
 

BOARD MEETING AGENDA SUBMITTAL 
 
TO:  GCSD Board of Directors 
 
FROM: Peter Kampa, General Manager  
 
DATE: October 27, 2020  
 
SUBJECT: Agenda Item 4A.  Review and Discussion of the District’s (Land) 

Development Policies and Processes Including Participation in County 
Land Use Planning Processes 

RECOMMENDED ACTION: 
This is an information item only, however the Board may provide direction to staff 
related to any recommended future policy amendments related to new development.  
 
BACKGROUND: 
The purpose of this discussion is to discuss the District’s role in reviewing and approving 
local land development projects, such as those seeking a rezoning, conditional use permit, 
project development environmental review, subdivisions and other land entitlement 
actions.  Included with this agenda item are several existing district policies related to land 
development.  We will use the recently circulated Yonder Yosemite project as a working 
example.  Since this policy series was adopted in 2010 during planning for Long Gulch 
Ranch, this review is the perfect opportunity to determine if future policy modifications 
are necessary.   
 

1. Our policy 601 attached outlines the District’s process for approving service to 
projects.  We have the developer start with an application for service from which 
we determine service demand, which then determined whether or not the 
preparation of a sub area master plan (SAMP) is necessary to determine impacts 
to services and to ensure the project EIR prepared through the county process 
considers all of the service impacts identified in the SAMP. 

2. The county requires the developer to prepare the EIR, in our case since Yonder 
Yosemite is in the GCSD boundaries and they are receiving water and sewer 
service from us as well, the EIR is integrated into our policies. Our response to 
the county (current stakeholder notification) will require that the developer 
complete a sub area master plan prior to preparation of the EIR for the project. 

3. Procedure 600H attached describes the sub area master plan process.  Remember, 
these policies were adopted to address a land development plan which would have 



 

doubled the District size in terms of water and sewer customers, so the sub area 
plan was very important to make sure we identified impacts to services.  The 
SAMP for this project may not be so complicated.    

4. Attached policy 608 states the requirements that the developer must design and 
build the improvements to our standards; and once they do so, that we will accept 
the (public) improvements into our system for ownership and operation into the 
future.     

5. Attached Policy 603 outlines the four primary steps in the improvement planning, 
design and construction process: 

 
A. Preliminary Information Exchange & Indemnification  
B. Feasibility Study (Sub-Area Master Plan) and Environmental Documentation  
C. Final Design and Construction  
D. Performance Guarantee Period  
 
ATTACHMENTS:  

1. Policies 601, 603, 608 and Procedure 600H 
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Section 600 FACILITIES DEVELOPMENT 

601 DISTRICT’S INTENT OF DEVELOPMENT POLICY 

601.1 Introduction 

Residential and commercial development is an on-going process in the District. The intent of this 
section is to establish the policies that the Board of Directors deems appropriate to assure that 
development proceeds in a consistent manner under rules that are both fair to the developer and 
protective of the District’s existing customers, both in the short term and long term. The following are 
the intents of the District Board of Directors (“Board”) when considering developments: 

 
1. Developers shall maintain money on account with the District that will be used to pay District 

staff time and expenses during the review and inspection of the proposed development.  
2. When the District is weighing the short-term cost of infrastructure against the long-term cost 

of operating and maintaining that infrastructure, reducing the long-term infrastructure costs 
will be deemed more important than saving up-front capital costs by the developer. Important 
long-term costs to be considered during development planning shall include labor intensity of 
operating and maintaining the infrastructure and the energy cost of operating the infrastructure. 

3. All improvements to the District’s existing infrastructure required by the development shall be 
compatible with the District’s existing infrastructure or that which the District knows will be 
required by regulatory agencies in the future. 

4. All infrastructures shall meet existing design criteria, codes and regulations at the time of 
construction. 

5. The capacities of water, wastewater, and reclaimed water systems recommended for the 
proposed development shall be validated by the District in relation to the capacities and 
reliabilities of existing and planned District water and wastewater systems. The validation 
shall be done for the expected build-out of Pine Mountain Lake and other expected 
developments in combination with the flows expected from the proposed development. 

6. The developer shall mitigate any negative impacts on District infrastructure or services caused 
by the addition of the proposed project into the existing infrastructure. 

7. For commercial and residential developments, an instrument of insurance shall be provided to 
the District to assure that once the development is under construction, the District 
infrastructure associated with the project will be completed as planned. 

8. For large commercial and residential developments, the developer shall demonstrate his ability 
to properly complete the project by showing he has past experience successfully completing 
projects similar to that proposed and has the financial depth to complete the project. 

9. For large commercial and residential developments, the proposed development shall be 
connected to the District’s wastewater collections and treatment systems or a District-
approved alternative.  

10. For large commercial and residential developments, if fire flows do not currently meet the 
requirements of the proposed development, then the developer will be required to expand the 
capacities of the existing system to meet his development’s fire flow requirements. 

11. Open area and green belts in the proposed development that may be irrigated shall be plumbed 
to receive recycled water. The District reserves the right to deliver recycled water and/or apply 
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other water conservation measures to conserve potable water to the development at the 
developer’s expense.  

12. The proposed development shall conform with all aspects of the Tuolumne County General 
Plan and any applicable Area Plan Amendments to the General Plan. The District will 
entertain incentive programs proposed by the developer to assist the developer to conform to 
these plans. 

13. If the proposed project must be annexed into the service area of the District, and LAFCO 
requires the developer to modify his project in a way that changes the design of District-related 
infrastructure, then the District will require the developer to suspend the annexation 
proceedings until the District infrastructure issues have been resolved to the District’s 
satisfaction. 

14. If a proposed development is to be annexed into the service area of the District, the capacities 
in the District’s existing infrastructures that are reserved for existing parcels within the service 
area shall not be used by the proposed development. In addition, it is the District’s policy to 
allocate water supply availability and wastewater treatment capacity to undeveloped parcels 
within its existing service area before identifying additional water supply capacity or 
wastewater treatment capacity to serve development which is outside the District’s existing 
boundaries but which may be annexed into the District.  The developer will be obligated to 
expand existing capacities in ways that do not induce additional long-term operation and 
maintenance expenses on existing customers beyond that which might have been expected 
had the development not been served by the District. In addition, the developer of a project 
that requires annexation may be required to expand the infrastructure capacity beyond the 
needs for his proposed development if the additional capacity is required for the long-term 
infrastructure needs of the District. The District uses Reimbursement Agreements (see 
Appendix 600-A—Standard Reimbursement Agreement) to reimburse developers for the 
additional costs associated with the extensions beyond their development needs. 

15. If on-going costs of operating and maintaining the infrastructure within a development are 
higher than the costs associated with the existing infrastructure, then the District shall cover 
these additional costs by implementing a cost mitigation plan, such as forming an 
improvement district for the new development so that the existing District customers do not 
subsidize services provided to the new development. 

16. The District shall require the developer to prepare a detailed financial impact analysis as part 
of the Sub-Area Master Plan. The analysis shall evaluate long-term financial impacts on 
existing District customers for providing water, wastewater, parks and fire services to the 
proposed development. The analysis shall also disclose any anticipated additional costs 
(including the re-allocation of government fund taxes) or reduction in service to existing 
customers and future customers moving into the new development caused by the development 
of the proposed project. 

17. The developer shall cover the operation and maintenance costs of the project associated with 
water, wastewater, parks and fire service between the time of the District’s acceptance of the 
project and full build-out of the project, less that portion of the operation and maintenance 
costs paid by customers who have moved into the new project. 

18. If the District Board of Directors is to consider a reduction in service for existing customers to 
accommodate a new development, then the Board shall hold public hearing(s) to disclose to 
the public the nature of the reduction in service and to receive input from the public regarding 
the reduction in service. 
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601.2 Development Types and Their Associated Processes 

For purposes of this policy, the District considers several types of developments and they may be 
treated differently. The least restrictive development type is the construction of a single residential 
unit. Development of up to four units (via parcel map) is treated by the District as a single residential 
unit development. Residential development of more than four units is considered a subdivision (via 
subdivision map) by the District and has special requirements by the District.  Commercial 
development of less than or equal to 7,200 square feet in floor space is evaluated by the District as 
though it was a small residential unit development. Commercial development of more than 7,200 
square feet of floor space is evaluated by the District as though it was a large subdivision 
development. 

