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1. REPORT OVERVIEW AND RESULTS 

In t r oduc t i on  

This Nexus Report provides the Coachella Valley Association of Governments (CVAG) and its 

member jurisdictions with the necessary technical documentation to support the adoption of an 

updated Transportation Uniform Mitigation Fee (TUMF).  Impact fees are one-time charges on 

new development approved and collected by jurisdictions to cover the cost of regional 

transportation-related capital facilities and infrastructure that are required to serve new growth.1  

The fees are typically collected upon issuance of a building permit or certificate of occupancy.  

Initially established in 1989, the CVAG TUMF is a one-time fee charged on all new development 

occurring within the CVAG region designed to cover the “fair share” cost of regional serving 

transportation projects and improvements needed to serve growth.  The program relies on local 

agencies (e.g., cities and the County) to collect TUMF as development occurs.  The TUMF Nexus 

Report establishes a nexus or reasonable relationship between the updated fee amount and the 

proportion of transportation improvement costs attributable to new development. 

This Nexus Report has been prepared by Economic & Planning Systems (EPS) with support from 

a broader consultant team, led by Michael Baker International, that has been retained by the 

CVAG to assist in developing key components of the Regional Transportation Plan (RTP).  The 

analysis and methodology incorporate input from CVAG staff, it’s member jurisdictions, the TUMF 

Nexus Advisory Committee, and other stakeholders.  

Institutional Context 

The CVAG TUMF program is a component of Riverside County’s Measure A. Measure A is a one-

half percent sales tax program that provides funding for a wide variety of transportation projects 

and services throughout Riverside County. It was originally approved by voters of Riverside 

County in 1988 and given a 30-year extension in 2002. Cities and the county in the Coachella 

Valley must participate in the TUMF program to assist in the financing of the priority regional 

arterial system in order to receive local Measure A funds. 

If a city or the county chooses not to levy the TUMF, the funds they would otherwise receive 

from Measure A for local streets and roads is added to the Measure A funds for the Regional 

Arterial Program. A portion of the Measure A revenues for the Coachella Valley area is returned 

to the cities and the county in the Coachella Valley to assist with the funding of local street and 

road improvements. These funds supplement existing federal, state, and local funds. Local street 

improvements adjacent to new residential and business developments are typically paid for by 

the developers. 

                                            

1 New development includes any construction activity that requires a building permit and creates 

additional impacts on a jurisdictions regional transportation infrastructure once completed (e.g., 

through additional travel demand or “trips”). 



TUMF Nexus Report 

March 27, 2018 

 

 

Economic & Planning Systems, Inc. 2  

Other key components of the RTP that have been updated as part of this study process, and 

used as critical inputs in the TUMF update, include: 

• Transportation Project Prioritization Study (TPPS): The TPPS identifies and prioritizes 

the regional arterial transportation projects in the CVAG region.  

• Regional Arterial Cost Estimate (RACE): The RACE provides costs estimates for the 

projects included in the TPPS. 

• Active Transportation Plan (ATP): The Regional ATP defines the bicycle, pedestrian, and 

low speed electric vehicle (LSEV) networks designed to provide a multimodal compliment 

and/or alternative to automobiles. The Regional ATP projects are included in the TPPS. 

The TPPS, RACE, and ATP were formally approved by the CVAG Executive Committee on June 27, 

2016.  Since the TPPS, RACE, and ATP provide the underlying basis for the TUMF program, these 

updates have necessitated update of the TUMF program to reaffirm the nexus between projected 

development and needed transportation system improvements. The reevaluation of the TUMF 

nexus also provides the opportunity to address important policy issues including, fee land use 

categories, exemptions, cost indexing, and other factors, as described further in Chapter 7. 

Legal Context 

A Nexus Report provides a legal basis and necessary technical analysis to support a schedule of 

transportation impact fees consistent with Mitigation Fee Act (AB 1600/ Government Code 

Section 66000 et seq.).  The Mitigation Fee Act allows jurisdictions to adopt, by resolution, the 

Transportation Impact Fee consistent with the supporting technical analysis and findings 

provided in this Report.  The Resolution approach to setting the fee allows periodic adjustments 

of the fee amount that may be necessary over time, without amending the enabling ordinance. 

