


THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS
AGENDA ITEM

DEPT: Planning and Community Development BOARD AGENDA:6.4
AGENDA DATE:  April 29, 2025

CONSENT

CEO CONCURRENCE: YES 4/5 Vote Required:  No

SUBJECT:

Public Hearing to Introduce and Waive the First Reading of an Ordinance to Amend 
Existing Fees for Planning Services

STAFF RECOMMENDATION:

1. Conduct a public hearing to introduce and waive the first reading of an ordinance 
to amend existing fees for planning services.

DISCUSSION:  

The Planning and Community Development Department’s Planning Division collects 
fees for review of land use entitlements and land division proposals, along with fees for 
the administration of the Williamson Act, review of Alcohol Beverage Control Licenses 
(ABC) fees, and review of building permits.  The Department currently collects both flat 
fees and deposit-based fees with the goal of recovering 100% of its application related 
costs for planning services.

The Department’s Planning Services Fee Schedule (hereafter “the Fee Schedule”) is 
based on established time studies for the processing of each application type.  The 
Department annually reviews the time studies, and other factors contributing to 
processing costs, to assess if any changes impacting the fees have occurred since the 
last update.  The Board of Supervisors approved the last update to the Fee Schedule on 
May 21, 2024.  The Department has determined that no significant changes in the 
average processing times have occurred.  The proposed amendments to the Fee 
Schedule reflect a 5.7% increase to flat fees and a few of the lower cost deposits (see 
Attachment 1 – Proposed Ordinance and 2025 Planning Services Fee Schedule). 

The Department undertook a comprehensive update of the Fee Schedule in 2018.  
Since that comprehensive update, the Department has annually amended the fees 
based on the increase in the Consumer Price Index (CPI) that occurred over the prior 
12-month period.  Over this seven-year period, the actual increase in the CPI has 
exceeded the adjustments by approximately 3%.  This year’s request accounts for the 
under adjustment in the CPI over the past seven-years and projects an additional 2.7% 
increase during the next Fiscal Year, when the proposed amended fees would be 
effective.  While the increase in the average weighted labor rate (WLR) for staff 
assigned to Planning Services was only 4% over the last year, the WLRs have 
increased 40% over the last four years.     
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The following are some exceptions and edits being proposed to the Fee Schedule:

• Field Inspection and Site Visits.  This request is proposed to remain an actual 
cost, but the language in the note associated with the request (No. 8) has been 
incorporated into the note associated with all other actual cost/deposit fees (No. 
1).  

• Parcel Maps in the General Agriculture (A-2) Zone.  The two separate fee 
categories, Williamson Act status and number of parcels being proposed, have 
been collapsed into a single category, using the lower cost category.  A note has 
also been added to the Fee Schedule (No. 8) allowing for a refund if the parcel 
map is determined to be exempt under the California Environmental Quality Act.  

• Time Extension.  The fee is proposed to go from a flat rate fee to a deposit-based 
fee to reflect lower than anticipated processing costs when projects are not 
subject to opposition and conditions associated with the request have remained 
the same.

• Use Permits.  The two separate fee categories, agricultural and non-agricultural 
zones, have been collapsed into a single category, issuing the lower cost 
category.  

• Verification Letters (Single - Single Family Dwelling (SFD) and All other Uses).  A 
note has been added to allow for these requests to be subject to a Planning and 
Zoning Research fee, not to exceed a charge of two hours, if determined by the 
Planning Director that the cost for processing the request will exceed the 
verification request fee.  The Planning and Zoning Request fee is an actual 
cost/deposit fee.   

• Minor edit has been made to note No. 1 to reflect that the additional deposit 
associated with lot line adjustments is equal to the cost for a Certificate of 
Compliance and not the cost for actual obtaining a certificate. 

