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May 16, 2022 


Patrick Kelley, Superintendent 
Murrieta Valley Unified School District 
41870 McAlby Court 
Murrieta, CA 92562 


Sent via email to: pkelley@murrieta.k12.ca.us 


Subject: City of Murrieta Washington Plaza Project Initial Study/Mitigated 
Negative Declaration – School Services 


Dear Superintendent Patrick Kelley:  


FirstCarbon Solutions (FCS) is preparing an Initial Study/Mitigated Negative 
Declaration (IS/MND), as required under the California Environmental Quality Act 
(CEQA), for the proposed Washington Plaza Project. As part of the environmental 
review process, we are consulting with service providers to determine potential 
project impacts on their ability to deliver public services. We are contacting you to 
request information related to provision of school services. 


The 3.4 acre project site is currently vacant and is located at the southeast corner of 
the intersection of Washington Avenue and Magnolia Street (24020 and 24070 
Washington Avenue and 41908 Magnolia Avenue) on Assessor’s Parcel Number 
(APN) 906-780-005, -006, and -009. The City of Murrieta General Plan 2035 
designates the project site for Commercial land uses.1 The project site is zoned as 
Neighborhood Commercial (NC). 


The Applicant is proposing to develop the project site with approximately 14,106 
square feet of retail uses, including a fast-food restaurant with drive through, a car 
wash, convenience store with attached food retail use, and a 16-vehicle fueling pump 
canopy (Attachment A: Site Plan). Further details are provided below: 


• The approximately 4,456 square foot fast-food restaurant with drive-thru would be located at the 
northwest corner of the project site. The drive-thru includes a two-lane entrance east of the 
building that merges into one lane as it wraps around the north side of the building, adjacent to 
Magnolia Street.  


• The approximately 4,150 square foot car wash is located at the southwest corner of the site, south 
of the proposed fast-food building and separated by two rows of parking stalls. The car wash 


 
1 City of Murrieta. 2011. General Plan 2035 Land Use Policy Map, Exhibit 3-4. Available: 


https://www.murrietaca.gov/DocumentCenter/View/4369/03---Land-Use-Element-B-exhibitspdf. Accessed April 25, 2022. 







 


 


includes a two-lane entrance that merges into one lane as it wraps around the southern side of 
the building, adjacent to the southern border of the project site.  


• The approximately 4,000 square foot convenience store is located along the eastern portion of the 
project site with an attached approximately 1,500 square fast-food retail space immediately north 
of the convenience store. 


• Eight gas pumps (16 vehicle fueling positions), with an overhead canopy, is located directly west of 
the convenience store and food retail space.  
 


Vehicles would access the project site via two driveways, including one entry from Magnolia Street at the 
north side of the project site and one entry from Washington Avenue at the west side of the project site. 
The proposed project would include 112 parking spaces with parking stalls concentrated around the 
buildings for the car wash, food retail, fast food restaurant, and convenience store as well as two rows of 
parking stalls between the fast-food restaurant in the northwest corner of the site and the carwash in 
the southwest corner of the site. 


Potential impacts to public services are an important element of our study, and our analysis strongly 
relies on your assistance in identifying potentially significant impacts to police services that may occur as 
a result of the project, as well as any mitigation measure(s) that may reduce or eliminate these impacts. 
Any assistance that you can provide with addressing the following questions would be greatly 
appreciated. 


Service Questions 


1. Please identify the current enrollment and capacity of the District as a whole. Please also identify 
the District’s area of enrollment. 


 


2. Based on the residential/commercial development potential of the proposed project, please 
provide an estimated number of students generated by the proposed project. 


 


3. Please also provide the current standard student generation factors used by the District. 
 


4. Please list the school(s) that may be affected by the proposed project and their current 
capacity/enrollment ratio. 


 


5. Please identify the ability to accommodate the schools demand of the proposed project as part 
of the existing facilities. 


 


6. Please provide information about the residential and non-residential development fee schedule 
currently assessed by/on behalf of the District. 


 


7. Please define any potential challenges that the proposed project may present to the District. 
Please describe any measures that you would recommend to reduce potential 
concerns/challenges. 







 


 


Thank you for your assistance in responding to these questions. Your responses will help us ensure that 
our analysis is accurate and complete. To ensure a timely completion of our analysis, please provide your 
response via e-mail by Monday, May 30, 2022. If you have any questions, please contact me at (925) 
451-7133, or by email at mdolan@fcs-intl.com. 


Sincerely, 


 
Madelyn Dolan, Assistant Project Manager 
FirstCarbon Solutions 
1350 Treat Boulevard, Suite 380 
Walnut Creek, CA 94597 


Enc: Attachment A: Site Plan.
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E X E C U T I V E  S U M M A R Y  
 


This Residential  and Commercial/I ndu s tr i al Development School Fee Justif ica t i o n  
Study ("Study") is intended to determine the extent to which a nexus can be establi s h e d  
in the Murrieta Valley Unified School Distr ict ("School Distr ict") between residen t i a l  
and commercial/i ndu str i al ("CID") development and (i) the need for  school facilit i e s ,  
(ii) the cost of  school facilities, and (iii) the amount of statutory school fees ("Scho o l  
Fees") per  residential and CID building square foot that may be levied for  school s  
pursuant to the provisions of Section 17620 of the Education Code, as well as Sectio n s  
65995 and 66001 of the Government Code, Assembly Bill ("AB") 181, and subdivis i o n  
(e) of  Section 17621 of the Education Code 


The School Distr ict provides education to students in grades transition al kindergar te n  
("TK") through 12 residing within portions of the cities of  Murrieta and Temecu l a  
(collectively , "Cities") and a portion of the unincorporated County of Riversi d e  
("County") (p lease see map on following page for  a geographic profile of  the School  
Distr ict). Collectivel y, the School Distr ict's school facilities in school year  2019/2020  
have a capacity of 21,037 students per  Section 17071.10(a) of  the Education Code. Of  
these 21,037 seats, 9 ,398 are at the elementary school level (i .e., grades kindergar te n  
through 6), 3 ,330 are at the middle school level (i .e., grades 7  and 8), and 8,309 are at  
the high school level (i .e., grades 9  through 12). These capacities include seats from all  
new school facility  construction projects funded by the State of California ("State " ) ,  
and teaching stations purchased by the School Distr ict without State funding (se e  
Exhibit A for  SAB Form 50-02 and Exhibit B for  an updated school facilities capaci ty  
calculation ) . Based on data provided by the School Distr ict, student enrollment is 
23,475 in school year  2019/2020. Comparing student enrollment to facilities capaci ty  
reveals that student enrollment exceeds facilities capacity at all school levels in schoo l  
year  2019/2020 (p lease see Section IV for  more information on student enrollment and  
facilities capacity). 


To establish a nexus and a justif iabl e residential School Fee level, the Study evalu ate d  
the number and cost of  new facilities required to house students generated from futur e  
residential development within the School Distr ict. Based on data provided by the  
Southern California Association of Governments ("SCAG") approximatel y 4,162  
additional residential units are expected be constructed within the School Distr i c t ' s  
boundaries through calendar  year  2035 ("Future Units"). Of these 4,162 Future Unit s ,  
79 single family detached ("SFD") units have mitigate d their  impact on the School  
Distr ict through the execution of a mitigation agreement wherein units pay fees  
separate of School Fees or  alternati ve school facility  fees ("Alternativ e Fees"). Of the  
remaining 4,083 Future Units that have not mitigated their  impacts on the School  
Distr ict, 2 ,626 are expected to be SFD units while 1 ,457 are expected to be multi-fam i l y  
attached ("MFA") MFA units. 
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To determine the impact on the School Distr ict from non-mitiga te d Future Units, the  
Study first multip lied the number of non-mitigated Future Units by the stude n t  
generation factors ("SGFs") calculated by Cooperative Strategies , to determine the  
projected student enrollment from non-mitiga ted Future Units. The results were th a t  
961 new elementary school students, 540 new middle school students, and 799 new high  
school students are anticipate d to be generated from non-mitiga te d Future Unit s  
("Projected Student Enrollment") .  


To adequately house the Projected Student Enrollment, the School Distr ict will need  
to construct new elementary school facilities and expand existing middle school and  
high school facilities. Using design capacities of  800 students at the elementary schoo l  
level, 27 students per  classroom at the middle school level, and 27 students per  
classroom at the high school level, the School Distr ict will need to construct two (2)  
new elementary schools, 20 new middle school classrooms, and 30 new high schoo l  
classrooms to accommodate the Projected Student Enrollment from the non-mitig a t e d  
Future Units projected to be constructed at this time. Based on school facility  cos t  
estimate s prepared by Cooperative Strategies , an elementary school is projected to cos t  
$48,441,847. The cost of  expanding the existing middle school and high school facilit i e s  
by adding additional teaching stations is based on per-pupil grant amounts establi s h e d  
by Senate Bill ("SB") 50. 


In addition to the school facilities cost impacts, the School Distr ict will experien c e  
Central Administra tiv e and Support Facilities cost impacts. In January 1994, the Sta te  
Allocation Board ("SAB") approved a policy of four  (4) square feet of  Centr a l  
Administrat iv e and Support Facilities per  student, which based on School Distr ict cos t  
estimate s equates to a per-student cost of  $800. Multip lying these costs by the facilit i e s  
needed and the students generated yielded the total school facilities cost impacts show n  
in Table ES-1. 