601.3 Variance to Development Policies 

Any policy stated in Section 600 may be appealed to the District Board of Directors as a variance. 

 

602 SMALL RESIDENTIAL & COMMERCIAL DEVELOPMENT 

602.1 Introduction 

The following section lays out the process for developing small residential (four or less lots) and small 
commercial (less than or equal to 7,200 square feet of floor space) development. Applicants should 
also review Articles V—Application for Water Service, No Main and VI—Application for Water 
Service Main Extension of the District’s current Water Ordinance and Articles IV—Private Sewers To 
Existing Service Stubs, Classification Of Users, Connection Fees And Charges and V—Sewer Main 
Extensions Including New Sewer Service Stubs of the District’s current Sewer Ordinance prior to 
submitting the application for development. 

602.2 Applicability 

Unless a water or sewer main extension is part of a District Capital Improvement Project, the Board, 
in most cases, expects the applicant for water and/or sewer main extension to complete all design and 
construction work at his expense. The applicant, or his duly authorized agent, must provide the 
required application and acceptable plans and specifications, which must be approved by the District 
prior to commencement of work.   
 

602.3 Water/Sewer Main Extension Application 

The applicant must complete the Application for GCSD Service (the template for this application is in 
Appendix 600-B) prior to initiating work. The application is the initial step a small residential or 
commercial developer will take. The information provided by the applicant will allow the District to 
determine if water and/or sewer service is feasible. The District will write a letter to the applicant to 
indicate if water and/or sewer service to the proposed development project is feasible. At this point, if 
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L. Facilities Reimbursement Agreement. If the applicant extends the water and/or sewer mains 

past parcels or properties that are not currently connected to the District’s water and/or sewer 
service, then the applicant for main extension may request entering into a Facilities 
Reimbursement Agreement (Appendix 600-A—Standard Reimbursement Agreement) with 
the District. This agreement allows the District to collect a pro-rata share of the cost for the 
main extension as new parcels and properties accept water service and reimburse the applicant 
a proportionate amount of the original cost of the extension. The District may modify the 
Standard Reimbursement Agreement from time to time without modification to the policies 
contained herein.  

 
 

602.7 Water and Sewer Main Extensions by the District for Applicant 

The Board and applicant may agree, under special circumstances, to have the District design and 
construct the water and/or sewer main extension. The terms and conditions of such agreement shall be 
determined at the time of application by the applicant. The applicant shall advance the amount 
estimated by the District that the water and/or sewer main extension will cost, after which, the District 
shall install the line(s).  If the amount of the advance deposit exceeds the actual cost of engineering, 
design, legal, construction, inspection, and other charges attributable to the extension, the balance shall 
be refunded to the applicant.  If the amount of the deposit is insufficient to pay all the costs of 
engineering, design, legal, construction, inspection and other charges attributable to the extension, the 
applicant shall pay in advance all such costs to the District prior to the acceptance of the extension by 
the District. 
 

603 SUBDIVISION & LARGE COMMERCIAL DEVELOPMENT PROCESS 

603.1 Introduction 

The following section lays out the process for developing residential subdivisions (more than four 
lots) or large commercial development (more than 7,200 square feet of floor space). Applicants should 
also review Article VII—Subdivision of the District’s current Water Ordinance prior to submitting the 
application for development. The process is divided into the following four major steps: 

A. Preliminary Information Exchange & Indemnification 

B. Feasibility Study (Sub-Area Master Plan) and Environmental Documentation 

C. Final Design and Construction 

D. Performance Guarantee Period 

Each of these steps will also require interface with the Tuolumne County Community Development 
Department. The following outlines the process in each step of the overall development process. 
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603.2 Step 1: Preliminary Information Exchange & Indemnification  

603.2.1  Intent of this Step 
The intent of this step is to provide an opportunity for the developer to discuss the general process of 
development with the District and for the District to provide copies of detailed maps, models, and 
reports that will assist the Developer in preparing his application with the District. The developer will 
also be required to sign agreements that indemnify the District and agree to pay for all District costs in 
processing the developer’s application. At this step, no formal Board action is required by the District, 
unless the development requires annexation.  
 
603.2.2 Step 1 Process 

A. Developer Application for GCSD Service and Advanced Funding Agreement 

The first action of the developer is to prepare an Application for GCSD Service (Appendix 
600-B) that outlines the scope and location of the proposed development and to execute an 
Advanced Funding Agreement (Appendix 600-F). The Advance Funding Agreement between 
the developer and the District must be executed by both parties before the District reviews the 
developer’s application.  The Advance Funding Agreement will:  
 
1. Provide for the scope of work to be provided by District personnel and consultants in 

reviewing the application; 
 
2. Estimate the amount of administrative, engineering and legal costs to be incurred by the 

District in reviewing the application;  
 
3. Provide for a cash deposit to cover those estimated costs with the provision that once the 

cash deposit is reduced to a specified level, that future work on processing the application 
by District personnel will not continue until the account balance specified in the Advance 
Funding Agreement has been restored to the original amount required by the agreement; 
and  

 
4. Indemnify the District against any action taken by the developer or by any third party 

against the developer and/or the District for the proposed project. 
 
With this application for service, the developer will pay a non-refundable $500 administrative 
fee and $200 application fee and a $1,500 engineering review deposit. These fees and deposits 
may periodically be changed when the Board of Directors amends the Water and Sewer 
Ordinances. For a complex project, the developer may be required to add to the initial deposit 
to cover District labor and expense costs needed to complete the activities in this step. If so, 
the District will provide a cost estimate to complete this phase of work.  Any funds left in the 
deposit at the end of this step will be refunded to developer or credited to the fees required in 
the next step of the process. Staff shall stop work on the Application for GCSD Service 
process if the developer does not pay the initial fees and deposits or does not maintain the 
engineering review deposit funds in a positive balance. 
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The Application for GCSD Services prepared by the developer shall be posted on the 
District’s website and a copy will be available in the District office for review. 

B. District Indemnification 

The Developer shall assume all legal and litigation liabilities regarding the development, 
indemnifying the District. As part of the Application for GCSD Services process and as 
contained in the Advanced Funding Agreement, the developer shall indemnify and hold the 
District harmless for activities done by the District in Steps 1 and 2 of the development 
process. The developer shall indemnify the District against any legal action taken by any third 
party against the developer and/or the District for the proposed project. Indemnification for 
activities after Step 2 shall be contained in the formal Development Agreement that takes 
effect in Step 3. 

C. Guarantee of Service 

Activities conducted by the District at this stage of the process for the developer shall not be 
construed as a guarantee of any service empowered by the District to provide. Guaranteeing 
service shall be agreed to with the execution of the Development Agreement by both parities 
at the beginning of Step 3 of this process. 

D. District Engineering Report on Application for GCSD Services 

The District Engineer shall evaluate the developer’s Application for GCSD Services and then 
produce a report which contains applicable maps, models, and reports that will assist the 
developer in preparing the Sub Area Master Plan (SAMP) and environmental documentation 
in Step 2 of the process. The information provided by the District will include water and sewer 
capacities, fire, and park services (and other latent power services that might be provided by 
the District), future planning by the District, which may impact the developer, and estimated 
cost of the SAMP and environmental documentation. Further, the report will contain concerns 
and issues that the District may have regarding District services, capabilities, capacities and 
future plans related to new development. These concerns will be discussed and revised as 
needed at least once each year in November or December by the District Board of Directors. 
Finally, the report will contain a statement that Board policy is that the District will fully 
expect the County to enforce the County General Plan and associated Area Plan Amendments 
thereto when they process the developer’s application to the County. Furthermore, the District 
will consider preparing a “Service Availability” letter that will be used by the developer as he 
initiates the development process with the County. The template for the Service Availability 
letter is contained in Appendix 600-G. 