Impact fee revenue can be collected and used to cover the cost of constructing capital and 

infrastructure improvements required to serve new development and growth in the jurisdictions 

in which it is charged.  As such impact fees must be based on a reasonable nexus, or connection, 

between new growth and development and the need for a new facility or improvement.  Impact 

fee revenue cannot be used to cover the operation and maintenance costs of these or any other 

facilities and infrastructure.  In addition, impact fee revenue cannot be collected or used to cover 

the cost of existing needs/ deficiencies in the transportation capital improvement network.    

In establishing, increasing, or imposing a fee as a condition for the approval of a development 

project, Government Code 66001(a) and (b) state that the local agency must: 

1. Identify the purpose of the fee; 

2. Identify how the fee is to be used; 

3. Determine how a reasonable relationship exists between the fee use and type of 

development project for which the fee is being used; 

4. Determine how the need for the public facility relates to the type of development 

project for which the fee is imposed; and 

5. Show the relationship between the amount of the fee and the cost of the public 

facility. 
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These statutory requirements have been followed in establishing this TUMF, as documented in 

subsequent chapters. If the transportation impact fee is adopted, this Nexus Study and the 

technical information it contains should be maintained and reviewed periodically by CVAG to 

ensure accuracy and to enable the adequate programming of funding sources.  To the extent 

that transportation improvement requirements, costs, and development potential changes over 

time, the TUMF will need to be updated. Further information on the implementation and 

administration of the TUMF is provided in Chapter 7. 

Summary  o f  th e  TU MF  C a l cu l at i on  

Table 1 shows summarizes the TUMF calculation per trip consistent with nexus requirements 

and the associated analysis contained in this Technical Report.  These transportation impact fees 

are designed to cover the cost of regional transportation improvements required to support new 

development after existing deficiencies and known other funding sources have been taken into 

account.  The fees apply to all new residential and non-residential projects, except those 

exempted by State or federal law or other means.   

Table 1 Summary of TUMF per trip Calculation 

 

While per trip sets the basis for the TUMF, individual land use categories will pay different fees 

depending on their trip rates per unit. Table 2 provides an illustrative calculation of the fee level 

for various land use categories.  The actual land use categories and their specific application, 

including various discounts, will be included in the TUMF Handbook, as described in Chapter 7.  

Net TUMF Cost See Table 9  = a $263,335,000

Growth in ADT (2015 - 2040) See Table 3  = b 1,074,520             

Avg. TUMF  / ADT = a / b $245

Category Source Formula Amount
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Table 2 Illustrative TUMF Calculation for Selected Land Use Categories 

 

 

Land Use Category

Residential

Single Family Detached $2,310 per dwelling

Multi-Family $1,790 per dwelling

Non-Residential

Industrial $1,220 per 1,000 sq. ft.

Office $2,390 per 1,000 sq. ft.

Retail2 $6,010 per 1,000 sq. ft.

[1] Based on a TUMF of $245 per ADT.

[2] Includes a discount of 35% percent to account for pass-through trips.

Fee Per Unit
1
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2. TUMF BOUNDARY AND TRAVEL DEMAND  

This chapter documents the land use and travel demand assumptions and forecasts that underlie 

the TUMF calculations. These factors drive the traffic generation and attraction in the CVAG 

region and, in turn, are critical in determining how to allocate new transportation improvement 

costs between existing and new development.   

TUMF  Boun dar y  

The TUMF boundaries define the geography (i.e. cities and unincorporated areas) where new 

development will be subject to the TUMF. In order to assure accurate and timely implementation 

of the TUMF program, the applicable boundary should be easily identified and understood by 

developers and jurisdictions responsible for fee collection.  Good boundary devices are easily 

identified, stay relatively constant over time, and can be related to data collection or analysis 

zones in order to facilitate future analysis updates.   

As part of an update to the TUMF in 2005 (Parsons Brinckerhoff, 2005), the CVAG TUMF 

Boundary Determination established a roughly defined area within which there exists a 

“reasonable relationship” between new development and traffic conditions on TUMF roadways. 

Formal boundary lines were defined based on the results of the analysis in relation to easily 

administered features. This boundary is illustrated in Figure 1 and includes the CVAG core, as 

well as outlying areas along the I-10 east, SR74 south, SR86 south, and SR111 south corridors. 