T A B L E  E S - 1  


T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  ( 2 0 2 0 $ )  


School Levels 


Cost Per Facility/ 
Teaching Station/ 


Student 


Facilitie s/ 
Teaching Stations 
Required/Stud en ts 


Generate d 


Total School 
Facilitie s Cost 


Impacts 


Elementary School $48,441,847 1.2013 $58,193,191 


Middle School $725,598 20.0000 $14,511,960 


High School $920,754 29.5926 $27,247,505 


Central Admin Impacts $800 2,300 $1,840,000 


Total N/A N/A $101,792,656 


 







EXECUTIVE SUMMARY  FEBRUARY 25, 2020 


 


R ESI D EN TI AL AN D  C I D  D EVELOPM EN T SC H OOL F EE J U STI F I C ATI ON  STU D Y 
M U R R I ETA VALLEY U N I F I ED  SC H OOL D I STR I C T  ES-4 


 


The amounts listed in Table ES-1 were apportioned to each land use class based on the  
number of students generated from such residential land use. Thereafter , the schoo l  
facilities cost impacts for  each land use class were divided by the number of non-
mitigated Future Units to calculate the school facilities cost impacts per  residen t i a l  
unit. Table ES-2 below lists the school facilities cost impacts per  residential unit. 


T A B L E  E S - 2  


T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  P E R  R E S I D E N T I A L  
U N I T  ( 2 0 2 0 $ )  


Land Use 


Total School 
Facilitie s Cost 


Impacts 
Non-Mitigated 
Future Units 


School Facilities 
Cost Impacts per 
Residenti al Unit 


Single Family Detached $76,684,663 2,626  $29,202  


Multi-Fami ly Attached $25,107,993 1,457  $17,233  


 


To determine the school facilities cost impacts per  square foot of residen t i a l  
construction , the school facilities cost impacts per  unit were divided by the aver ag e  
square footage of a residential unit in each land use class. Table ES-3 below lists the  
school facilities cost impacts per  average residential square foot. 


T A B L E  E S - 3  


T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  P E R   
R E S I D E N TI A L  S Q U A R E  F O O T  ( 2 0 2 0 $ )  


Land Use 


School Facilities 
Cost Impacts per 


Non-Mitigated 
Future Units 


Average 
Square 
Footage 


School Facilities 
Cost Impacts per 


Residenti al 
Square Foot 


Single Family Detached $29,202 3,000 $9.73 


Multi-Fami ly Attached $17,233 1,750 $9.85 


 


To determine the commercial/in dus tr i al School Fee levels that satisfy the r igorou s  
nexus requirements of AB 181, the Study divides CID into seven (7) land use categor i e s :  
retail and services, office, research and development, industr ial/w ar eho u s e /  
manufacturin g , hospital, hotel/motel , and self-storag e . The employment impacts of  
each of these land uses, in terms of the number of employees per  1,000 square feet of  
building space, are based on information from the San Diego Association of 
Governments ("SANDAG") pursuant to Section 17621 (e)(1)(B) of the Education Code .  
These employee impacts are shown in Table ES-4. 
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T A B L E  E S - 4  


E M P L O Y M E N T  I M P A C T S P E R  1 , 0 0 0  S Q U A R E  F E E T  C I D  


CID Land Use Category 
Square Feet per 


Employee 
Employees per 1,000 


Square Feet 


Retail and Service 447 2.2371 


Office 286 3.4965 


Research and Developmen t 329 3.0395 


Industrial / W ar eh ous e /M anu fac tu ri ng 371 2.6954 


Hospital 360 2.7778 


Hotel/Motel 883 1.1325 


Self-Storage 15,552 0.0643 


 


Additional data from SCAG, the U.S . Bureau of Census ("Census"), and CoreLo g i c  
provide a basis for  estimatin g net school distr ict household impacts. This numbe r  
includes only those households occupying new housing units within the School Distr i c t ,  
as opposed to existing units whose previous occupants may have included school- ag e d  
children. Multip lying net school distr ict households by (i) the number of students per  
household and (ii) total school facilities costs per  student, results in estimate s of schoo l  
facilities cost impacts. Collectively , this calculation represents the total school facilit i e s  
cost impacts per  1,000 square feet of  commercial/i ndu s tr i al f loor  space, expressed in 
2020 dollars. These results are summarized in Table ES-5. 


T A B L E  E S - 5  


G R O S S  S C H O O L  F A C I L I T I E S  C O S T S  I M P A C TS   
P E R  H O U S E H O L D  ( 2 0 2 0 $ )  


School Level 


Total Student 
Generati on 


Impacts 
Cost per 
Student 


Gross School 
Facilitie s Costs 


Impacts per Unit 


Elementary School 0.0232 $61,355 $1,423.44 


Middle School 0.0156 $27,674 $431.71 


High School 0.0315 $34,902 $1,099.41 


Impact per Household N/A N/A $2,954.56 
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The revenue component of the Study estimates the potential fee revenues generated by  
CID, including residential fees paid by CID related households, as well as CID School  
Fees. CID related residential revenues are calculated based on a weighted average of 
(i) the proposed residential School Fee of $4.08 per  square foot, justif ied in this study ,  
and (ii) the average mitigatio n obligatio n per  mitigated Future Unit.  


The residential revenues per  household are then subtracted from the impact per  
household listed above. This results in net impact per  household, as summarized in 
Table ES-6. 


T A B L E  E S - 6  


N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS   
P E R  H O U S E H O L D  ( 2 0 2 0 $ )  


Item Amount 


Impact per Household $2,954.56 


Residenti al Revenue Per Household $414.36 


Net School Facilitie s Cost Impacts Per Household $2,540.20 


 


The net impact per  household is then divided by the appropriate square feet per  
employee for  each of the seven (7) CID land use categorie s to determine the cost impac t  
per  square foot of CID for  each CID category, as shown in Table ES-7. 


T A B L E  E S - 7  


N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS   
P E R  S Q U A R E  F O O T  ( 2 0 2 0 $ )  


School Level 


Net Impact 
per 


Household 
Square Feet 


per Employee 


Cost Impact 
per Square 


Foot Of 
CID 


Retail and Services $2,540.20 447 $5.683 


Office $2,540.20 286 $8.882 


Research and Developmen t $2,540.20 329 $7.721 


Industrial / W ar eh ous e /M anu fac tu ri ng $2,540.20 371 $6.847 


Hospital $2,540.20 360 $7.056 


Hotel/Motel $2,540.20 883 $2.877 


Self-Storage $2,540.20 15,552 $0.163 
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On January 22, 2020, the SAB increased the maximum Residential and CID School Fee s  
authorized by Section 17620 of the Education Code from $3.79 to $4.08 per  residen t i a l  
building square foot, and from $0.61 to $0.66 per  CID square foot for  unified schoo l  
distr icts.  


As shown in Table ES-3, the impact per  residential square foot exceeds the maxim u m  
residential School Fee per  square foot and, therefore, School Fees would provide for  
less than 100 percent of the school facilities cost impacts. The Study concludes that the  
School Distr ict is fully  justif ied in levying the maximum residential School Fee of $4.08  
per  square foot for  all new non-mitiga ted residential development within its  
boundaries, subject to the limitations under  the law. 


Justif icati on of the CID School Fee is based on a comparison of cost impacts per  CI D 
square foot, as shown in Table ES-7, against the maximum CID Fee per  square foot as  
noted above. As shown in Table ES-8, the School Distr ict is justif ied in levying: 


T A B L E  E S - 8  


M A X I M U M  S C H O O L  F E E  P E R  S Q U A R E  F O O T  O F  C I D  


CID Land Use Category Maximum School Fee 


Retail and Service $0.66 


Office $0.66 


Research and Developmen t $0.66 


Industrial / W ar eh ous e /M anu fac tu ri ng $0.66 


Hospitals $0.66 


Hotel/Motel $0.66 


Self-Storage $0.163 
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I N T R O D U C T I O N  
 


SB 50, which Governor  Wilson signed on August 27, 1998, was enacted on Novem b e r  
4, 1998, following the approval of  Proposition 1A by the voters of the State in the  
general election on November 3, 1998. SB 50 includes provisions for  the following: 


1 .  Issuance of State general obligation bonds in an amount not to exceed $9.2  
billion; 


2 .  Reformation of the State School Building Program; and  


3 .  Reformation of the School Fee mitigatio n payment collection procedure. 


Additionally , Assembly Bill ("AB") 16, which Governor  Davis signed on April 26, 2002,  
was enacted following the approval of  Proposition 47 ("Prop 47") by the voters of the  
State in the general election on November 5, 2002. Prop 47 includes the authoriza t i o n  
for  issuance of State general obligation bonds in the amount of $13.05 billion, and AB  
16 provides for  additional reformation of the State School Building Program into the  
School Facilities Program. On March 2, 2004, the voters of the State approve d  
Proposition 55 ("Prop 55"). Prop 55 includes the authorizat ion for  the additi o n a l  
issuance of State general obligation bonds in the amount of $12.3 billion. Finally  AB  
127, which Governor  Schwarzenegg er  signed on May 20, 2006, was enacted followi n g  
the approval of Proposition 1D ("Prop 1D") by the voters of the State in the gener a l  
election of November 7, 2006. Prop 1D includes the authorizat ion for  the issuance of 
State general obligatio n bonds in the amount of $10.4 billion. On November 8, 2016,  
the voters of the State approved Proposition 51 ("Prop  51"). Prop 51 includes the  
authorizat ion for  the issuance of State general obligatio n bonds in the amount of $9 
billion. 


The Mira-Hart-M urri eta Decisions, which formerly permitted school distr icts to  
collect mitigation payments in excess of School Fees under  certain circumstance s, are  
suspended by AB 127. In lieu of the powers granted by the Mira-Hart-M urr i e t a  
Decisions, SB 50 and subsequent legislatio n provide school distr icts with a reforme d  
School Fee collection procedure that, subject to certain conditions, authorizes schoo l  
distr icts to collect Alternativ e Fees on residential developments. However , not all  
school distr icts will qualify to charge Alternativ e Fees, and Alternative Fees are  
generally  not imposed upon residential units that have existing agreements with a  
school distr ict. 