E. Board Review of Development Proposal if Development Entails Annexation 

If the proposed development entails annexation of the development into the District service 
area, District staff shall bring the Application for GCSD Services and District Engineer’s 
Report to the Board for their review, deliberation, and input. Prior to approval for the 
developer to continue the project, the Board of Directors shall hold a public hearing to receive 
and review comments. Then, the Board of Directors may approve the project to go on to the 
next step in the process or send the application back to the developer for modification and 
subsequent reevaluation by the Board of Directors. 
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603.3 Step 2: Preparation of Sub-Area Master Plan & Environmental Documentation 

603.3.1  Intent of this Step 
The intent of this step is for the developer to prepare the Sub-Area Master Plan (SAMP) and 
appropriate environmental documentation for the proposed project. Guidelines for preparing the Sub-
Area Master Plan are provided in Appendix 600-H. Guidelines for preparing the Environmental 
Review are contained in Appendix 600-I. These two tasks are done in collaboration with District staff 
and District consultants hired to assist with technical review. When the SAMP is completed, it will be 
presented to the District Board of Directors. The Board will also have an opportunity to review and 
comment on the environmental analyses. The Sub-Area Master Plan is prepared in conjunction with 
county approval of the developer’s entitlement to develop. The agency responsibe for reviewing the 
SAMP will be the District. The developer may group the District’s facilities with other elements of the 
project when completing the California Environmental Quality Act (CEQA) review and 
documentation for County consideration.    

Environmental documentation for the subdivision will be prepared under the authority of the County 
Community Development Department, with input from the District. Final approval of environmental 
documentation of the subdivision will be provided by the County Board of Supervisors. 
Environmental Review Guidelines are contained in Appendix 600-I. 
  

603.3.2 Step 2 Process 
A. Written Request for District Services to Subdivision 

After approval of the Application for GCSD Services and the execution of the Advanced 
Funding Agreement, the developer shall make written request of the District to move to Step 2 
of the process. The request shall state the legal description of the property to be served, the 
Assessors Parcel number(s), the name of the proposed subdivision, and its location.  The 
request shall be accompanied by a copy of the proposed map and which District services the 
developer is requesting. Accompanying the application, the developer will provide the 
completed Developer Information Form (see 603.3.2 (B) (below) and Appendix 600-J—
Developer Information Form and a check, money order, or other warrant that will be used to 
fund the Development Account (see 603.3.2 (C), below). 

 
B. Developer Information Form 

On a case-by-case basis, the Board of Directors may request the developer to complete the 
Developer Information Form (Appendix 600-J) and submitted it with the written Request of 
District Services to Subdivision. The information requested consists of the makeup of the 
development partnership/corporation, their individual and collective development history with 
similar types of projects, and demonstration of their financial depth to complete the proposed 
project. The District may perform further due diligence using the information provided by the 
developer. The financial information provided to the District will be kept confidential by the 
District and is exempt from disclosure to the public under a specific exemption of the Public 
Records Act. 
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If during the course of the project, the information contained in the Developer Information 
Form is found to be incomplete or inaccurate, the work by the District may be suspended until 
such irregularities are resolved to the District’s satisfaction. 

 
C. Funding a Development Account 

With the request for District Services to Subdivision, the Advance Funding Agreement shall 
be amended to provide that the developer shall provide funds to a development account 
controlled by the District for use by the District to review the SAMP and environmental 
documentation prepared in this step. Unless otherwise agreed to by the District Board of 
Directors and developer, the amount funded to the development account shall be the total 
estimated costs of the District providing the administrative, engineering, legal and inspection 
services required, as outlined in Section 603.3.2 (D), below.  

 
The District shall prepare a monthly account status report for the Board of Directors and the 
developer. If the District anticipates that the costs for its review will exceed the initial estimate 
then the District shall notify the developer. If the account balance is not brought up to the new 
estimated amount needed within thirty (30) days of District’s notice, then all work by the 
District shall cease. 
 
At the completion of the subdivision and upon final approval by the Board, any funds 
remaining in the account shall be returned to the developer within sixty (60) days of said 
Board approval. 
 

E. Cost Estimate and Developer Funding Assurance 
The District Engineer shall prepare a cost estimate for the SAMP and subsequent 
environmental documentation which will serve as the basis for the amount of funds required 
to fund the development account. This cost estimate will also be used to determine the amount 
of assurance that the developer will provide to insure that this phase of the project is 
completed without any financial impact on the District. The developer must provide separate 
security in the amount of the District Engineer’s cost estimate and security must be in the form 
of an Irrevocable Letter of Credit or a cash deposit with the District. 

 
F. List of Recommended Consultants 

Tuolumne County maintains a list of CEQA and other specialty consultants that they consider 
are qualified to perform work for the County. The District will provide this list to the 
developer as he plans the work to be conducted in this step. By providing this list, the District 
does not guarantee the work by any of the consultants listed. However, the District will insist 
that consultants selected by the developer for the work to be performed in this step have 
experience and a good track record in performing the work. 

 
G. Public Access to Development Information 

The District shall maintain public access to the final SAMP and draft and final environmental 
documentation by posting these documents on the District’s web site and in the District office. 
Non-confidential information provided from the Developer Information Form shall also be 
posted on the web site and in the District office. The District shall also post on the web site the 
formal reviews of the SAMP by the District and/or its consultants.  
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H. Developer Prepares Sub-Area Master Plan (SAMP)  
The developer, with the assistance of an engineer with recent experience with this type of 
work, shall prepare the Sub-Area Master Plan (SAMP) for the proposed project. The typical 
scope of work for the SAMP is contained in Appendix 600-H. The District will provide input 
to the developer during the preparation of the SAMP. The water and/or sewer infrastructure, 
and/or parks and/or fire services shall be evaluated in the SAMP in terms of determining 
present capacities, future capacities with planned build-out of existing communities and 
developments within the District, other on-going development applications, and the impact on 
present and future capacities caused by the proposed development. These evaluations shall be 
done by modeling approved by the District. The SAMP will provide alternative infrastructure 
improvement methods for the proposed development. If approved alternatives are available, 
then each alternative will be evaluated for capital and annualized long-term operations and 
maintenance costs, as well as an analysis of the advantages and disadvantage to the District for 
each alternative.  
 
The SAMP will also evaluate the impacts on fire and rescue services provided by the District. 
The SAMP will require an appendix containing a letter from the County Fire Marshal which 
contains fire flow rates and durations for the proposed project. 
 
The District shall require the developer to prepare a detailed financial impact analysis as part 
of the Sub-Area Master Plan. The analysis shall evaluate long-term financial impacts on 
existing District customers for providing water, wastewater, parks and fire services to the 
proposed development. The analysis shall also disclose any anticipated additional costs 
(including the re-allocation of government fund taxes) or reduction in service(s) to existing 
customers and future customers moving into the new development caused by the development 
of the proposed project. If the development is found to cause potential additional short- and/or 
long-term financial impacts on the existing customer base, then the financial analysis shall 
include alternative financial impact mitigations for consideration by the District. With these 
mitigations, the proposed development shall not impose any additional short- or long-term 
financial impacts on the District’s existing customer base, as well as fire service requirements, 
such as alarm systems, inspections, and periodic operational verifications, which the District 
may be expected to provide.  
 