With the proposed amendment, the increases will range from $2 to $267 per 
application. However, the amendment also provides for reduced costs associated with 
parcel maps in the A-2 Zone and time extensions.  Fees collected for the Planning 
Commission Clerk, to cover newspaper publications, general plan maintenance, and 
GIS maintenance are also not proposed to change. 

The Fee Schedule includes fees collected for Department of Environmental Resources 
(DER), Public Works, and Clerk of the Board. No amendments to DER, Public Works or 
Clerk of the Board fees are being proposed this year.  Current DER, Public Works, and 
Clerk of the Board fees are included on the Fee Schedule provided in Attachment 1.  No 
amendments are also being proposed this year to the Treasure Tax Collector’s portion 
of the business license fee.  

Planning Comparative Survey

Staff has conducted a survey of fees of the County’s eight comparison counties: Fresno 
County, Kern County, Madera County, Merced County, Monterey County, Sacramento 
County, San Joaquin County, and Tulare County; and the cities of Ceres, Modesto, 
Oakdale, Patterson, and Turlock (see Attachment 2 – County and City Planning 
Services Fee Survey).  The survey focuses on eight common application types, ranging 
from those handled at the staff level to those requiring Planning Commission and/or 
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Board of Supervisor action, and environmental reviews requiring the preparation of an 
initial study in accordance with the California Environmental Quality Act.  The survey 
shows that the County’s fees are in line with jurisdictions surveyed, with some fees 
higher than other counties and other fees lower.  

The variation in fees among the various jurisdictions can be the result of many factors 
including, but not limited to, if a jurisdiction’s fees are based on the actual cost of 
providing services; and the staffing levels, salary levels, and indirect overhead costs 
associated with operations necessary for service delivery. As mentioned earlier, the 
County’s Planning Services collects both flat fees and deposit-fees with the goal of 
recovering 100% of its application related costs.

The following are some of the factors to consider with this year’s survey:

• The relationship between the deposit amounts collected for actual cost 
applications and the actual cost collected is unknown.  The County’s deposit 
amounts reflect the higher end of the expected actual cost. 

• Applications with two or more actions (e.g. a general plan amendment and 
rezone request) may be charged multiple application fees or some type of 
combined fee.  With some limited exceptions, the County charges the highest fee 
for applications with two or more actions. 

• Subdivision applications (parcel and tentative maps) vary from flat-rate to actual 
cost with some flat-rate costs including a per lot fee.  

• Some counties have a cost range to reflect the nature of the request (e.g. minor 
use permit vs major use permit).  

• Charging of a separate fee for the preparation of an initial study may give the 
appearance that the cost is lower than the actual cost.  The County includes the 
cost for preparing initial studies in the application costs.

• The fees collected for planning services may or may not include fees for other 
departments involved in the processing of the application.  The County’s planning 
service fees show in the survey include the total application costs paid at the time 
of application submittal which include applicable fees charged by Planning, Clerk 
of the Board, Department of Environmental Resources, and Public Works.   

At the time that this agenda item was prepared, fee information for Merced County had 
not yet been obtained.  If obtained, the information will be provided at the April 29, 2025, 
public hearing.

Upon setting of the public hearing for consideration of this request, the Department sent 
notices of the proposed amendments to persons and firms known to the department as 
regular representatives and applicants seeking planning services.  The Department also 
sent notices to the Stanislaus County Farm Bureau, the California Building Industry 
Association, and posted notice of the public hearing in the Department’s lobby.  Any 
comments and/or concerns received as a result of this notification process will be 
presented by staff to the Board of Supervisors at the public hearing.

POLICY ISSUE:  

Prior to levying a new fee, or amending an existing fee, Stanislaus County is required by 
Government Code Sections 54985 et seq. and 66016, to hold a scheduled public 
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hearing as part of a regularly scheduled meeting of the Board of Supervisors.  At that 
time, the Board may introduce and waive the first reading of an ordinance to amend the 
department’s existing planning services fees.  In accordance with Government Code 
Section 66017, planning services fees become effective on July 19, 2025, sixty days 
after the adoption date of May 20, 2025.