Therefore, school distr icts must still  rely on School Fees as a funding source for  schoo l  
facilities required by new development. However , before a school distr ict can levy  
School Fees on new development , State law requires that certain nexus findings mus t  
be made and documented. The objective of this Study is to provide a r igorous basis for  
such findings.
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L E G I S L A T I O N  
 


S tate legislatio n, specifically  AB 2926 and AB 1600, provides guidelines, procedure s ,  
and restr ictions on the levy of School Fees for  school facilities. Certain provisions of 
this legislation are summarized below: 


A .  A B  2 9 2 6  


AB 2926 was enacted by the State in 1986. Among other  things, AB 2926 adde d  
various sections to the Government Code which authorize school distr icts to levy  
School Fees on new residential and commercial/in dus tr i a l developments in order  
to pay for  school facilities. In addition, AB 2926 provides for  the following: 


1 .  No city or  county can issue a building permit for  a develop m e n t  
project unless such School Fees have been paid.  


2 .  School Fees for  commercial/i ndu s tr i al development must be  
supported by the finding that such School Fees "are reasonab l y  
related and limited to the needs for  schools caused by th e  
development ." 


3 .  School Fees for  1987 were limited to $1.50 per  square foot on new  
residential construction and $0.25 per  square foot for  new  
commercial/in dus tr ia l construction.  


4 .  Every year , School Fees are subject to annual increases based on 
the Statewide cost index for  Class B construction , as determined by  
the SAB at its January meeting (This provision was changed to  
every other  year  by AB181).  


The provisions of AB 2926 have since been expanded and revised by AB  
1600. 


B .  A B  1 6 0 0  


AB 1600, which created Sections 66000 et seq. of  the Government Code, was  
enacted by the State in 1987. AB 1600 requires that all public agencies satisfy the  
following requirements when establishi ng , increasing or  imposing a fee as a  
condition of approval for  a development project.  


1 .  Determine the purpose of the fee.  


2 .  Identify the facilities to which the fee will be put.  


3 .  Determine that there is a reasonabl e relationship  between the nee d  
for  public facilities and the type of development on which a fee is  
imposed. 
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4 .  Determine that there is a reasonable relationship  between th e  
amount of the fee and the public facility  or  portion of the publi c  
facility  attr ibutable to the development on which the fee is  
imposed.  


5 .  Provide an annual accounting of any portion of the fee remain i n g  
unexpended, whether  committed or  uncommitted , in the Schoo l  
Distr ict's accounts f ive or  more years after  it was collected. 


In other  words, AB 1600 limits the ability  of a school distr ict to levy School Fee s  
unless (i) there is a need for  the School Fee revenues generated and (ii) there is 
a nexus or  relationship  between the need for  School Fee revenues and the type  
of development project on which the School Fee is imposed. (The requirem e n ts  
of AB 1600 were clar ified with the passage in 2006 of AB 2751, which codifi e s  
the findings of Shapell Industr ies vs. Milpitas Unified School Distr ict. ) The  
Study will provide information necessary to establish such a nexus betw e e n  
School Fees and residential development .  


C .  A B  1 8 1  


AB 181, enacted by the State in 1989, made significant changes in several Sta te  
Codes, including Sections 53080 et seq. of  the Government Code which was re-
codified as Sections 17620 et seq. of  the Education Code on January 1, 1998.  
Changes in Section 53080 included additional requirements and procedures for  
imposing School Fees and other  conditions on new development. Specifical l y ,  
AB 181 imposes more str ingent nexus requirements on school distr icts that wish  
to levy School Fees on CID, as follows: 


1 .  In order  to levy a School Fee on CID, a formal study must be  
conducted to determine the impact of "the increased number of 
employees anticipated to result" from new CID on the "cost of  
providing school facilities within the School Distr ict". 


2 .  Only that portion of the School Fee justif ied by the "nexu s  
findings" contained in this study may be levied. Nexus findin g s  
must be made on an individual project basis or  on the basis of  
categories of CID and must "utilize employee generation estim ate s  
that are based on commercial/ indu s tr i al factors within the schoo l  
distr ict." Categories to be evaluate d may include, but are not  
limited to, office, retail, transportat ion , communicati on s and  
utilities, light industr ial, heavy industr ial, research and  
development , and warehouse uses.  


3 .  Starting in 1990, maximum School Fees for  residential and CI D 
will be subject to increases every two (2) years rather  than annual l y .  
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4 .  An appeals procedure shall be established whereby the levy of 
School Fees on a commercial/ indu s tr i al project may be appealed to  
the governing board of a school distr ict. Grounds for  an appea l  
must include, but are not limited to, improper  project classif ica t i o n  
by commercial/i ndu s tr i al category, or  the application of imprope r  
or  inaccurate employee or  student generation factors to the projec t .   


In summary, AB 181 establish es additional requirements which must be satisf i e d  
by school distr icts pr ior  to their  levying School Fees on CID. 


D.  AB 4 8 / PROPOS IT ION  1 3  


AB 48, the Public Preschool, K-12, and College Health and Safety Bond Act of 
2020, is a statewide bond initiative that will be voted on in the March 3, 2020 
statewide primary election as Proposition 13. If  approved by the voters of the  
State, this legislati on would also make changes to the imposition of school fees  
on certain types of residential developments.  AB 48 provides a 20 percen t  
reduction on fees imposed by school distr icts pursuant to Sections 65995, 65995.5 ,  
and 65995.7 of the Government Code for  all multifamily residential develop m e n t  
projects.  Additionally , certain multifamily housing developments that meet the  
cr iter ia establishe d in Section 65999(a) of  the Government Code would be exem p t  
from any fees imposed by School Distr icts pursuant to Sections 65995, 65995.5 ,  
and 65995.7 of the Government Code. The reduction and exemption provisio n s  
of this legislation , if  approved by voters, would expire on January 1, 2026.  This  
Study considers the full cost impacts of  all multifamily development regardl e s s  
of  any reductions or  exemptions.  If  Proposition 13 is approved by the voters on 
March 3, 2020 and the provisions of AB 48 go into effect, the School Distr ict will  
be required to reduce or  waive the fees it imposes on multifamily residen t i a l  
development pursuant to Sections 65995, 65995.5, and 65995.7 of the Governm e n t  
Code accordingly at the time of building permit issuance. 
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M E T H O D O L O G Y  O F  S T U D Y  
 


The School Distr ict is projecting an increase in student enrollment attr ibutabl e to new  
development in future years.  This projected growth will create a demand for  new  
school facilities to be constructed within the School Distr ict and the need to incur  
significant school facilities costs to meet that demand.  As a result, the School Distr i c t  
has determined that School Fees should be levied on new development projects.  The  
objective of the Study is to provide a basis for  such findings consistent with the  
requirements of AB 2926, AB 1600, AB 1818, and the provisions of Section 66001 of the  
Government Code. 


A .  R E S I D E N TI A L  M E T H O DO L O G Y  


The School Distr ict has determined that School Fees must be levied on new  
residential projects, if  f indings can be made that such projects will lead to highe r  
student enrollment and increased facilities costs. In order  to evaluate the  
existence of a nexus, the Study identifies and analyzes the various connecti o n s  
or  linkages between residential development and (i) the need for  school facilit i e s ,  
(ii) the cost of  school facilities, and (iii) the amount of School Fees that can  
justif iably be levied.  The primary linkages identified include the following: 


1 .  Housing projections - The number of future residential units to be  
constructed within the boundaries of the School Distr ict. 


2 .  Student generation - The number of students generated from a  
residential unit within the School Distr ict. 


3 .  Facility  requirements - The number of new school facilit i e s  
required to house students generated from new residential units. 


4 .  School facilities cost impacts - The costs to the School Distr i c t  
associated with the construction of new school facilities. 


5 .  School Fee requirements –  The School Distr ict's need to levy  
School Fees to cover  the cost of  new school facilities . 


The above linkages result in a ser ies of  impacts which (i) connect new residen t i a l  
development with increased school facilities costs and (ii) connect School Fee s  
per  residential building square foot with increased facilities costs.   
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B .  C O M M E R C I A L / I N DU ST R I A L  M E T H O D OL OG Y  


The School Distr ict has also determined that School Fees must be levied on new  
CID projects.  In order  to determine the nexus relationships identified in AB  
181, the Study analyzes the various linkages between CID and (i) the need for  
school facilities, (ii) the cost of  school facilities, and (iii) the amount of the  
School Fee that can justif iably be levied. The primary connections or  linkag e s  
include the following: 


1 .  Job creation (i.e., new CID within the School Distr ict creates new  
jobs); 


2 .  Household formation (i.e., job creation within the School Distr i c t  
leads to the formation of new households in the School Distr ict); 


3 .  Student generation (i.e., household formation within the Schoo l  
Distr ict generates new students); 


4 .  Facilities requirements (i .e., student generation within the Schoo l  
Distr ict leads to the need to incur  additional costs for  new schoo l  
facilities) ; and 


5.  School Fee requirements (i .e., additional costs for  new schoo l  
facilities within the School Distr ict leads to the need to levy Schoo l  
Fees for  new development ). 