I. Review of SAMP by District Board of Directors 
The draft SAMP will be evaluated by the District and its consultant. Once the draft SAMP has 
been approved by District staff, the developer will present his findings to the District Board of 
Directors in a Pubic Hearing, scheduled with at least two weeks notice to the public to allow 
the public time to review and consider the SAMP. The Board may request additional work to 
complete the SAMP based on public input and its review. If substantial additional work is 
requested by the Board of Directors, then the draft SAMP will be revised and brought back to 
the Board for final review. With no additional revisions requested by the Board, the developer 
will finalized the SAMP, which will include the preferred alternatives based on input from 
District staff and Board. The final SAMP will then be brought back to the Board of Directors, 
who will receive and file the document. Only after the environmental documentation has been 
properly reviewed and approved by the controlling agencies, including the County and the 
District, will the SAMP be considered for approval by the District Board of Directors. 
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J. Perform Environmental Analyses and Prepare Environmental Documentation 

The environmental documentation is usually done at the same time as the preparation of the 
SAMP. With the county as lead agency, the developer will perform environmental analysis of 
infrastructure alternatives, as well as the impacts of providing water, wastewater, fire and park 
services on the community and the District. This step may be conducted by the developer 
under the direction of the Tuolumne County Community Development Department with input 
from the District during the environmental review process or it may be conducted as a separate 
step with the District acting as lead agency. Guidelines for completing the environmental 
evaluation and documentation process are provided in Section 604, below, and Appendix 600-
H—Guidelines for Preparing Sub-Area Master Plan. This part of the process is completed 
with the approval by the County Board of Supervisors and the issuance of the Conditions of 
Approval. Once the environmental process has been completed and approved by the County, 
then the District and developer will move on to Step 3. 
 

K. Funding the Environmental Review Process for the SAMP 
The developer will be entirely responsible for completing CEQA at their own expense. Should 
the District need to retain a CEQA consultant to review the CEQA document, the developer 
shall be responsible for these expenses. 
 

L. The Environmental Documentation Process for the SAMP 
The final SAMP will not be approved by the District Board of Directors until all CEQA 
documentation has been completed by the developer and approved by the county.  All 
improvements recommended in the SAMP shall be included in the CEQA analyses. As 
applicable, the terms and conditions of the SAMP and the CEQA documentation of the 
SAMP shall be included in the county’s conditions of approval for the subdivision 
development project. 
 

M. Annexation 
If the developer is requesting annexation into the District for one or more services, then all of 
the environmental impacts, including the appropriate elements of the County General Plan and 
associated Area Plan Amendments, of such an annexation must be considered during the 
environmental documentation and costs estimates/funding assurances process performed in 
this Step 2 of the project in connection with approval of the SAMP. 

 

603.4 Step 3: Project Design and Construction 

603.4.1  Intent of this Step 
The intent of this step is to move the project into the design and construction phase. The first task is 
for the District and developer to prepare and execute a Development Agreement. This step may also 
require the developer to request annexation to the District by the Local Agency Formation 
Commission (LAFCO) if the proposed project lies outside the District’s service area. Once the project 
area is annexed into the District by LAFCO, then the developer will prepare the final designs for all 
improvements to the District. The final task prior to commencing construction is for the developer to 
prepare the final design of the selected alternatives to the infrastructure improvements.  
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603.4.2 Step 3 Process 

This final step in the subdivision process has several steps, including executing the development 
agreement, supporting annexation if the property is outside the District’s service area, preparing final 
designs, construction, and project acceptance. 

 
A. Develop and Execute Development Agreement 

The Development Agreement contains the terms and conditions under which the developer 
may construct extensions to District infrastructure and for the District to provide services to 
the proposed project. The details for preparing the Development Agreement are contained in 
Section 606, below. A sample Development Agreement is contained in Appendix 600-K. 
Once the Board of Directors has accepted the Development Agreement and it has been 
executed by both parties, then the developer can move on to the next step in this process, 
either annexation or project design. The Development Agreement will contain several 
important clauses.  
 
1. The Development Agreement, either with or without annexation provisions, will not be 

considered for approval by the District’s Board of Directors until all of the CEQA 
documentation with respect to the SAMP and the implications of annexation have been 
completed, circulated for public comment, and refined into a final EIR that is approved by 
the District’s Board of Directors. 

   
2. The developer agrees to build the project per District conditions and schedule.  
 
3. Should the Board of Directors determine that supplemental environmental documentation 

is necessary, then the Development Agreement shall not be considered by the Board until 
such supplemental documentation is completed and approved. 

 
4. For those projects in which annexation is being requested, the development agreement 

shall include any and all provisions relative to the annexation process between the 
developer and the District so that the development agreement acts, in essence, as an 
annexation agreement as well in those cases in which all or a portion of the development 
needs to be annexed into the District for one or more services. 

 
5. To insure that once the project moves into the construction phase, the developer will 

provide an irrevocable letter of credit to be used to complete construction if the developer 
should stop work for any reason. The amount of this letter of credit shall be one-hundred 
and twenty-five percent (125%) of the estimated District capital improvement costs for the 
project as developed in the SAMP. 

 
6. The Development Agreement will contain an indemnification clause which will hold the 

District harmless for any part of the design and construction process from actions taken by 
the developer or any third party relative to the development. 
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7. The District agrees to provide all agreed-upon services to the development. These services 
may include water, wastewater, fire, parks, and other services that the District may have 
the power to deliver. If the development is to be annexed into the District, then the power 
to determine which services will be provided lies with LAFCO after they have determined 
that adequate CEQA has been done for providing these services and that adequate short- 
and long-term funding is provided by the developer for them.  

 
8. The development shall not impose any additional short- or long-term financial impacts on 

the District’s existing customer base. 
 

B. Developer Request for Annexation 

If the project lies outside the District’s service area, then it must be annexed into the District 
by LAFCO in order to receive services from the District. Prior to considering support for 
annexation, the developer shall sign an Annexation Agreement with the District. A sample 
Annexation Agreement is contained in Appendix 600-L. 
 
Requests for annexation will be considered by the Board on the basis of (a) the County 
General Plan and Area Plan Amendment, (b) input from existing customers and property 
owners adjacent to the land to be annexed, (c) District workload and technical capacity to 
fulfill annexation obligations, and (d) any other mitigating circumstances associated with 
expansion of the District’s service area.  
 
If support for annexation is agreed to by the Board of Directors in the Annexation Agreement, 
such support shall expire with the expiration of the approved CEQA documentation. Details 
on the annexation process are provided in Section 605, below. 
 

C. Developer Prepares Project Designs 

With the Development Agreement executed by all parties and the annexation process 
completed, then the developer will move into the project design phase. Project designs will 
conform to the District’s Development Improvement Standards, which are described in more 
detail in Section 606, below. The District and/or its consultants will review and approve all 
plans submitted by the developer before any construction can commence.  
 

D. Construction Oversight 

During construction, the District will oversee all construction to insure that construction meets 
District’s standards. The cost of oversight will be paid by the developer. 
 

E. Final Project Approval 

Once the extensions to the District’s infrastructure has been completed and approved by the 
District Engineer, District staff will bring the project to the Board of Directors for final 
acceptance and approval. At this point, the District will release the construction securities 
(performance bond or letter of credit). The District will then require a new warranty security in 
the amount of twenty-five percent (25%) of the actual infrastructure construction cost to 
provide a guarantee of construction performance of the extended infrastructure. This security 
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shall be in the form of a surety or warranty bond, irrevocable letter of credit, cash or other 
insurance instrument acceptable to the District. The term of this security will be two (2) years, 
unless otherwise approved by the District’s Board of Directors.  
 

603.5 Step 4: Performance Guarantee Period 

After the project is completed and has been accepted by the District, the developer shall provide a 
performance warranty in an amount stipulated in the Development Agreement. Such warranty shall 
guarantee performance of all facilities constructed by or for the developer for the project for a period 
of at least one (1) year from the time of District approval, or other term, as specified in the 
Development Agreement. The performance warranty shall be in the form of a bond, irrevocable letter 
of credit, cash or other warrant acceptable to the District. 

 
604 ENVIRONMENTAL REVIEW GUIDELINES 

604.1 General 

The District shall comply with all state (and federal, where required) environmental regulations and 
guidelines. A complete set of Environmental Review Guidelines is provided in Appendix 600-I of this 
District Operational Policies and Procedures Manual. The regulations contained in Title 14, Division 
6, Chapter 3 of the California Administrative Code are incorporated by reference as if set out in full 
and shall be applicable, except as modified herein, to these procedures (14 Code of California 
Regulations Section 5022). 