FISCAL IMPACT:  

The increase in revenue resulting from the approval of this proposal is expected to 
recoup 100% of the total cost of processing land use permits, Williamson Act contracts, 
and other services identified on the Fee Schedule.  It is anticipated that with the total 
adjustments as proposed, revenues to the department are estimated to increase by 
approximately $13,759 in Budget Year 2026 based on Fiscal Year 2024 permit 
volumes.

BOARD OF SUPERVISORS’ PRIORITY:  

These recommended actions are consistent with the Board's priorities of Developing a 
High Performing Economy, Delivering Efficient Public Services, and Enhancing 
Community Infrastructure by providing for cost recovery needed to allow the department 
to continue providing high quality, streamlined permit processing services for the benefit 
of all our customers.

STAFFING IMPACT:  

Planning and Community Development Department staff is responsible for the 
implementation of any fee changes.

CONTACT PERSON:  

Angela Freitas, Planning and Community Development Director
Telephone: (209) 525-6330

Kristy Doud, Planning and Community Development Deputy Director of Planning 
Services
Telephone: (209) 525-6330

ATTACHMENT(S):

1. Proposed Ordinance and 2025 Planning Fee Schedule
2. County and City Planning Services Fee Survey



ORDINANCE NO. C.S. ____________

AN ORDINANCE TO ADOPT A REVISED FEE SCHEDULE FOR PLANNING 
SERVICES BY THE DEPARTMENT OF PLANNING AND COMMUNITY 

DEVELOPMENT

THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS, STATE OF 
CALIFORNIA, ORDAINS AS FOLLOWS:

Section 1. The Board of Supervisors hereby adopts the Department of Planning 
and Community Development 2025 Fee Schedule for planning services, attached as 
Exhibit A and incorporated by reference, a copy of which is on file with the Clerk of the 
Board of Supervisors and is available for public inspection and copying in that office in 
accordance with the California Public Records Act.

Section 2. This ordinance shall be published once before the expiration of 15 
days after passage of this ordinance, with the names of the members voting for and 
against the same, in the Modesto Bee, a newspaper published in the County of 
Stanislaus, State of California, and the ordinance shall take effect either (a) pursuant to 
Section 25123 of the Government Code, 30 days after the date of publication, or (b) 
pursuant to Section 66017 of the Government Code, 60 days following the final action 
on the adoption of the fees or charges, whichever date occurs last.

Upon motion of Supervisor , seconded by Supervisor 
, the foregoing resolution was passed and adopted at a 

regular meeting of the Board of Supervisors of the County of Stanislaus, State of 
California, the day of 2025, by the following called vote:

AYES: Supervisors:

NOES: Supervisors:

ABSENT: Supervisors:

ABSTAINING: Supervisors:

Matthew W. Condit,
Chairman of the Board of Supervisors, 
of the County of Stanislaus, 
State of California 

//

ection 66017 of the Government Code, 60 days following the final actionection 66017 of the Government Code, 60 days following the final action
on the adoption of the fees or charges, whichever date occurs last.on the adoption of the fees or charges, whichever date occurs last.

Upon motion of Supervisor Upon motion of Supervisor , seconded by Supervisor, seconded by Supervisor
, the foregoing resolution was passed and adopted at a, the foregoing resolution was passed and adopted at a

meeting of the Board of Supervisors of the County of Stanislaus, State ofmeeting of the Board of Supervisors of the County of Stanislaus, State of

ATTACHMENT 1



Ordinance No. C.S. -----
Adopted May 20, 2025 
Page 2 

ATTEST: 

Elizabeth A. King 
Clerk of the Board of Supervisors, 
of the County of Stanislaus, 
State of California 

By: 
Deputy Clerk of the Board 

APPROVED AS TO FORM: 
Thomas E. Boze, 
County o nsel 

By. 