The boundary corresponds to several easily defined features: 

• The Riverside County line to the north and south, 

• Joshua Tree National Park to the northeast, 

• Township line 10E-11E to the east, and 

• The WRCOG/CVAG border to the west. 
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Figure 1 CVAG TUMF Boundary  

 

Trav e l  Dem and  Assumpt ions  and  For e cas ts  

Pursuant to the Mitigation Fee Act, development impact fees must establish a reasonable 

relationship, or nexus, between the cost of new capital facilities and improvements allocated to 

future development and the contribution of growth to the need for these facilities. For 

transportation impact fees, recently updated and adopted traffic models are generally used as a 

key tool to estimate the allocation of costs of new transportation facilities between existing and 

future development.   

Based on direction from the CVAG Executive Committee, the Riverside County Traffic Analysis 

Model (RIVTAM) has been used to calculate the TUMF. Specifically, as part of this study process, 

the RIVTAM model has been updated to reflect the latest 2040 socio-economic forecasts and 

roadway network assumptions in the CVAG region consistent with SCAG’s 2016 Regional 

Transportation Plan (RTP).  In addition to the Federal Transportation Improvement Program 

(FTIP) and projects identified in the 2016 RTP, the TPPS projects were also added to the model 

to estimate the daily trips generated in the CVAG region by Year 2040.2 

                                            

2 For transportation modeling purposes, even projects not included in the TUMF calculation but 

included as part of the RTP or FTIP are considered to be part of the regional network in 2040.  
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Table 3 shows the estimated growth in the number of daily vehicle trips ends in the CVAG 

region between existing (2015) and 2040 based on the updated RIVTAM model. As shown, the 

existing 2015 vehicle trip ends were estimated to be 3,141,640 and the total growth was 

estimated to be an additional 1,074,520 trip ends over the next 25 years, or by 2040.3  Based 

on this projection, the future growth in trip ends will represents about 25 percent of total trips in 

2040. In other words, future growth is expected to account for roughly 25 percent of total trips 

ends within the CVAG region by 2040. This proportion is used to allocate a portion of the cost for 

TUMF eligible projects to future growth, as described further in subsequent chapters.  

Table 3 Estimated Growth in Trip Ends in CVAG Region (2015 – 2040) 

 

                                            

3 Trip ends are those that either start or end in the CVAG region. Through trips (i.e. those that pass 

through but do not stop in the CVAG region), are excluded from this calculation as described further in 

Chapter 4. 

2015 2040 (with TPPS) Total
Growth as % of 

2040 total
Average 

Annual

Total for CVAG Regional 

Network
3,141,640          4,216,160                    1,074,520      25.5% 1.2%

Source: F&P; RIVTAM

Avg. Daily Trip (ADT) Ends in Year: 2015 - 2040  Growth in ADT











 

 

APPENDIX B: 

Detailed TUMF Project Cost Estimates 







Appendix B

List of Costs for Projects Considered in TUMF

Street Name
Segment 

Number 
Segment Description

Project Costs

INDIAN CYN DR INCN4 Tachevah Dr to Vista Chino $1,463,550

INDIAN CYN DR INCN5 Vista Chino to Racquet Club Rd $1,440,900

INDIAN CYN DR INCN7 Sunrise Pkwy to Garnet Avenue $204,099,790

INDIAN CYN DR INCN9 20th Ave to 19th Ave $1,722,800

INDIAN CYN DR INCN10 19th Ave to Dillon Rd $7,379,840

INDIAN CYN DR INCN11 Dillon Rd to 14th Ave $5,510,000

INDIAN CYN DR INCN12 14th Ave to Pierson Blvd $4,903,440

INDIAN CYN DR INCN13
Pierson Blvd to Mission Lakes Blvd (Incl. Future Br. at 

Mission Cr.)
$6,945,600

INDIO BLVD INDIO0 I-10 Interchange to Jefferson St (includes 2 railroad bridges) $21,888,720