604.2 Relationship to Environmental Review 

The District has established a preliminary review process to determine whether projects are subject to 
the California Environmental Quality Act (CEQA) in accordance with Article 5 of the State CEQA 
Guidelines.  Where the District determines that the project is subject to CEQA, the environmental 
review process is completed as part of the overall project review process of the District.  As part of the 
environmental review process the District may request more information.  Under Section 15060 of the 
State CEQA Guidelines, requiring such information after the application is deemed complete does not 
change the status of the application. 

Once the District has determined that an activity qualifies as a “project” subject to CEQA, it must then 
determine whether an exemption applies.  If after determining that a project is exempt under Section 
15061(b) of the State CEQA Guidelines, a Notice of Exemption is prepared by the District.  The 
project may then proceed through discretionary reviews, plan checks, and approval of the project. 

If the project is not exempt from CEQA, the District will ensure the completion of an Initial Study to 
determine whether the project may have a significant effect on the environment.  Given the findings of 
the Initial Study, one of the following is prepared for the project: 

A. A Negative Declaration (finding of no significant impacts), 
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607.3 Departure from District Standards 

The District recognizes that it is not possible to anticipate all situations that may arise or to prescribe 
standards applicable to every situation.  Therefore, any items or situations not included in the Standard 
Design Specifications shall be designed and/or constructed in accordance with accepted engineering 
practice, the State of California "Standard Specifications" or other approved designed standard (e.g., 
American Water Works Association) and as required by the District Engineer or General Manager. 
 
607.4 Amending Standards 

From time to time, changes need to be made to the Standard Design Specifications. These changes 
may be driven by changes in regulations or by improvements in design practices. The District 
Engineer shall present the proposed changes to the Standard Design Specifications to the General 
Manager for his/her review and consideration.  
 
607.5 Availability of Standards 

Copies of the current Standard Design Specifications shall be available at the District office and shall 
be available to interested parties upon request and payment of the cost of producing the requested 
copy (Appendix 200-A—Fees for Copying Public Documents). 

607.6 Commercial & Industrial Fire Systems 

Commercial and industrial development projects by Tuolumne County Ordinance are required to have 
public water supply service.  If an industrial or commercial project gets service from GCSD, then they 
will also be required to have a public fire system.  The public fire system shall meet District standards. 
 For public supply water tanks or pump stations, the developer shall dedicate to the District a parcel of 
property in fee title.  Easements as defined in the GCSD water ordinance shall be granted for water 
pump stations and pipelines.  
 

608 PROJECT APPROVAL 

608.1 Board to Approve Plans 

Whenever an extension of the public water or sewer system is proposed to provide water or sanitary 
sewer service to one or more lots, parcels, or units (consisting of 4 or less lot units or less than 7,200 
sq. ft. for commercial development [per Section 602.1 of this document]) within the Groveland 
Community Services District, the plans and specifications for said proposed water and/or sanitary 
sewerage facilities shall be approved by the General Manager or District Engineer.  Whenever an 
extension of the public water or sewer is proposed to provide water, sanitary sewer, fire or park 
service to areas proposed to be annexed to the District, the plans and specifications shall not be 
approved until the proceedings for annexation have been completed and the annexation has been 
ordered by the District.  
 
For a subdivision or large commercial development, that does not require annexation, the Board of 
Directors shall approve all major milestones within the development process, as defined in Section 



 
GCSD OPERATIONAL POLICIES & PROCEDURES MANUAL ADOPTED: OCTOBER 11, 2010 106 

603, including the SAMP and environmental documentation. The Board shall also approve 
annexation of subdivisions into the District, as allowed by law. 
 
608.2 Application of Standard Design Specifications    

The provisions of the District’s Standard Design Specifications shall be applicable to the construction 
of any and all extensions of the public water or sewer system and appurtenances thereto.  Every 
improvement plan for water or sanitary sewerage facilities for a new home or within a subdivision and 
every improvement plan for a water or sewer mainline extension filed with the District pursuant to 
these Specifications shall have clearly stated on said plan the following endorsement: 
 

A. Water or sanitary sewer systems and appurtenances thereto shall be constructed in 
accordance with the provisions of the Groveland Community Services District Standard 
Design Specifications at the time of acceptance and the general provisions and specifications 
therein set forth which are incorporated herein by reference. 
 

B. Water and/or sewer facilities as shown on these plans were approved by the District Engineer 
of the Groveland Community Services District on the ___ day of ______________, 2____. 

 
  GROVELAND COMMUNITY SERVICES DISTRICT 
 
    By ______________________________ 
     GCSD District Engineer 
 
 
608.3 Access to Public Water and/or Sewer 

In any request for approval of an extension of the public water and/or sewer system, the District, in 
reviewing the plans, shall take into consideration the possibility of future extensions of the public 
water or sewer system to serve properties located beyond the property or properties then under review. 
 An extension of the public water or sewer system must be designed with a pipe diameter and at a 
depth to adequately provide for future extensions if the possibility of future extensions is deemed to 
exist.  This shall not be interpreted to mean that the public water or sewer system must be extended to 
allow a point of connection for a building for the next adjoining property; the applicant shall only be 
required to extend the public water and/or sewer as far as necessary to provide a point of connection 
for the building water and/or sewer system then being proposed. Where the proposed extension of the 
public water or sewer system will be located within an easement and the possibility of future 
extensions exists, the easement offered for dedication must extend across the entire lot or lots so as to 
provide access to the public water and sewer system for future extensions. 
  
608.4 Tentative Plans to be Submitted  
 
Whenever approval is sought for plans and specifications for a water or sewer mainline extension or 
for ancillary facilities thereto for a home or subdivision, the property owner or his agent shall first 
submit two (2) complete sets of preliminary plans, profiles, and specifications for the proposed work, 
together with a copy of the tentative tract map in the case of subdivisions, or a copy of the tentative 
parcel map in the case of mainline extensions which will provide service to areas within a parcel map. 
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 The submittals shall be checked for conformity to the Groveland Community Services District Code 
and the District’s Standard Design Specifications and any changes or corrections required shall be 
incorporated into the final plans. 
 
608.5 Environmental Review 

Prior to approval of any tentative plans and specifications for proposed water and sanitary sewer 
facilities, the developer shall undertake any environmental review as required by the county and such 
review shall be approved by the Board of Supervisors.   

608.6 Easements 

Whenever a proposed extension of the public water or sewer system will be located across private 
property, within a public utility easement, or within a road not dedicated to and maintained by the 
County of Tuolumne or the Community of Pine Mountain Lake, a non-exclusive, perpetual easement 
for water and/or sanitary sewer purposes shall be dedicated to the District.  No plans or specifications 
for the extension of the public water or sewer system shall be approved prior to acceptance by the 
Board of such required easements.  

 
A. Easements shall be dedicated with an Easement Agreement—Public Utility Easement 

(Appendix 500-A) provided by the District.  It shall be the responsibility of the person or 
persons proposing the extension of the public water or sewer system to prepare a legal 
description of the easement.  The minimum width of any easement dedicated to the District 
shall be determined by provisions set forth in the Groveland Community Services District 
Standard Design Specifications and, shall be no less than fifteen (15) feet. 
 

B. Even where the easements within subdivisions are shown on the recorded subdivision map, a 
Grant of Easement document shall be required for the dedication of such easements.  
However, all in-tract easements may be dedicated by a single Grant of Easement document 
and the easement or easements may be described by reference to the recorded subdivision map 
rather than a legal description. 
 

C. In every instance where easements are proposed to be dedicated to the District, a preliminary 
title report covering the affected property or properties shall first be submitted to the District 
for review. Easements dedicated to the District shall have prior right over any security interest 
created by a mortgage, lease, or other forms of property conveyance.  Should review of the 
preliminary title report indicate any such lien upon the affected property or properties, grantor 
shall request the lien holder to subordinate his security interest to the priority of the easement 
dedicated to the District. 
 