County Counsel DRAFT
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An Ordinance to Amend Existing 
Fees for Planning Services

1

Board of Supervisors
April 29, 2025

Planning & Community Development



Planning Services 

2

• Land Use Entitlements
• Lot Line Adjustments 
• Land Divisions
• Williamson Act Administration
• Review of:

– Alcohol Beverage Control Licenses 
– Business Licenses
– Building Permits 

Planning & Community Development



Proposed Amended Fees
• Last Update was Adopted May 2024

– Annual updates since 2018 based on Consumer Price Index (CPI)
• 5.5% Fee Increase for All Flat-Rate Fees

– Projected CPI increase of 2.7%
– 3% increase in costs that have exceeded adopted fee 

amendments over the last seven years 
• No Increase to Deposit-Based Fees
• No Proposed New Fees
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• Increases Range from $2 to $267 Per Application
– Lot Line Adjustments with Williamson Act: $51
– Parcel Maps, A-2 (General Agriculture) Zone: $221
– Use Permits: $228

• Opportunities for Fee Reductions:
– Parcel Maps in A-2 exempt under the California Environmental 

Quality Act (CEQA)
– Time Extensions 

Proposed Amended Fees
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• Verification Letters (Single Family Dwelling and All Other Uses) 
– Allow a Charge of Up to Two Hours for Planning and Zoning 

Research, if Needed  

• Fee Schedule Clean-up:
– Field Inspection and Site Visits notes updated
– Parcel Maps collapsed into a single category regardless of 

Williamson Act status (using the lower cost category)
– Use Permits collapsed into a single category regardless of zoning 

district (using the lowers cost category)

Proposed Amended Fees



No Cost Services
• Pre-Development Meetings (Coordination and Facilitation)

– Various County Departments 

• Planners On Call (In Person, Phone, and Email) to Address 
General Inquiries

Goal of these services is early identification of potential issues and to 
provide direction on the process/application needed for development 
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Comparative Fee Survey
Attachment 2 – County and City Planning Services Fee Survey

7
Planning & Community Development

• County’s Eight Comparative Counties: Fresno, Kern, Madera, 
Merced, Monterey, Sacramento, San Joaquin, and Tulare

• Cities of: Ceres, Modesto, Oakdale, Patterson, and Turlock
• Survey Focused on Eight Common Application Types, Ranging in 

Size from Those Handed at Staff Level to those Requiring 
Planning Commission and/or Board of Supervisor Action

• Survey Shows that the County’s Fees Are in Line with 
Jurisdictions surveyed, with Some Fees Higher and Others 
Lower



Comparative Fee Survey
Attachment 2 – County and City Planning Services Fee Survey
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• General Factors to Consider in Comparing Fees:
– If a jurisdiction's fees are based on the actual cost of providing 

services (or subsidized by General Fund)
– Staffing levels, salary levels, and indirect overhead costs 

associated with operations necessary for service delivery

The County’s Planning Services collects fees with the goal of 
recovering 100% of its application related costs



Comparative Fee Survey
Attachment 2 – County and City Planning Services Fee Survey
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• Comparison Survey Specific Factors to Consider:
– Relationship between deposits collected and actual costs collected are 

unknown 
– Applications with two or more actions may be charged multiple 

application fees or some type of combined fee
– Single cost vs. cost range (or per lot fee) to reflect the nature of the 

request
– Charging of separate fees for preparation of preparation of 

environmental review
– Fees may or may not include fees for other departments



Notification of the Proposed Fee Amendment

• Provided to:
– Persons and firms known to the Department as regular 

representatives and applicants seeking planning services
– Stanislaus County Farm Bureau 
– California Building Industry Association (BIA)
– Posted in the Department’s lobby
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Recommendation 

• Conduct a Public Hearing to Introduce and Waive the First 
Reading of an Ordinance to Amend Existing Fees for 
Planning Services
– If approved, proposed fees will become effective on July 19, 2025

11
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