The above linkages result in a ser ies of  impacts which (i) connect new CID with  
increased school facilities costs and (ii) connect increased school facilities cost s  
with School Fees on CID buildings. These impacts are identified for  differe n t  
CID land use categories , based on a "prototypical unit" of  1 ,000 square feet of  
new commercial or  industr ial f loor  space for  each category. These "link ag e  
impacts" include five (5) major  types: 


1 .  Employment Impacts  


2 .  Household Impacts 


3 .  Student Generation Impacts  


4 .  School Facilities Cost Impacts 


5 .  Fee Revenues  


The nature and components of these impacts are summarized in Section III . C ,  
along with the key assumptions and data sources used in estimatin g thei r  
magnitude . 


Analysis of  the first four  (4) linkage impacts provides an estimate of the gros s  
school facilities cost impacts per  1,000 square feet of  f loor  space for  each CI D 
category. Analysis and comparison of all f ive (5) impacts provide an estimate of 
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(i ) net school facilities cost impacts (i .e., gross school facilities cost impac ts  
minus residential revenues) per  1,000 square feet of  CID floor  space and (ii) the  
maximum commercial/i ndu s tr i al School Fee that can be justif ied.  


C .  C O M M E R C I A L / I N DU ST R I A L  L A N D  U S E  C A T E G O R I E S  


Linkage impacts are analyzed for  the following CID land use categorie s: 


1 .  Retail and Services 


2 .  Office  


3 .  Research and Developmen t 


4.  Industr ial/W ar eh ous e /M anu fac turin g 


5.  Hospital 


6 .  Hotel/Motel 


7 .  Self-Storage 


R E T A I L  A N D  S E R V I C E S  


The retail and services category includes commercial establish me n ts which sell  
general merchandise , building materials , hard goods, apparel, and other  items and  
services to consumers. Additional establish me nts in the retail and services categ o r y  
include nurser ies, discount stores, restaurants , entertain men t theme parks ,  
new/used car  sales facilities, service stations , supermarkets , banks, real estate sale s  
offices, and similar  uses.  


O F F I C E  


A general office building houses one (1) or  more tenants and is the location wher e  
affairs of  a business, commercial or  industr ial organizati on , professional person or  
firm are conducted. The building or  buildings may be limited to one (1) tenan t ,  
either  the owner  or  lessee, or  contain a mixture of tenants including professio n a l  
services, insurance companies, investment brokers, company headquarters , and  
services for  the tenants such as a bank or  savings and loan, a restaurant or  cafete r i a ,  
and service retail and services facilities. There may be large amounts of space used  
for  file storage or  data processing.  


The office category may also include medical offices that provide diagnoses and  
outpatient care on a routine basis, but which are unable to provide prolonged in-
house medical/surgi c al care. A medical office is generally  operated by either  a singl e  
pr ivate physician or  a group of doctors.  
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R E S E A R CH  A N D  D E V E L O P M E N T 


Research and development facilities are those primarily  associate d with the  
application of scientific research to the development of high technology products .  
Areas of concentrat ion include mater ials , science, computer , electronic, and  
telecommunic a ti on s products. Facilities may also contain offices and fabrica t i o n  
areas. Activities performed range from pure research to product developm e n t ,  
testing, assembly, and distr ibution .  


I N D U S T R I A L / W A R E H O U S E / M A N U F A C TU R I N G  


Warehouses are facilities that are primarily  devoted to the storage of mater i a l s .  
They may also include office and maintenanc e areas. This category also includ e s  
buildings in which a storage unit or  vault is rented for  the storage of goods.  


Manufacturin g facilities are building structures where the primary activity is the  
conversion of raw materials or  parts into finished products. S ize and type of activ i ty  
may vary substanti al ly  from one facility  to another . In addition to actual producti o n  
of goods, manufacturi ng facilities generally  have office, warehouse, research and  
associated functions. This category includes light industr ial facilities such as  
pr inting plants, mater ial testing laboratorie s, assemblers of data processi n g  
equipment, and power stations.  


H O S P I T A L  


Hospital refers to any institution where medical or  surgical care is given to non-
ambulatory and ambulatory patients. The term does not however , refer  to medic a l  
clinics (facilities that provide diagnoses and outpatient care only) or  to nursin g  
homes (facilities devoted to the care of persons unable to care for  themselves ) .  


H O T E L / M OT E L  


Hotels and motels are commercial establish me nts pr imarily  engaged in providi n g  
lodging, or  lodging and meals, for  the general public. As defined by Governm e n t  
Code Section 65995(d), the hotel/motel category includes, but is not limited to, any  
hotel, motel, inn, tourist home, or  other  lodging for  which the maximum term of 
occupancy does not exceed 30 days. It does not, however , include any residen t i a l  
hotel as defined by Section 50519(b)(1) of  the Health and Safety Code. 
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S E L F - S T O R A G E  


This category includes buildings in which a storage unit or  vault is rented for  the  
storage of goods and/or  personal mater ials . This category may also include offic e  
areas associated with storage. 


Note that CID land use categorie s may include different industry types. For  examp l e ,  
f irms in the transportat ion , communicati on s, or  utilities industr ies may be classif ied in 
up to six (6) of  the seven (7) land use categories shown above. S imilar ly, retail f irms  
may also occupy office or  industr ial space (e.g., for  corporate headquarters or  
warehousing) and manufacturin g firms may occupy retail space (e.g., factory reta i l  
outlets). In evaluatin g any given project, the School Distr ict should assign the projec t  
to whichever  CID category is the predominant use within the project.
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F A C I L I T I E S  C A P A C I T Y  A N D  S T U D E N T  
E N R O L L M E N T  
 


In order  to determine whether  the School Distr ict's existing school facilities conta i n  
excess capacity to house students generated by new residential and CID developm e n t ,  
school year  2019/2020 student enrollment and school facilities capacity of the School  
Distr ict were evaluated . 


Collectively , the School Distr ict's school facilities in school year  2019/2020 have a  
capacity of 21,037 students per  Section 17071.10(a) of  the Education Code. This capaci ty  
includes seats from all new school facility  construction projects funded by the Sta te  
and teaching stations purchased by the School Distr ict without State funding (se e  
Exhibit A for  SAB Form 50-02 and Exhibit B for  an updated school facilities capaci ty  
calculation ) . Of these 21,037 existing seats, 9 ,398 are at the elementary school leve l ,  
3 ,330 are at the middle school level, and 8,309 are at the high school level. The  
enrollment of the School Distr ict in school year  2019/2020 is 23,475 students. As show n  
in Table 1 below, the School Distr ict's student enrollment exceeds facilities capacity at  
all school levels in school year  2019/2020.  


T A B L E  1  


E X I S T I N G  S C H O O L  F A C I L I T I E S  C A P A C I T Y A N D  S T U D E N T  
E N R O L L M E N T 


School Level 


2019/2020 
Facilitie s 
Capacity 


2019/2020 
Student 


Enrollment 


Excess/ 
(Shortage) 


Capacity 


Elementary School (Grades K-6) 9,398  11,109  (1 ,711) 


Middle School (Grades 7-8) 3,330  3 ,759  (429) 


High School (Grades 9-12) 8,309  8 ,607  (298) 


Total 21,037  23,475  (2,438) 
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I M P A C T  O F  R E S I D E N T I A L  D E V E L O P M E N T  
O N  S C H O O L  F A C I L I T I E S  N E E D S  
 


As discussed in Section III, the objective of the Study is to determine the  
appropriatenes s of the imposition of a School Fee to finance school facilit i e s  
necessita ted by students to be generated from new residential development. Section II I  
outlined the methodology which was employed in the Study to meet that object i v e .  
Section V is a step-by-step  presentation of the results of  the analysis. 


A .  P R O J E C T E D R E S I D E N T I A L  D E V E L OP M E N T  W I T H I N  T H E  
S C H O O L  D I S T R I C T  


The initial step  in developing a nexus as required by AB 2926 and AB 1600 is to  
determine the number of Future Units to be constructed within the Schoo l  
Distr ict's boundaries. Based on information provided by SCAG, the Schoo l  
Distr ict expects the construction of approximately 4,162 Future Units throu g h  
calendar  year  2035.  


Of these 4,162 Future Units, 79 SFD have already mitigate d their  impacts on the  
School Distr ict through the execution of a mitigati on agreement wherein such  
units pay fees separate from School Fees and Alternativ e Fees. Of the remain i n g  
4,083 Future Units that have not mitigated their  impacts on the School Distr i c t ,  
2 ,626 are expected to be SFD units while 1 ,457 are expected to be MFA unit s .  
Table 2 distinguishe s between mitigated and non-mitiga ted Future Units by land  
use. 


T A B L E  2  


F U T U R E  U N I T S  


Land Uses 
Mitigated Future 


Units 
Non-Mitigated 
Future Units 


Total Future 
Units 


Single Family Detached 79  2 ,626  2 ,705  


Multi-Fami ly Attached 0  1 ,457  1 ,457  


Total Units 79  4 ,083  4 ,162  


 


B .  R E C O N S T R U C TI O N  


Reconstructio n is the act of  replacing existing structures with new construct i o n ,  
which may have an alternativ e land use (i.e., commercial/i ndu str i al versu s  
residential) or  may consist of  different residential unit types (i.e., SFD versu s  
MFA, etc.). 
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B 1 .  R E S I D E N TI A L  R E C O N S TR U C T I ON  


Residential Reconstructi on consists of  voluntarily  demolishing exist i n g  
residential units and replacing them with new residential developm e n t .  
To the extent Reconstructio n increases the residential square footag e  
beyond what was demolished ("New Square Footage") , the increase in 
square footage is subject to the applicable School Fee as such construc t i o n  
is considered new residential development . As for  the amount of squar e  
footage constructed that replaces only the previously constructed squar e  
footage ("Replaceme nt Square Footage") , the determinatio n of the  
applicable fee, if  any, is subject to a showing that the Replacement Squar e  
Footage results in an increase in student enrollment and, therefore, an  
additional impact being placed on the School Distr ict to provide schoo l  
facilities for  new student enrollment. 