D. Upon acceptance by the Board, Grant of Easement documents shall be recorded in the Office 
of the County Recorder.  A policy of title insurance, in an amount to be determined by the 
District, shall be issued insuring the District’s easement interest. 
 

E. All expense incurred in dedication of an easement to the District, including attorney fees and 
title fees, shall be borne by the person or persons proposing the extension of the public water 
or sewer system.  
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 608.7 Approval of Final Plans 

At such time as the applicant requests District approval of plans and specifications for an extension of 
the public water or sewer system, the following requirements shall be met: 
 

A. Subdivisions 
 

1. Two (2) sets of final plans, profiles, specifications, and the record map, including 
certificate sheets, shall be filed with the District Engineer. In addition to the two (2) paper 
copies of official plans, profiles, specifications and record map, the developer shall submit 
these documents in a digital format acceptable to the District. 
 

2. At the time of filing the plans for approval, fees shall be paid in the amount set forth in the 
current water and sewer rate ordinances.  Said fees shall cover the costs of checking the 
plans, administrative expense, and inspection of the installation of the public water and 
sanitary sewerage facilities. 
 

3. In addition to the above-mentioned fees, there shall also be paid, at the time of filing plans 
for approval, any other fees or charges required to be paid by any other District rules and 
regulations or any applicable resolution or ordinances of the Board setting terms and 
conditions of annexation or establishing a benefit district. 

 
B. Mainline Extensions Within Parcel Maps 

 
1. Two (2) sets of final plans, profiles, specifications, and the final parcel map shall be filed 

with the District Engineer for review and approval. In addition to the two (2) paper copies 
of official plans, profiles, specifications and final parcel map, the developer shall submit 
these documents in a digital format acceptable to the District. 
 

2. At the time of filing the plans for approval, fees shall be paid in the amount set forth in the 
current water and sewer rate ordinances.  Said fee shall cover the costs of checking the 
plans, administrative expense, and inspection of the installation of the public water and 
sanitary sewerage facilities. 
 

3. In addition to the above-mentioned fees, there shall also be paid, at the time of filing plans 
for approval, and based upon the number of dwelling units proposed for the parcel map, 
any other fees or charges required to be paid by any other District rules and regulations or 
any applicable resolution or ordinances of the Board setting terms and conditions of 
annexation or establishing a benefit district.  Permits shall be issued for each dwelling unit 
proposed for the parcel map and the number of building water meters and sewers stubbed 
into the property line shall not exceed the number of permits issued.  

 
 
 
 

C. Mainline Extensions to Serve Individual Lots 
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1. Two (2) sets of final plans, profiles, and specifications shall be filed with the District 

Engineer for review and approval. 
 

2. At the time of filing the plans for approval, the fees set forth in paragraph 603.7(B) shall 
be paid by the person or persons proposing the extension of the public water or sewer line 
extension. 
 

3. In addition to the above-mentioned fees, each owner or other person desiring a connection 
to the proposed water or sewer mainline extension shall make application for a permit for 
such connection and shall pay the fees or charges required to be paid by any District Code 
rules and regulations or any applicable resolution or ordinances of the Board setting terms 
and conditions of annexation or establishing a benefit district. 

 
608.8 Special Requirements for Multiple-Unit Developments 

A. Condominium Projects. In condominium projects (subdivisions where only air space is 
deeded to homeowners) where water and sanitary sewer service will be provided by either: 

 
1. Individual connections to a public water or sewer system by means of separate side 

connections from each unit or building when said separate side connections will be 
installed within the commonly owned areas of the project, or 

 
2. A single connection to public sewer service from a private collection system, the sanitary 

sewer facilities shall be maintained by the homeowners association through assessments 
collected from the homeowners for that purpose. The Covenants, Conditions, and 
Restrictions for the condominium project shall contain a provision specifically providing 
for such maintenance of the sanitary sewer facilities through association assessments and 
shall further state that such provisions for maintenance of the sanitary sewer facilities shall 
not be amended without the prior written consent of the Groveland Community Services 
District. The District recommends, however, that each unit of the complex have its own 
water meter.   

 
Plans shall not be approved or permits issued until such provisions have been included 
within the Covenants, Conditions, and Restrictions and have been reviewed and approved 
by the District.  The District shall receive a copy of the recorded Covenants, Conditions, 
and Restrictions with recording data thereon, and no water or sanitary sewer facilities 
within such condominium project shall be accepted for use or permits finalized until such 
copy has been received. 

 
B. Townhouse Projects. The same requirements set forth above shall also apply to townhouse 

projects or other similar types of multiple-unit developments (subdivisions where individual 
lots are deeded to homeowners) when each unit therein does not have a separate connection to 
a public water and sewer system. 

 
C. Other Zero-Lot-Line Projects. In addition to the above requirements, whenever more than one 

(1) building will be served by a single connection to the public sewer, the owner shall request, 
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in writing, a variance from the District.  Such variance, if approved, shall be granted by motion 
of the District Board at a regular or special Board meeting.  For the purpose of determining 
whether a variance is required for multiple-unit developments, a “building” is defined as any 
number of units that share a common roof or foundation. 

 
608.9 Reimbursement Agreement 

If the Developer or Owner is extending water or sewer line past vacant property that may be 
developed in the future, the Owner or Developer may request that the District enter into a 
Reimbursement Agreement between Owner/Developer and the District. In such case, the District shall 
use its standard Reimbursement Agreement (Appendix 600-A) that allows collection of connection 
fees and refunding of pro-rata share of installation expenses to the Owner/Developer under the terms 
set forth in the Reimbursement Agreement. 
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Appendix 600-H GUIDELINES FOR PREPARING SUB-AREA MASTER 
PLAN 

I. PURPOSE 
 

The purpose of this guideline is to identify specific information to be included in developer 
Sub-Area Master Plans (SAMPs).  This guideline will help develop uniformity and 
consistency in development projects and will be used to help the Groveland Community 
Services District (District) assess whether it is or will become deficient in water and/or sewer 
transmission, storage, pumping or treatment capacity, as well as to assess deficiencies in park, 
fire, or community building facilities or services.  SAMPs are typically required on tract map 
subdivisions, complex industrial/commercial developments, and other unique high water 
demands developments. SAMPs will also evaluate the capital costs of alternatives, as well as 
the long-term cost of the operations and maintenance of these alternatives. 

 
The SAMP for a development shall be completed and approved prior to the developer 
beginning any environmental documentation, as required by the California Environmental 
Quality Act (CEQA). 

 
The Engineer of Work retained by the developer of a proposed project shall use the format and 
information presented in this section as a basis for SAMP development. 

 
If the Engineer of Work desires to deviate from the criteria presented in this section only the 
District Engineer or General Manager can approve the change. 

 

II. GENERAL  
 

The user of these documents shall be responsible for making reference to and/or utilizing 
industry standards not otherwise directly referenced within this document.  The Engineer of 
Work may not deviate from the criteria presented in this section without prior written approval 
of the Agency Engineer. 

 
A. The District shall approve the Engineer of Work to perform the Sub-Area Master Plan. 
 
B. The District shall determine the necessity for a SAMP for water, sewer, recycled 

water, parks and recreation, fire, and community buildings. 
 
C. Units of measurement to be used in developing the SAMP shall be determined by the 

District Engineer prior to initiating work on the SAMP. 
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III. SAMP FORMAT 
 

The following outlines the information required in the chapters and appendices for a SAMP 
and the format of the information (description, table, figure, appendix). 

 
A. Executive Summary 

The Executive Summary shall provide a summary of alternatives for the District to 
provide water, wastewater, recycled water, parks and recreation, fire, and community 
buildings. In addition to summarizing the technical issues of each alternative, the 
developer shall also provide a summary of the capital and long-term operations and 
maintenance costs for each alternative, as well as how the developer intends to have 
these costs paid for so that existing District customers are not subsidizing the new 
development. 
 