INDIO BLVD INDIO1 Jefferson St to Madison St (over All-Amer. Canal) $2,920,195

JACKSON ST JAC2A1 I-10 IC to 43rd Ave $17,915,106

JACKSON ST JAC2A2 43rd Ave to Ave 44 $10,967,500

JACKSON ST JAC4 Ave 48 to Ave 50 $5,615,280

JACKSON ST JAC5 Ave 50 to Ave 52 $2,047,650

JACKSON ST JAC6 Jackson St I-10 IC $19,826,100

JEFFERSON ST JEF2A 58th Ave to 62th Ave $13,518,000

JEFFERSON ST JEF9A1 40th Ave to 0.27 mi S of Ave 39 $1,011,840

KEY LARGO AVE KL1 Dinah Shore Dr. to Varner Rd (Incl. flyover at I-10 and RR) $23,868,000

LANDAU BLVD LAN1 Vista Chino to Verona Rd $832,000

LANDAU BLVD LAN2 Verona Rd to I-10 IC (Incl. Br. over RR, missing link) $19,280,000

LANDAU BLVD LAN3 Future Landau Blvd I-10 IC (missing link) $71,647,500

LANDAU BLVD LAN4 I-10 IC to Varner Rd (missing link) $22,614,400

LITTLE MORONGO RD LM2 Pierson Blvd to Two Bunch Palms Trl $4,506,240

LITTLE MORONGO RD LM3
Two Bunch Palms Trl to Dillon Rd (Incl. Future Br. at Mission 

Cr.)
$14,539,120

LITTLE MORONGO RD LM4 Dillon Rd to 20th Ave $19,768,320

MADISON ST MAD5 Ave 52 to Ave 50 $6,608,460

MADISON ST MAD7A 0.25 mi N of Ave 49 to Ave 48 $898,920

MADISON ST MAD7B Ave 48 to Hwy 111 $1,450,140

MADISON ST MAD9
Miles Ave to Fred Waring Dr (Incl. Br. over WW Chnl and All-

Amer. Canal, missing link)
$18,607,200

MISSION LAKES BLVD MSLK0 SR 62 to Indian Canyon Dr $29,315,840

MONROE ST MON1 0.25 mi N of Ave 42 to Ave 42 $1,754,280

MONROE ST MON6 Monroe St I-10 IC $2,400,000

MONROE ST MON9 I-10 Interchange to 900 ft N of Oleander $15,467,750

MONTEREY AVE MNT1-6 Highway 111 to Fred Waring Dr $1,240,800

MONTEREY AVE MNT2-6 Fred Waring Dr to Clancy Lane (Incl. Br. at Whitewater River) $13,247,266

MONTEREY AVE MNT3-6 Clancy Lane to Country Club Dr $3,557,376

MOUNTAIN VIEW RD MTV1A Hacienda Ave to Brunner Ln $4,016,160

MOUNTAIN VIEW RD MTV1B Brunner Ln to Dillon Rd $3,315,840

N PALM CYN DR PLCN3 Alejo Rd to Tahquitz Cyn Rd $1,182,150

N PALM CYN DR PLCN4 Tahquitz Cyn Rd to Ramon Rd $1,310,850

N PALM CYN DR PLCN5 Ramon Rd to Mesquite Ave (Incl. Br at Tahquitz Creek) $6,437,440

N PALM CYN DR PLCN6 Mesquite Ave to E Palm Cyn Dr $1,436,200

PALM DR PD1 I-10 IC to Varner Rd $4,024,416

PALM DR PD3 20th Ave to Dillon Rd $7,736,256

PALM DR PD4 Dillon Rd to Two Bunch Palms Trl $5,359,464
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List of Costs for Projects Considered in TUMF

Street Name
Segment 

Number 
Segment Description

Project Costs

PALM DR PD7 Pierson Blvd to Mission Lakes Blvd $4,241,952

POLK ST PLK1 Polk St from Ave 52 to Ave 48 $19,754,280

PORTOLA AVE POR1 Hwy 111 to Magnesia Falls Dr $5,638,410

PORTOLA AVE POR3 Country Club Dr to Frank Sinatra Dr $4,180,000

PORTOLA AVE POR4A Frank Sinatra Dr to Julie Ln $2,606,400

PORTOLA AVE POR5B Dinah Shore Dr to I-10 IC (Incl. Br. over RR) $23,026,500

PORTOLA AVE POR6 Future Portola Ave I-10 IC $71,647,500

RAMON RD RAM1 S Palm Cyn Dr to S Indian Cyn Dr $372,240

RAMON RD RAM2 S Indian Cyn to Sunrise Way (Incl. Baristo Storm Chnl Xing) $4,279,950