Prior  to the imposition of fees on Replacemen t Square Footage, the Schoo l  
Distr ict shall undertake an analysis on any future proposed projects(s) to  
examine the extent to which an increase in enrollment can be expecte d  
from Replacement Square Footage due to any differential in SGFs as  
identified in the Study for  the applicable unit types between exist i n g  
square footage and Replacement Square Footage. Any such fee that is 
calculated for  the Replacement Square Footage shall not exceed the  
School Fee that is in effect at such time. 


B 2 .  R E C O N S T R U C TI O N  O F  C O M M E R C I A L / I N D U S T R I A L  
C O N S T R U C TI ON  I N T O  R E S I D E N T I A L  C O N S T R U C TI O N  


The voluntary demolition of existing commercial/in dus tr ia l buildings and  
replacement of them with new residential development is a differe n t  
category of Reconstructio n. Cooperativ e Strategies is aware that such  
types of Reconstructi on may occur  within the School Distr ict in the  
future, however , Cooperative Strategies was unable to find informat i o n  
(i) about the amount p lanned within the School Distr ict in the future or  
(ii) histor ical levels, which might indicate the amount to be expected in 
the future. Due to the lack of information, the School Distr ict has decide d  
to evaluate the impacts of  Commercial/ In dus tr ia l Reconstructio n projec t s  
on a case-by-cas e basis and will make a determinati on of whether  a fee  
credit is justif ied based on the nature of the project. 


C .  S T U D E N T  G E N E R A T I O N  F A C T O R S  P E R  R E S I D E N TI A L  U N I T  


In order  to analyze the impact on the School Distr ict’s student enrollment from  
non-mitiga ted Future Units, Cooperative Strategies calculated SGFs for  SFD 
and MFA units. The process of determining SGFs involved cross-referencin g the  
School Distr ict’s enrollment data against the County Assessor  residential data.  
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Sorting and extracting the County Assessor  records by land use, Coopera t i v e  
Strategies developed a databas e of 27,126 SFD units. This databas e was the n  
compared with the School Distr ict's student enrollment database to identi f y  
address matches. Upon comparison of the two (2) database s , 17,693 stude n t  
matches were found, resulting in the SGFs shown in Table 3. 


T A B L E  3  


S T U D E N T  G E N E R A T I O N  F A C T O R S  F O R  S I N G L E  F A M I L Y  
D E T A C H E D U N I T S  


School Level Students Matched 
Single Family 


Detached Units 
Student 


Generati on Factors 


Elementary School 7,217  27,126  0 .2661 


Middle School 4,209  27,126  0 .1552 


High School 6,267  27,126  0 .2310 


Total 17,693  N/A 0.6523 


 


A procedure identical to the one used in calculatin g the SGFs for  SFD units was  
used to determine SGFs for  MFA units. A total of  2 ,644 students matched to the  
MFA databas e which consisted of 7 ,060 units. The resulting SGFs for  MFA unit s  
are shown in Table 4 below. 


T A B L E  4  


S T U D E N T  G E N E R A T I O N  F A C T O R S  F O R  M U T L I - F A M I L Y 
A T T A C H E D  U N I T S  


School Level Students Matched 
Multi-Fami ly 


Attached Units 
Student 


Generati on Factors 


Elementary School 1,189 7,060 0.1684  


Middle School 601 7,060 0.0851  


High School 854 7,060 0.1210  


Total 2 ,644 N/A 0.3745  
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However , due to incomplete and incorrect address information in both the stude n t  
enrollment and residential databas es , Cooperative Strategies was unable to match all  
of  the School Distr ict's students. The results are SGFs that understate the number of 
students generated by SFD and MFA units. After  accounting for  incoming interdist r i c t  
students that reside outside of the School Distr ict's boundaries, there were 370 
unmatched students. Therefore, Cooperative Strategies adjusted the SGFs listed in 
Tables 3  and 4 based on a rate which considers the number of students successfu l l y  
matched to a school level and land use. The adjusted SGFs for  each land use by schoo l  
level are shown in Table 5. 


T A B L E  5  


A D J U S T E D S T U D E N T  G E N E R A T I O N  F A C T O R S 


School Levels 
Single Family Detached 


Units 
Multi-Fami ly Attached 


Units 


Elementary School 0.2708 0.1714 


Middle School 0.1576 0.0864 


High School 0.2356 0.1234 


Total 0 .6640 0.3812 


 


D .  S C H O O L  D I S T R I C T  F A C I L I TI E S  R E Q U I R E M E N T S  


By multip lying the non-mitiga te d Future Units as listed in Table 2 by the SGFs  
identified in Table 5 , the Study determined the projected number of new  
students to be generated from non-mitiga te d Future Units. The Projec te d  
Student Enrollment by school level is shown in Table 6 . 


T A B L E  6  


P R O J E C T E D S T U D E N T  E N R O L L M E N T F R O M  F U T U R E  U N I T S  


School Level 


Projected Student 
Enrollment from 


Non-Mitigated 
Future SFD Units 


Projected Student 
Enrollment from 


Non-Mitigated 
Future MFA Units 


Projected Student 
Enrollment from 


Non-Mitigated 
Future Units 


Elementary School 711 250 961 


Middle School 414 126 540 


High School 619 180 799 


Total 1 ,744 556 2,300 
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To determine the number of elementary school, middle school, and high schoo l  
facilities necessary to adequately house the Projected Student Enrollment, Coopera t i v e  
Strategies divided the Projected Student Enrollment by the estimated school facilit i e s  
capacity at each school level, as provided by the School Distr ict. The additional schoo l  
facilities requirements are identified in Table 7. 


T A B L E  7  


A D D I T I ON A L  S C H O O L  F A C I L I TI E S  F O R  P R O J E C T E D   
U N H O U S E D  S T U D E N TS  


School Levels 
Projected Student 


Enrollment 


Estimated 
Facilitie s/T e ach ing 


Station Capacity 


Additional 
Facilitie s/T e ach ing 


Stations Needed 


Elementary School 961 800 1.2013 


Middle School 540 27 20.0000 


High School 799 27 29.5926 


 


E .  S C H O O L  D I S T R I C T  F A C I L I TI E S  C O S T S  


School facilities cost estimates at the elementary school level were prepared by  
Cooperative Strategies . The elementary school facilities costs represent the full  
cost of  site acquisition, site development, construction , furniture and equipme n t ,  
as well as technology . The cost of  expanding the existing middle school and high  
school facilities by adding additional teaching stations is based on per-pupi l  
grant amounts established by SB 50. It must be noted that the facilities costs are  
in 2020 dollars and do not include interest costs associated with debt incurred to  
finance the construction of facilities. The estimated site acquisition and facili ty  
construction costs by school level are shown in Table 8 while the costs for  eac h  
component of the school facilities construction are listed in Exhibit C. 


T A B L E  8  


E S T I M A T E D  S C H O O L  F A C I L I T I E S  C O S T S  ( 2 0 2 0 $ )  


School Levels 
Site Acquisition 


Costs 
Facility  


Constructi on Costs 


Estimated Total 
Cost per Facility/ 
Teaching Station 


Elementary School $5,206,700 $43,235,147 $48,441,847 


Middle School $0 $725,598 $725,598 


High School $0 $920,754 $920,754 
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The costs in Table 8 do not include costs associated with Central Administra t i v e  
and Support Facilities . As indicated in Table 6, non-mitiga ted Future Units will  
cause the enrollment of the School Distr ict to increase by approximately 2,300  
students. In accordance with the Provisions of Chapter  341, Statutes of 1992, SB 
1612, the SAB adopted a report on January 26, 1994, requir ing approximate l y  
four  (4) square feet of  central administra tiv e and support facilities for  every  
student. Based on this report and the estimated cost per  square foot to constr u c t  
and furnish these types of facilities, the Study incorporates a Centr a l  
Administrat iv e and Support Facilities cost impact of $800 per  student. 


F .   T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  


To determine the total school facilities cost impacts caused by non-mitig a t e d  
Future Units, Cooperative Strategies (i) multip lied the school facilities cost s  
(Table 8) by the additional school facilities needed (Table 7) and (ii) multip l i e d  
the central administra ti ve and support facilities costs per  student (abo v e  
paragraph) by the Projected Student Enrollment (Table 6). Table 9 on the  
following page illustrates the total school facilities cost impacts from non-
mitigated future residential development. 


T A B L E  9  


T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  F R O M  N O N -
M I T I G A TE D F U T U R E  U N I T S ( 2 0 2 0 $ )  


Item 


Cost per Facility/ 
Teaching Station/ 


Student 


Facilitie s/ 
Teaching Stations 
Required/Stud en ts 


Generate d 


Total School 
Facilitie s Cost 


Impacts 


Elementary School $48,441,847 1.2013 $58,193,191 


Middle School $725,598 20.0000 $14,511,960 


High School $920,754 29.5926 $27,247,505 


Central Admin Impacts $800 2,300  $1,840,000 


Total N/A N/A $101,792,656 
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G .  S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  R E S I D E N T I A L  
U N I T  


To determine the total school facilities cost impacts per  non-mitiga te d futur e  
residential unit, the total school facilities cost impacts listed above need to firs t  
be apportioned by land use based on the number of elementary, middle, and high  
school students to be generated from such land use. Table 10 shows total schoo l  
facilities cost impacts by land use. 