B. Section 1: Introduction 
The Introduction provides an overview of the proposed development project, 
including parcel descriptions, maps, development intentions, and the services that the 
developer wants the District to furnish to the proposed development. The following is 
an outline of subchapter headings that should be included in this section. 
Introduction-description 
a. Project Overview-description 
b. Vicinity Map-figure 
c. Development Information 

1. Total gross acreage of development-description 
2. Dwelling unit density description and table 
3. Land use description (i.e., Single family)-table 
4. Unit/areas grouped by pressure zone-table 
5. Gross acres for each unit/area  (Note that sum of gross acres for each unit/area 

must total gross acreage of development and include a category that covers 
street/road right of way)-table 

6. Total dwelling units and EDUs for each unit/area-table 
7. Figure of development showing all unit/areas geographically-figure 
8. Pressure Zones 
9. Water-description 
10. Recycled water-description 

d. Drainage Basin (Sewer) 
1. Watershed topography for gravity sewer-description 

e. Parks, Recreation and Open Space 
1. Parks-description and figure 
2. Open Space-description and figure 
3. Recreation facilities-description 

f. Fire Services 
1. Access considerations-description 
2. Fire facilities and special equipment-description 

 g. Community Buildings 
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1. Community Buildings-description 
 

C. Section 2: Planning Criteria 
In this section, the developer will describe the planning criteria used to evaluate needs 
and capacities for the various services desired from the District. These criteria will be 
used to conduct the facilities alternative analyses in the SAMP. 
a. Planning Criteria-Reference source of data (e.g., District Master Plan)-

description 
b. Water Planning Criteria 

1. Residential dwelling unit density and unit water demand factors used for 
development-description, table 

2. Non-residential water demand factors used for development-description, table 
3. Peaking factors used for development-put peaking factor graph(s) in SAMP-

figure(s) 
4. Fire flow rate and duration required from governing fire department-

description, fire marshal letter 
5. Static and dynamic pressure criteria-description and table 
6. Velocity criteria-description, table 
7. Pump station criteria, including off- and semi-peak pumping requirements-

description 
8. Operational storage reservoir criteria-description 

c. Sewer Planning Criteria 
1. Residential and non-residential sewer flow factors-description, table 
2. Peaking factors used for development-description, peaking factor graph(s) in 

SAMP-figure(s) 
3. Depth to diameter ratios-description 
4. Slope and velocity criteria-description 
5. Sewer lift station criteria-description 
6. Wetwell volume-description 
7. Force main velocity criteria-description 

d. Recycled Water Planning Criteria 
1. Recycled water demand factors-description 
2. Peaking factors-description 
3. Static and dynamic pressure criteria-description 
4. Velocity criteria-description 
5. Pump station criteria, including off- and semi-peak pumping requirements-

description 
6. Operational storage reservoir criteria-description 

e. Fire Service Planning Criteria 
1. Fire Apparatus-description 
2. Response Times-description 

f. Parks and Recreation Planning Criteria 
1. Park use-description 
2. Recreation programs-description 

g. Community Buildings Planning Criteria 
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1. Community Building venues-description 
 

D. Section 3: Projected Water, Sewer, and Recycled Water Demand and Flow 
In this section, the developer will use the criteria developed in Section 2 will evaluate 
the demand and flow for water, sewer, and recycled water systems for the proposed 
development. 
a. Water Demand-description and tables 
b. Sewer Flow-description and table 
c. Recycled Water Demand 

1. Permanent 
o Potential recycled water use areas-description and figure 
o Projected recycled water demand-description and table 

2. Temporary (grading, dust control, etc. if allowed by the District)-description 
 

E. Section 4: Existing Facilities 
In this section, the developer will evaluate the use and capacities of existing District 
services and infrastructure. The District has Water, Wastewater, Parks and Fire Master 
Plans available for use in preparing this section. 
a. Existing Water Facilities 

1. Treatment and Supply-description 
2. Transmission and distribution system and pressure zones-show existing 

pipelines as dashed and pressure zones different color-description and figure 
3. Storage reservoirs-description, table, and figure 
4. Pump stations-description and figure 

b. Existing Sewer Facilities 
1. Treatment-description 
2. Collection system-show existing pipelines as dashed-description and figure 
c. Sewer lift stations and force mains-description and figure 

d. Existing Recycled Water Facilities 
1. Treatment and Supply-description 
2. Transmission and distribution system and pressure zones-show existing 

pipelines as dashed and pressure zones different color-description and figure 
3. Storage reservoirs-description, table, and figure 
4. Pump stations-description and figure 

e. Existing Fire Service Facilities and Equipment 
1. Fire and Rescue response equipment-description and figure 
2. Fire Department facilities-description and figure 

f. Existing Parks and Recreation Facilities 
1. Park Facilities-description and figure 
2. Recreational opportunities-description 

g. Existing Community Buildings 
1. Community Buildings-description and figure 
 
 
 



  

 
GCSD OPERATIONAL POLICIES & PROCEDURES MANUAL ADOPTED: OCTOBER 11, 2010 260 
   

F. Section 5: Alternative Water Facilities 
In this section, the developer will develop and analyze alternative on- and off-site 
water infrastructure facilities for the proposed development. The District’s current 
Water Master Plan may be used in these analyses. The alternatives will also be 
analyzed for their initial capital costs and their long-term (annualized) operations and 
maintenance costs. These alternatives will be used in subsequent environmental 
analyses conducted in compliance with CEQA requirements. 
a. Recommended On-site and Off-site Water System-description and figure 

1. Transmission and Distribution Systems-description and figure 
2. Pump Station Capacity Analysis-description 
3. Storage Capacity Analysis-description 
4. Capital Improvement Program Facilities-description and figure 

b. On- and Off-site Water System Analysis-description 
1. Computer Model-description 
2. Computer Modeling Summary-appendix 

c. For developments that water pump stations, storage, and water treatment 
facilities need to include: 
1. SCADA Monitoring and Control Systems  
2. Emergency Power  
3. Facility Security  

d. Alternative Project Cost Estimates 
1. Alternative Capital Improvements-description and table 
2. Associated Long-term (Annualized) Operations and Maintenance-description 

and table 
 

G. Section 6: Alternative Sewer Facilities 
In this section, the developer will develop and analyze alternative on- and off-site 
water infrastructure facilities for the proposed development. The District’s current 
Wastewater Master Plan may be used in these analyses. The alternatives will also be 
analyzed for their initial capital costs and their long-term (annualized) operations and 
maintenance costs. These alternatives will be used in subsequent environmental 
analyses conducted in compliance with CEQA requirements. 
a. Alternative On- and Off-site Sewer System-description and figure 

Distribution System-description and figure 
Lift Station, Wet well, and Force Main Capacity Analysis-description 
Treatment Capacity Analysis-description 

Capital Improvement Program Facilities-description and figure 
b. On- and Off-site Sewer System Analysis-description 

Computer Model-description 
Computer Modeling Summary-appendix 

c. For developments that required sewer lift stations and wastewater treatment 
facilities need to include: 
1. SCADA Monitoring and Control Systems  
2. Groundwater Monitoring  
3. Solid Waste Management and Disposal  
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4. Emergency Power  
5. Facility Security  

d. Alternative Project Cost Estimates 
1. Alternative Capital Improvements-description and table 
2. Associated Long-term (Annualized) Operations and Maintenance-description 

and table 
 

H. Section 7: Alternative Recycled Water Facilities 
In this section, the developer will develop and analyze alternative on- and off-site 
recycled water infrastructure facilities for the proposed development. The District’s 
current Recycled Water Disposal Plan may be used in these analyses. The alternatives 
will also be analyzed for their initial capital costs and their long-term (annualized) 
operations and maintenance costs. These alternatives will be used in subsequent 
environmental analyses conducted in compliance with CEQA requirements. 
a. Alternative On- and Off-site Recycled Water System-description and figure 