RAMON RD RAM3 Sunrise Way to Farrell Dr $2,574,880

RAMON RD RAM3A Intersection of Ramon Rd and Sunrise Way $1,051,947

RAMON RD RAM4 Farrell Dr to El Cielo Rd $1,717,600

RAMON RD RAM4A Intersection of Ramon Rd and Farrell Drive $957,177

RAMON RD RAM5 El Cielo Rd to Gene Autry Trl $8,367,900

RAMON RD RAM5A Intersection of Ramon Rd and Crossley Rd $1,051,947

RAMON RD RAM7 Br. at Whitewater Rvr $24,864,323

S VALLEY PKWY / AVE 60 SV1 Monroe St to Jackson St $4,494,240

S VALLEY PKWY / AVE 60 SV2 Jackson St to Van Buren St $4,741,440

S VALLEY PKWY / AVE 60 SV3 Van Buren St to Harrison St $5,269,440

S VALLEY PKWY SV4 Harrison St to Tyler St (missing link) $9,583,600

S VALLEY PKWY SV5 Tyler St to Polk St (missing link) $10,562,080

S VALLEY PKWY / 62ND 

AVE
SV8 Pierce St to SR-86 $3,892,200

S VALLEY PKWY / 62ND 

AVE
SV9 Future Ave 62 SR-86 IC $46,550,500

THOUSAND PALMS CYN 

RD
THPL1 Ramon Rd to Dillon Rd $17,252,840

TWO BUNCH PALMS TR / 

14TH AVE
TBP1 N Indian Canyon Dr to Little Morongo Rd $12,522,240

TWO BUNCH PALMS TR TBP2 Little Morongo Rd to Palm Dr $5,422,560

TWO BUNCH PALMS TR TBP3 Palm Dr to Miracle Hill Rd $4,278,787

TYLER ST TYL1 Ave 50 to I-10 frontage road $11,854,020

VAN BUREN ST   VANB2 Ave 48 to Ave 50 $3,519,200

VAN BUREN ST   VANB3 Ave 50 to Ave 52 $4,690,800

VAN BUREN ST   VANB5 Ave 54 to Ave 56/Airport  Blvd $5,332,536

VARNER RD VRNR0 20th Ave to Palm Dr $20,249,600

VARNER RD VRNR1 Palm Dr to Mountain View Rd $6,295,000

VARNER RD VRNR2 Mountain View Rd to Date Palm Dr $12,505,200

VARNER RD VRNR3 Date Palm Dr to Ramon Rd $47,489,880

VARNER RD VRNR7B Ave 38 to Washington St $11,293,450

VARNER RD / AVE 42 VRNR9 Jefferson St to Madison St  (Incl. Br. over All-Amer. Canal) $9,872,400

VARNER RD / AVE 42 VRNR10B Clinton St to Monroe St $4,952,640

VARNER RD / AVE 42 VRNR11 Monroe St to Gore St $2,327,424

VISTA CHINO VC1 N Palm Canyon Drive to Sunrise Way $5,288,420

VISTA CHINO VC1A Intersection of Vista Chino and N Palm Canyon Dr $984,150

VISTA CHINO VC2 Sunrise Way to Gene Autry Trl $5,668,080

VISTA CHINO VC2AA Intersection of Vista Chino and Sunrise Way $1,073,547

VISTA CHINO VC2AB Intersection of Vista Chino and Farrell Drive $967,677

VISTA CHINO VC2A Intersection of Vista Chino and Gene Autry Trl $1,014,039

VISTA CHINO VC3 Gene Autry Trl to W side of Whitewater Rvr $1,185,600
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List of Costs for Projects Considered in TUMF

Street Name
Segment 

Number 
Segment Description

Project Costs

VISTA CHINO VC4 Future Whitewater Rvr Br. $94,701,810

VISTA CHINO VC7 Date Palm Dr to Da Vall Dr $20,625,000

WASHINGTON ST WSH9 I-10 IC to Ave 38 $3,055,200

WORSLEY RD WORS4 Pierson Blvd to N Indian Canyon Dr $11,646,600

Total $2,505,969,566
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