T A B L E  1 0  


T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  B Y   
L A N D  U S E  ( 2 0 2 0 $ )  


School Level 
Single Family 


Detached Units 
Multi-Fami ly 


Attached Units 


Total School 
Facilitie s Cost 


Impacts 


Elementary School $43,623,284 $15,338,707 $58,961,991 


Middle School $11,457,036 $3,486,924 $14,943,960 


High School $21,604,343 $6,282,362 $27,886,705 


Total $76,684,663 $25,107,993 $101,792,656 


 


Total school facilities cost impacts for  each land use were then divided by the numbe r  
of non-mitiga ted Future Units in such land use to determine school facilities cos t  
impacts per  SFD unit and MFA unit. These impacts are shown in Table 11. 


T A B L E  1 1  


S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  N O N - M I T I G A TE D 
F U T U R E  U N I T  ( 2 0 2 0 $ )  


Land Uses 


Total School 
Facilitie s Cost 


Impacts 
Non-Mitigated 
Future Units 


School Facilities 
Cost Impacts per 
Residenti al Unit 


Single Family Detached $76,684,663 2,626  $29,202 


Multi-Fami ly Attached $25,107,993 1,457  $17,233 
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H .  S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  S Q U A R E  F O O T  


To determine the school facilities cost impacts per  square foot of residen t i a l  
construction for  each land use, the school facilities cost impacts per  unit liste d  
in Table 12 were divided by the average square footage of such type of residen t i a l  
unit. Using square footage information for  recently constructed units within the  
School Distr ict obtained from the County Assessor , Cooperative Strate g i e s  
estimate s that the average square footage of an SFD unit in the School Distr i c t  
is projected to be 3,000 square feet while the average square footage of an MFA  
unit is projected to be 1,750 square feet. Table 12 shows the school facilities cos t  
impacts per  square foot of residential construction in the School Distr ict. 


T A B L E  1 2  


S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  R E S I D E N T I A L   
S Q U A R E  F O O T  ( 2 0 2 0 $ )  


Land Uses 


School Facilities 
Cost Impacts per 


Non-Mitigated 
Residenti al Unit 


Average Square 
Footage 


School Facilities 
Cost Impacts per 


Square Foot 


Single Family Detached $29,202 3,000 $9.73 


Multi-Fami ly Attached $17,233 1,750 $9.85 
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I M P A C T  O F  C O M M E R C I A L / I N D U S T R I A L  
D E V E L O P M E N T  O N  S C H O O L  F A C I L I T I E S  
N E E D S  
 


This section presents the quantitat iv e findings of the commercial/i ndu s tr i al nexu s  
analysis summarized in Section III.  In particular , this section presents estimate s of the  
following: 


1 .  All "linkage impacts" discussed in Section III, by CID land use category. 


2 .  Gross school facilities cost impacts per  1,000 square feet of  commerc i a l /  
industr ial f loor  space. 


3 .  Net school facilities cost impacts (i .e., gross school facility  cost impacts minu s  
residential revenues) per  1 ,000 square feet of  commercial/ indu s tr i al f loor  
space. 


4 .  The percentage of the maximum CID School Fee per  square foot allowed by  
law that can be justif ied to pay for  new school facilities. 


A .  E M P L O Y M E N T  I M P A C T S 


As indicated in Section III, employment impacts for  different CID categori e s  
equal the estimated number of on-site employees generated per  1,000 square feet  
of  commercial/industr i al f loor  space, which are referred to in the Study as CI D 
Land Use Categories.  Consistent with the provisions of Section 17621(e)(1)(B) of 
the Education Code, employment impacts for  each category are based on data from 
SANDAG.  The employment impacts are shown in Table 13 on the next page. 


T A B L E  1 3  


E M P L O Y M E N T  I M P A C T S P E R  1 , 0 0 0  S Q U A R E  F E E T  ( 2 0 2 0 $ )  


CID Land Use Category Square Feet per Employee 


Retail and Services 447 


Office 286 


Research and Developmen t 329 


Industrial / W ar eh ous e /M anu fac tu ri ng 371 


Hospital 360 


Hotel/Motel 883 


Self-Storage 15,552 
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B .  H O U S E H O L D  I M P A C T S  


As noted in Section III, household impacts equal the estimated number of 
households associated with each category of employment impacts, per  1 ,000  
square feet of  commercial/i ndu str i al f loor  space.  Household impacts include the  
following components: 


1 . Households per  Employee 


The average number of households per  employee are calcul a te d  
based on information obtained from the Census.  Based on thi s  
information, the total household impacts are 0.6135 households per  
employee within the School Distr ict.   


2 . Employed Persons Living within the School Distr ict 


In order  to determine the number of employed persons who live  
within the School Distr ict, Cooperative Strategies utilized data  
from the Census.  Based on this data, approximately 41.14 percen t  
of the employed persons within the School Distr ict are estim ate d  
to live within the School Distr ict.  This trend is expected to  
increase as new residential and CID projects are approved and  
additional homes and jobs are created within the School Distr ict.  


3 . Propensity to Occupy New Homes 


The propensity to occupy new housing within the general area of 
the School Distr ict helps determine the number of employe e s  
generated from new homes.  Based on data on recent resales and  
new home sales obtained from CoreLogic, new home sales in th e  
School Distr ict were estimated to equal 15.64 percent of the tota l  
housing units which experienced occupant turnover  between 2018 
and 2019.  


4 . Total Household Impact 


In order  to determine the Total Household Impact of new  
residential units, the Study multip lied the average employ e d  
persons per  household, employed person living within the Schoo l  
Distr ict, and the propensity to occupy new homes.  This helps  
determine the number of new employees coming to live and work  
within the School Distr ict produced by new residen t i a l  
development , as shown in Table 14 on the following page.  
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T A B L E  1 4  


T O T A L  H O U S E H OL D  I M P A C T S F R O M  N E W  C I D   


Household Impact Factor 


Households per Employees 0.6135 


Employees Living within the School Distric ts 41.14% 


Households with Employees Working within the School Distric t 0 .2524  


Propensity to Occupy New Homes 15.64% 


Total Household Impacts 0 .0395 


 


C .  S T U D E N T  G E N E R A T I O N  I M P A C TS  


As noted in Section III, student generation impacts equal the number of the  
School Distr ict's students associated with each category of CID space.  Separ a te  
student generation impacts are estimated for  each CID category and school leve l .  


1 .  R E S I D E N TI A L  S T U D E N T G E N E R A TI ON  I M P A C T S  


In order  to analyze household formation as a result of  new CID, the SGFs  
shown in Table 5 must be blended.  To blend the SGFs of the two (2) land  
uses into a single SGF for  each school level, the land uses were weighted in 
proportion to each type's percentage of the future residential units to be  
constructed within the School Distr ict.  Applying these weighting facto r s  
yields the following blended SGFs shown in Table 15. 


T A B L E  1 5  


B L E N D E D  S T U D E N T  G E N E R A T I O N  F A C T O R S  


School Level Student Generati on Factors 


Elementary School 0.2360 


Middle School 0.1327 


High School 0.1963 


Total 0 .5650 
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2 .  T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C TS  


Multiplying total household impacts shown in Table 14 by the blended SGFs  
shown in Table 15 results in the average student generation impacts.  Thes e  
average student generation impacts are shown by school level in Table 16. 


T A B L E  1 6  


A V E R A G E  S T U D E N T G E N E R A TI ON  I M P A C T S  


School Level 


Student 
Generati on 


Factors 
Total Household 


Impacts 


Average Student 
Generati on 


Impacts 


Elementary School 0.2360 0.0395 0.0093 


Middle School 0.1327 0.0395 0.0052 


High School 0.1963 0.0395 0.0078 


 


D .  I N T E R - D I S TR I C T  T R A N S F E R  I M P A CT S  


The Study also evaluates the impact of students attending the School Distr ict on 
an inter-distr ic t transfer  basis.  The inter-distr ict transfer  rate is determined by  
calculating the ratio of student transfers into the School Distr ict' s schools by the  
number of persons employed within its boundaries.  Based on informat i o n  
provided by the School Distr ict, total student transfers into the School Distr i c t ' s  
schools for  school year  2019/2020 total 722 at the elementary school level, 539 at  
the middle school level, and 1,231 at the high school level.  Employment withi n  
the School Distr ict's area is estimated at 51,877 persons based on employm e n t  
estimate s provided by SCAG.  Table 17 shows the inter-distr ic t transfer  impac ts  
by school level.   


T A B L E  1 7  


I N T E R - D I S TR I C T  T R A N S F E R  I M P A CT S  


School Level Inter-Di s tr ic t Transfer Impacts 


Elementary School 0.0139 


Middle School 0.0104 


High School 0.0237 
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E .  T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C T 


To determine the total student generation impacts of  CID on the School Distr i c t ,  
the average student generation impacts from Table 16 are added to the inter -
distr ict transfer  impacts from Table 17. The resulting total student genera t i o n  
impacts are displayed in Table 18. 


T A B L E  1 8  


T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C TS  


School Level 


Average Student 
Generati on 


Impacts 
Inter-Di s tr ic t 


Transfer Impacts 


Total Student 
Generati on 


Impacts 


Elementary School 0.0093 0.0139 0.0232 


Middle School 0.0052 0.0104 0.0156 


High School 0.0078 0.0237 0.0315 


 


F .  G R O S S  S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  


As noted in Section III, school facilities cost impacts equal the gross schoo l  
facilities cost impacts (exclusive of residential revenues) associated with the tota l  
student generation impact of each CID category.   


