1:10,000 (for the example facility it is at least 45 dock-high door loading
bays i.e. 450,000/10,000 = 45) the equivalent floor area would be 260,000 square feet
({[450,000 - 200,000) x 0.24} + 200,000 = 260,000).

The TUMF obligation for a warehouse facility with a gross floor area of less than 200,000
square feet, a ceiling height of less than 24 feet and/or a dock-high door loading ratio
of less than 1 door per 10,000 square feet will be calculated based on the actual gross
floor area using Worksheet A.2.1 for standard non-residential fee calculations.
Furthermore, where other uses such as wholesale showrooms, retail showrooms or office
suites are co-located with qualifying high-cube warehouse facilities, only the qualifying
warehouse portion of the premises will be calculated using Worksheet A.2.8. The fee
obligation for all other co-located facilities will be calculated based on the actual gross
floor area and the appropriate land use category using Worksheet A.2.1 for standard
non-residential fee calculations.
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APPENDIX A: FEE CALCULATION WORKSHEETS

This section contains individual fee calculation worksheets for standard use fee
calculations, and defined uses following the specific defined use fee calculation
methodology developed in Section 4.0 and Section 5.0. Section A.1 outlines worksheets
for residential use types and Section A.2 outlines worksheets for non-residential use

types.
A.1 Fee Calculation Worksheets for Residential Use Types

Worksheet A.1.1 Standard Residential TUMF Calculation Worksheet

_ Total A
1 X = <4+—
Enter Total Number Enter TUMF Single-
of Single-Family Family Rate Per
Dwelling Units Dwelling Unit
Total B
2 X = ‘ <
Enter Total Number Enter TUMF Multi-
of Multi-Family Family Rate Per
Dwelling Units Dwelling Unit
3. + = ‘ $ ‘
Enter Total A Enter Total B TUMF Obligation




A.2 Fee Calculation Worksheets for Non-Residential Use Types

Worksheet A.2.1 Standard Non-Residential TUMF Calculation Worksheet

_ Total A
1 X = <4—
Enter Total Gross Floor Enter TUMF Industrial
Area of Industrial Buildings Rate Per Square Foot
(in square feet)
Total B
2 X = ‘ <
Enter Total Gross Floor Enter TUMF Retail Rate
Area of Retail Buildings Per Square Foot
(in square feet)
Total C
3 X = ‘
Enter Total Gross Floor Enter TUMF Service
Area of Service Buildings Rate Per Square Foot
(in square feet)
Enter Total A Enter Total B Enter Total C TUMF Obligation

Worksheet A.2.2 Fuel Filling Station TUMF Calculation Worksheet

Total A
1. X 1,8855 = —
Enter Total Number of Fuel
Filling Positions
‘ ‘ l Total B
2.
Enter Total Gross Floor Area
of Buildings (in square feet)
Enter this value as (part of) the Total Gross Floor
3. < Area of Retail Buildings in Worksheet A.2.1
Enter the greater of Total A
and Total B




Worksheet A.2.3 Congregate Care/Nursing Home TUMF Calculation Worksheet

X 1349 =

Enter Total Number Enter this value as (part of) the Total
of Beds Gross Floor Area of Service Buildings
in Worksheet A.2.1

Worksheet A.2.4 Mini-Warehouse/Rental Storage TUMF Calculation Worksheet

X 6,921.8 =

Enter Total Site Enter this value as (part of) the Total
Areain Acres Gross Floor Area of Industrial Buildings
in Worksheet A.2.1

Worksheet A.2.5 Golf Course TUMF Calculation Worksheet

Total A
1. X 2,034.1 = ‘ ‘4—
Enter Total Number
of Holes
, ‘ ‘I Total B

Enter Total Gross Floor Area
of Buildings (in square feet)

Enter this value as (part of) the Total Gross Floor
Area of Service Buildings in Worksheet A.2.1

<

Enter the greater of Total A
and Total B




Worksheet A.2.6 Wholesale Nursery TUMF Calculation Worksheet

< JoalA
1. X 437.2 =
Enter Total Site
Area in Acres
‘ ‘ ¢ Total B
2.
Enter Total Gross Floor Area
of Buildings (in square feet)
Enter this value as (part of) the Total Gross Floor
3. < Area of Industrial Buildings in Worksheet A.2.1
Enter the greater of Total A
and Total B

Worksheet A.2.7 Retail Nursery TUMF Calculation Worksheet

< JoalA
1. X 1,114.4 =
Enter Total Site
Area in Acres
‘ ‘ ¢ Total B
2.
Enter Total Gross Floor Area
of Buildings (in square feet)
Enter this value as (part of) the Total Gross Floor
3. < Area of Retail Buildings in Worksheet A.2.1
Enter the greater of Total A
and Total B




Worksheet A.2.8 High-Cube Warehouse/Distribution Center TUMF Calculation
Worksheet

200’000 — ‘ ‘ <4 Total A

Enter Gross Floor Area of
Qualifying Building(s)

. 024 = ‘ ‘4___TotaIB

Enter Total A

+ 200,000 :‘ ‘

Enter Total B .
Enter this value as (part of) the total

Gross Floor area of Industrial Buildings
in Worksheet A.2.1
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