1. Transmission and Distribution Systems-description and figure 
2. Pump Station Capacity Analysis-description 
3. Storage Capacity Analysis-description 
4. Capital Improvement Program Facilities-description and figure 

b. On- and Off-site Recycled Water System Analysis-description 
1. Computer Model-description 
2. Computer Modeling Summary-appendix 

c. For developments that required recycled water handling (pump stations, 
disposal facilities, etc.) need to include: 
1. SCADA Monitoring and Control Systems  
2. Groundwater Monitoring  
3. Emergency Power  
4. Facility Security  

d. Alternative Project Cost Estimates 
1. Alternative Capital Improvements-description and table 
2. Associated Long-term (Annualized) Operations and Maintenance-description 

and table 
 

I. Section 8: Alternative Fire & Rescue Services, Equipment, and Facilities 
In this section, the developer will develop and analyze alternative on- and off-site fire 
service and facilities for the proposed development. The District’s current Fire Master 
Plan may be used in these analyses. The alternatives will also be analyzed for their 
initial capital costs and their long-term (annualized) operations and maintenance costs. 
These alternatives will be used in subsequent environmental analyses conducted in 
compliance with CEQA requirements. 
a. On-and Off-Site Fire Service, Equipment, and Facilities-description, figure 

and table 
1. Fire Storage-description and figure 
2. Fire Hydrants-description and figure 
3. Fire Station-description and figure 
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b. Fire Service Analyses 
1. Response Times-description, figure, and table 
2. Fire Flows-description and table 

c. Alternative Project Cost Estimates 
1. Alternative Capital Improvements-description and table 
2. Associated Long-term (Annualized) Operations and Maintenance-description 

and table 
 

J. Section 9: Alternative Parks, Recreation Facilities, and Open Space 
In this section, the developer will develop and analyze alternative on- and off-site 
parks and recreation facilities and open space to be developed as part of the proposed 
project development. The District’s current Parks Master Plan and Land Use Plan may 
be used in these analyses. The alternatives will also be analyzed for their initial capital 
costs and their long-term (annualized) operations and maintenance costs. These 
alternatives will be used in subsequent environmental analyses conducted in 
compliance with CEQA requirements. 
a. On-and Off-Site Parks and Recreation Facilities and Designated Open Space-

description, figure and table 
1. Parks-description and figure 
2. Recreation Venues-description and figure 
3. Designated Open Space-description and figure 

b. Alternative Project Cost Estimates 
1. Alternative Capital Improvements-description and table 
2. Associated Long-term (Annualized) Operations and Maintenance-description 

and table 
 

K. Section 10: Alternative Community Buildings  
In this section, the developer will develop and analyze alternative on- and off-site 
community buildings to be owned by the District to be constructed as part of the 
proposed development. The alternatives will also be analyzed for their initial capital 
costs and their long-term (annualized) operations and maintenance costs. These 
alternatives will be used in subsequent environmental analyses conducted in 
compliance with CEQA requirements. 
a. On-and Off-Site Community Buildings-description, figure and table 
b. Alternative Project Cost Estimates 

1. Alternative Capital Improvements-description and table 
2. Associated Long-term (Annualized) Operations and Maintenance-description 

and table 
 

L. Section 11: Project Phasing 
In this section, the developer will describe the phasing of the project. As part of this 
discussion, the developer will discuss how the District will be protected if the 
developer should default on its Development Agreement with the District and leave 
the project partially completed. 
a. Phasing-Development Phase, Units, Year-description, table, and figure 
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b. Phasing-Water Pipelines by Phase-figure 
c. Phasing-Sewer Pipelines by Phase-figure 
d. Phasing-Recycled Water Pipelines by Phase-figure 

 
M. Section 12: Cost and Financing (at District’s option) 

Using the financial analyses prepared in Sections 5 through 10, the developer will 
discuss how the project will be funded, as well as guarantees that the project will be 
completed or restored to its original site conditions. 
a. Cost and Financing-description 
b. Capital Improvement Program-description 
c. CIP Pipelines-Water, sewer, and recycled water CIPs shall have one table each 

with the following information: 
1. CIP number-table 
2. Project where pipeline will be constructed-table 
3. Project phase-table 
4. Street name-table 
5. Pipeline size-table 
6. Approximate pipeline length, LF-table 
7. Unit cost, $/LF-table 
8. Cost of each CIP-table 
9. Total cost of all CIP pipelines-table 
10. Pressure zone-table 

d. Development Pipelines-Water, sewer, and recycled water shall have one table 
each with the following information: 
1. Unit/area-table 
2. Estimated water meters-table 
3. Size of pipelines in unit/area-table 
4. Approximate pipeline length, LF-table 
5. Unit cost, $/LF-table 
6. Cost of pipelines in each unit/area-table 
7. Total cost of pipelines-table 
8. Pressure zone-table 

e. CIP for Fire, Parks and Community Buildings 
f. Long-term Operations and Maintenance Costs for Water, Sewer, Recycled 

Water, Fire, Parks and Recreation, and Community Buildings 
 

N. Bibliography-Include all referenced material 
 
O. Appendices 

 
IV. SAMP REVIEW PROCESS 

 
A. Water, Sewer, Fire, Parks and Recreation, and Community Buildings SAMPs 
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1. A water, sewer, fire, parks and recreation, and community buildings SAMP 
for the proposed development shall be submitted to the District for review prior to 
improvement plan preparation as determined by the District. 

 
2. Correction comments will be indicated on the SAMP and returned to the 

Engineer of Work. Depending on the complexity of the development, more than 
one submittal may be necessary. 

 
3. The SAMP will be reviewed by the District, taking into account the following: 

a. Existing pipeline locations, size and capacity 
b. The proposed points of connection and system 
c. The estimated water demands and/or sewer flow calculated 
d. Fire flow requirements (flow rate, duration, hydrant spacing, etc) 
e. District’s Master Plans 
f. District’s planning criteria and standards 
g. Water quality maintenance 
h. Size of system and number of lots to be served 
i. Fire Response Goals 
j. Parks and Recreation Goals 
k. Community Building needs 

 
4. Typically, SAMP preparation should occur prior to preparing the required 

CEQA documentation. After CEQA requirements have been satisfied, the 
developer will file a tentative map with the county for the development. At this 
point, if the proposed development is to be annexed into the District, then the 
developer and District will enter into an Annexation Agreement. If the proposed 
development is within the District’s service area, then the developer and District 
will enter into a Development Agreement based on the SAMP and county 
Conditions of Approval for the development. 

 

V. REFERENCE 
 

A. SHOULD THE READER HAVE ANY SUGGESTIONS OR QUESTIONS 
CONCERNING THE MATERIAL IN THIS GUIDELINE, PLEASE CONTACT 
THE DISTRICT ENGINEER. 

B. THE PUBLICATIONS LISTED BELOW FORM A PART OF THIS SECTION TO 
THE EXTENT REFERENCED AND ARE REFERRED TO IN THE TEXT BY 
THE BASIC DESIGNATION ONLY.  REFERENCE SHALL BE MADE TO THE 
LATEST EDITION OF SAID PUBLICATIONS UNLESS OTHERWISE CALLED 
FOR.  THE FOLLOWING LIST OF PUBLICATIONS, AS DIRECTLY 
REFERENCED WITHIN THE BODY OF THIS DOCUMENT, HAS BEEN 
PROVIDED FOR THE USER’S CONVENIENCE.  IT IS THE RESPONSIBILITY 
OF THE USER OF THESE DOCUMENTS TO MAKE REFERENCE TO AND/OR 
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UTILIZE INDUSTRY STANDARDS NOT OTHERWISE DIRECTLY 
REFERENCED WITHIN THIS DOCUMENT. 

 

1. Water Master Plan 
2. Wastewater Master Plan 
3. Parks Master Plan 
4. Fire Master Plan 
5. District Land Use Plan 
6. Section 600 of the District’s Operational Policies and Procedures Manual 
7. Template for Annexation Agreement 
8. Template for Development Agreement 
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