1 .  S C H O O L  F A C I L I T I E S  C O S T S  P E R  S T U D E N T  


The school facilities costs per  student are the average cost impac t  
produced by students generated from non-mitiga ted Future Units. This  
impact estimate is der ived from the school facilities costs (Table 10)  
divided by the Projected Student Enrollment from Future Units (Table 6) 
by school level. Multip lying the total student generation impacts by the  
school facilities costs per  student results in the gross school facilities cos t  
impacts shown in Table 19 on the next page 
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T A B L E  1 9  


G R O S S  S C H O O L  F A C I L I T I E S  C O S T S  I M P A C TS   
P E R  S T U D E N T  ( 2 0 2 0 $ )  


School Level 


Total Student 
Generati on 


Impacts Cost per Student 


Gross School 
Facilitie s Costs 


Impacts per 
Student 


Elementary School 0.0232 $61,355 $1,423.44 


Middle School 0.0156 $27,674 $431.71 


High School 0.0315 $34,902 $1,099.41 


Total N/A N/A $2,954.56 


 


G .  F E E  R E V E N U E S  


As noted in Section III, fee revenues include two (2) components: residen t i a l  
revenues and potential CID School Fee revenues.  


1 .  R E S I D E N TI A L  R E V E N U E S  A N D  N E T  S C H O O L  F A C I L I TY  
C O S T S  


Residential revenues equal the maximum revenues from residenti a l  
development associated with each school level.  These revenues are derived  
from a weighted average of (i) the School Distr ict's proposed School Fee of 
$4.08 per  square foot multip lied by the School Distr ict's weighted averag e  
square footage for  residential units of  2 ,554 square feet and (ii) the School  
Distr ict's average mitigation obligation of $14,076 per  mitigated unit .   
Based on this calculation, the residential revenues per  unit in the School  
Distr ict are estimated to be $10,490.  Multip lying the average studen t  
generation impact shown in Table 16 by residential revenues results in the  
residential revenues per  student shown in Table 20. 
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T A B L E  2 0  


R E S I D E N TI A L  R E V E N U E S  P E R  H O U S E H O L D  ( 2 0 2 0 $ )  


Item Amount 


Revenue per Residenti al Unit $10,490 


Total Household Impact 0.0395 


Residenti al Revenue per Household $414.36 


2 .  N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS  


In order  to calculate the net school facilities cost impacts per  grade leve l ,  
the residential revenues shown in Table 20 were subtracted from the gros s  
school facilities cost impacts shown in Table 19.  The results are the net  
school facilities cost impacts that must be funded by CID School Fees, as  
shown in Table 21. 


T A B L E  2 1  


N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS   
P E R  H O U S E H O L D  ( 2 0 2 0 $ )  


Item Amount 


Gross School Facilitie s Cost Impacts per Household $2,954.56 


Residenti al Revenue per Household $414.36 


Net School Facilitie s Cost Impacts per Household $2,540.20 


 


H .  J U S T I F I CA TI ON  O F  C O M M E R C I A L / I N D U ST R I A L  S C H O O L  
F E E S  


Dividing net school facilities cost impacts shown in Table 21 by total the squar e  
feet per  employee for  each land use category, as shown in Table 13, results in 
the CID impacts shown in Table 22. 
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T A B L E  2 2  


E M P L O Y M E N T  I M P A C T S P E R  1 , 0 0 0  S Q U A R E  F E E T  


CID Land Use Category 


Net Impact 
per 


Household 
Square Feet 


per Employee 


Cost Impact 
per Square 


Foot Of 
CID 


Retail and Services $2,540.20 447 $5.683 


Office $2,540.20 286 $8.882 


Research and Developmen t $2,540.20 329 $7.721 


Industrial / W ar eh ous e /M anu fac tu ri ng $2,540.20 371 $6.847 


Hospital $2,540.20 360 $7.056 


Hotel/Motel $2,540.20 883 $2.877 


Self-Storage $2,540.20 15,552 $0.163 
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C O N C L U S I O N  
 


On January 22, 2020, the SAB increased the maximum Residential and CID School Fee s  
authorized by Section 17620 of the Education Code from $3.79 to $4.08 per  residen t i a l  
building square foot, and from $0.61 to $0.66 per  CID square foot for  unified schoo l  
distr icts.  


This section summarizes the findings of the Study for  new residential and  
commercial/in dus tr ia l construction within the School Distr ict.  In particular , thi s  
section summarizes the following: 


1 .  R E S I D E N TI A L  F E E S  


As shown in Table 12, the impact per  residential square foot exceeds the  
maximum residential School Fee of $4.08 per  square foot and, therefore, Schoo l  
Fees would provide for  less than 100 percent of the school facilities cost impac ts .  
The Study concludes that the School Distr ict is fully  justif ied in levying the  
maximum residential School Fee of $4.08 per  square foot for  all new non-
mitigated residential development within its boundaries, subject to the  
limitation s under  the law. 


Based on this information , the School Distr ict is justif ied in charging the  
Statutory Fee Amounts per  square foot shown in Table 23 on new residen t i a l  
construction : 


T A B L E  2 3  


M A X I M U M  J U S T I F I E D  S T A T U TO R Y  R E S I D E N T I A L  F E E   
P E R  S Q U A R E  F O O T  ( 2 0 2 0 $ )  


Item Residenti al Fee per Square Foot 


Single Family Detached $4.08 


Multifamily Attached $4.08 


 


2 .  C O M M E R C I A L / I N DU ST R I A L  F E E S  


As shown in Table 22, the impact per  CID square foot exceeds the maxim u m  
CID School Fee of $0.66 per  square foot for  all CID land use categories, excep t  
for  the self-storag e category. The Study concludes that the School Distr ict is 
fully  justif ied in levying the maximum CID School Fee of $0.66 per  square foo t  
for  all CID land use categories , except for   the self-storag e category, where it is 
justif ied in levying $0.163 per  square foot of CID development .  
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Based on this information,  the School District is justified in charging the 
Statutory Fee Amounts per square foot shown in Table  24 on new CID 
construction:  


T A B L E  2 4  


M A X I M U M  J U S T I F I E D  S T A T U TO R Y  C I D  F E E   
P E R  S Q U A R E  F O O T  ( 2 0 2 0 $ )  


CID Land Use Category CID Fee per Square Foot 


Retail and Services $0.66 


Office $0.66 


Research and Developmen t $0.66 


Industrial / W ar eh ous e /M anu fac tu ri ng $0.66 


Hospital $0.66 


Hotel/Motel $0.66 


Self-Storage $0.163 
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E X H I B I T  A  
C U R R E N T  S A B  F O R M  5 0 - 0 2  
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E X H I B I T  B  
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Murrieta Valley Unified School District


Elementary Middle High
School School School


N/A SAB Form 50-02 2,300 1,080 2,079
N/A Non-Severe/Severe Capacity 21 6 12
50/75200-00-001 Tovashal Elementary 850 0 0
50/75200-00-002 Cole Canyon Elementary 850 0 0
50/75200-00-003 Daniel N. Buchanan Elementary 825 0 0
50/75200-00-004 Vista Murrieta High 0 0 3,598
50/75200-00-005 Middle #3 0 756 0
50/75200-00-006 Elementary No. 9 (Monte Vista Elem.) 825 0 0
50/75200-00-007 Murrieta Elementary 25 0 0
50/75200-00-008 Warm Springs Middle 0 513 0
50/75200-00-009 Warm Springs Middle 0 300 0
50/75200-00-010 Cole Canyon Elementary 200 0 0
50/75200-00-011 Daniel N. Buchanan Elementary 125 0 0
50/75200-00-012 Monte Vista Elementary 123 0 0
50/75200-00-013 Antelope Hills Elementary 875 0 0
50/75200-00-014 Vista Murrieta High 0 0 73
50/75200-00-015 Monte Vista Elementary 85 0 0
50/75200-00-016 Daniel N. Buchanan Elementary 200 0 0
50/75200-00-017 Alta Murrieta Elementary 120 0 0
50/75200-00-018 Lisa J. Mails Elementary 925 0 0
50/75200-00-019 Avaxat Elementary 149 0 0
50/75200-00-020 Murrieta Valley High 0 0 63
50/75200-00-022 McElhinney Middle 900 675 0
50/75200-00-023 Murrieta Mesa High 0 0 2,133
50/75200-00-024 Vista Murrieta High 0 0 351
Total Capacity N/A 9,398 3,330 8,309


School Facilities Capacity Calculation


Application Item
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E X H I B I T  C  
U P D A T E D  S C H O O L  F A C I L I T I E S  C O S T  E S T I M A T E S  


 


 







A.  Site $5,206,700
Purchase Price of Property $5,141,700


Acres [1]: 12
Cost/Acre: $428,475


EIR $30,000
Appraisals $15,000
Surveys $10,000
Escrow/Title $10,000
[1] Assumes Net Usable Acres


B.  Plans $2,340,750
Architect's Fee $1,987,500
DSA/SDE Plan Check $293,050
CDE Plan Check Fee $25,200
Energy Fee Analysis $15,000
Preliminary Tests $20,000


C.  Construction $36,000,000
(Includes Construction, Site Development, General Site Development, and Technology)


75
$600


D.  Tests $50,000


E.  Inspection $180,000
($15,000 per month for 12 months)


F.  Furniture and Equipment $720,000
(2% of Construction)


G. Contingency $1,800,000
(5% of Construction)


H.  Items Not Funded by the State $2,144,397
Technology (5% of Construction) $1,800,000
Library Books (8 books/student @ $15) $96,000
Landscaping ($0.44/sq. ft x 12 acres) $229,997
Landscape Architect Fees (8% of Landscaping) $18,400


I.  Total Estimated Cost $48,441,847


School Facilities Capacity -  Traditional Calendar 800
School Facilities Cost per Student - Traditional Calendar $60,552


Summary


February 2020


Cost / Square Feet


Summary of Estimated Costs
Murrieta Valley Unified School District


Square Feet / Student


Elementary School





		Exhibit C - School Costs.pdf

		School Costs



		Exhibit B - Capacity.pdf

		Capacity







https://www.firstcarbonsolutions.com/
https://www.adec-innovations.com/
https://www.linkedin.com/company/firstcarbon-solutions/
https://www.facebook.com/firstcarbon
https://twitter.com/firstcarbon
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To determine the impact on the School Distr ict from non-mitiga te d Future Units, the  
Study first multip lied the number of non-mitigated Future Units by the stude n t  
generation factors ("SGFs") calculated by Cooperative Strategies , to determine the  
projected student enrollment from non-mitiga ted Future Units. The results were th a t  
961 new elementary school students, 540 new middle school students, and 799 new high  
school students are anticipate d to be generated from non-mitiga te d Future Unit s  
("Projected Student Enrollment") .  

To adequately house the Projected Student Enrollment, the School Distr ict will need  
to construct new elementary school facilities and expand existing middle school and  
high school facilities. Using design capacities of  800 students at the elementary schoo l  
level, 27 students per  classroom at the middle school level, and 27 students per  
classroom at the high school level, the School Distr ict will need to construct two (2)  
new elementary schools, 20 new middle school classrooms, and 30 new high schoo l  
classrooms to accommodate the Projected Student Enrollment from the non-mitig a t e d  
Future Units projected to be constructed at this time. Based on school facility  cos t  
estimate s prepared by Cooperative Strategies , an elementary school is projected to cos t  
$48,441,847. The cost of  expanding the existing middle school and high school facilit i e s  
by adding additional teaching stations is based on per-pupil grant amounts establi s h e d  
by Senate Bill ("SB") 50. 

In addition to the school facilities cost impacts, the School Distr ict will experien c e  
Central Administra tiv e and Support Facilities cost impacts. In January 1994, the Sta te  
Allocation Board ("SAB") approved a policy of four  (4) square feet of  Centr a l  
Administrat iv e and Support Facilities per  student, which based on School Distr ict cos t  
estimate s equates to a per-student cost of  $800. Multip lying these costs by the facilit i e s  
needed and the students generated yielded the total school facilities cost impacts show n  
in Table ES-1. 

T A B L E  E S - 1  

T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  ( 2 0 2 0 $ )  

School Levels 

Cost Per Facility/ 
Teaching Station/ 

Student 

Facilitie s/ 
Teaching Stations 
Required/Stud en ts 

Generate d 

Total School 
Facilitie s Cost 

Impacts 

Elementary School $48,441,847 1.2013 $58,193,191 

Middle School $725,598 20.0000 $14,511,960 

High School $920,754 29.5926 $27,247,505 

Central Admin Impacts $800 2,300 $1,840,000 

Total N/A N/A $101,792,656 
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The amounts listed in Table ES-1 were apportioned to each land use class based on the  
number of students generated from such residential land use. Thereafter , the schoo l  
facilities cost impacts for  each land use class were divided by the number of non-
mitigated Future Units to calculate the school facilities cost impacts per  residen t i a l  
unit. Table ES-2 below lists the school facilities cost impacts per  residential unit. 

T A B L E  E S - 2  

T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  P E R  R E S I D E N T I A L  
U N I T  ( 2 0 2 0 $ )  

Land Use 

Total School 
Facilitie s Cost 

Impacts 
Non-Mitigated 
Future Units 

School Facilities 
Cost Impacts per 
Residenti al Unit 

Single Family Detached $76,684,663 2,626  $29,202  

Multi-Fami ly Attached $25,107,993 1,457  $17,233  

 

To determine the school facilities cost impacts per  square foot of residen t i a l  
construction , the school facilities cost impacts per  unit were divided by the aver ag e  
square footage of a residential unit in each land use class. Table ES-3 below lists the  
school facilities cost impacts per  average residential square foot. 

T A B L E  E S - 3  

T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  P E R   
R E S I D E N TI A L  S Q U A R E  F O O T  ( 2 0 2 0 $ )  

Land Use 

School Facilities 
Cost Impacts per 

Non-Mitigated 
Future Units 

Average 
Square 
Footage 

School Facilities 
Cost Impacts per 

Residenti al 
Square Foot 

Single Family Detached $29,202 3,000 $9.73 

Multi-Fami ly Attached $17,233 1,750 $9.85 

 

To determine the commercial/in dus tr i al School Fee levels that satisfy the r igorou s  
nexus requirements of AB 181, the Study divides CID into seven (7) land use categor i e s :  
retail and services, office, research and development, industr ial/w ar eho u s e /  
manufacturin g , hospital, hotel/motel , and self-storag e . The employment impacts of  
each of these land uses, in terms of the number of employees per  1,000 square feet of  
building space, are based on information from the San Diego Association of 
Governments ("SANDAG") pursuant to Section 17621 (e)(1)(B) of the Education Code .  
These employee impacts are shown in Table ES-4. 
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T A B L E  E S - 4  

E M P L O Y M E N T  I M P A C T S P E R  1 , 0 0 0  S Q U A R E  F E E T  C I D  

CID Land Use Category 
Square Feet per 

Employee 
Employees per 1,000 

Square Feet 

Retail and Service 447 2.2371 

Office 286 3.4965 

Research and Developmen t 329 3.0395 

Industrial / W ar eh ous e /M anu fac tu ri ng 371 2.6954 

Hospital 360 2.7778 

Hotel/Motel 883 1.1325 

Self-Storage 15,552 0.0643 

 

Additional data from SCAG, the U.S . Bureau of Census ("Census"), and CoreLo g i c  
provide a basis for  estimatin g net school distr ict household impacts. This numbe r  
includes only those households occupying new housing units within the School Distr i c t ,  
as opposed to existing units whose previous occupants may have included school- ag e d  
children. Multip lying net school distr ict households by (i) the number of students per  
household and (ii) total school facilities costs per  student, results in estimate s of schoo l  
facilities cost impacts. Collectively , this calculation represents the total school facilit i e s  
cost impacts per  1,000 square feet of  commercial/i ndu s tr i al f loor  space, expressed in 
2020 dollars. These results are summarized in Table ES-5. 

T A B L E  E S - 5  

G R O S S  S C H O O L  F A C I L I T I E S  C O S T S  I M P A C TS   
P E R  H O U S E H O L D  ( 2 0 2 0 $ )  

School Level 

Total Student 
Generati on 

Impacts 
Cost per 
Student 

Gross School 
Facilitie s Costs 

Impacts per Unit 

Elementary School 0.0232 $61,355 $1,423.44 

Middle School 0.0156 $27,674 $431.71 

High School 0.0315 $34,902 $1,099.41 

Impact per Household N/A N/A $2,954.56 
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The revenue component of the Study estimates the potential fee revenues generated by  
CID, including residential fees paid by CID related households, as well as CID School  
Fees. CID related residential revenues are calculated based on a weighted average of 
(i) the proposed residential School Fee of $4.08 per  square foot, justif ied in this study ,  
and (ii) the average mitigatio n obligatio n per  mitigated Future Unit.  

The residential revenues per  household are then subtracted from the impact per  
household listed above. This results in net impact per  household, as summarized in 
Table ES-6. 

T A B L E  E S - 6  

N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS   
P E R  H O U S E H O L D  ( 2 0 2 0 $ )  

Item Amount 

Impact per Household $2,954.56 

Residenti al Revenue Per Household $414.36 

Net School Facilitie s Cost Impacts Per Household $2,540.20 

 

The net impact per  household is then divided by the appropriate square feet per  
employee for  each of the seven (7) CID land use categorie s to determine the cost impac t  
per  square foot of CID for  each CID category, as shown in Table ES-7. 

T A B L E  E S - 7  

N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS   
P E R  S Q U A R E  F O O T  ( 2 0 2 0 $ )  

School Level 

Net Impact 
per 

Household 
Square Feet 

per Employee 

Cost Impact 
per Square 

Foot Of 
CID 

Retail and Services $2,540.20 447 $5.683 

Office $2,540.20 286 $8.882 

Research and Developmen t $2,540.20 329 $7.721 

Industrial / W ar eh ous e /M anu fac tu ri ng $2,540.20 371 $6.847 

Hospital $2,540.20 360 $7.056 

Hotel/Motel $2,540.20 883 $2.877 

Self-Storage $2,540.20 15,552 $0.163 
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On January 22, 2020, the SAB increased the maximum Residential and CID School Fee s  
authorized by Section 17620 of the Education Code from $3.79 to $4.08 per  residen t i a l  
building square foot, and from $0.61 to $0.66 per  CID square foot for  unified schoo l  
distr icts.  

As shown in Table ES-3, the impact per  residential square foot exceeds the maxim u m  
residential School Fee per  square foot and, therefore, School Fees would provide for  
less than 100 percent of the school facilities cost impacts. The Study concludes that the  
School Distr ict is fully  justif ied in levying the maximum residential School Fee of $4.08  
per  square foot for  all new non-mitiga ted residential development within its  
boundaries, subject to the limitations under  the law. 

Justif icati on of the CID School Fee is based on a comparison of cost impacts per  CI D 
square foot, as shown in Table ES-7, against the maximum CID Fee per  square foot as  
noted above. As shown in Table ES-8, the School Distr ict is justif ied in levying: 

T A B L E  E S - 8  

M A X I M U M  S C H O O L  F E E  P E R  S Q U A R E  F O O T  O F  C I D  

CID Land Use Category Maximum School Fee 

Retail and Service $0.66 

Office $0.66 

Research and Developmen t $0.66 

Industrial / W ar eh ous e /M anu fac tu ri ng $0.66 

Hospitals $0.66 

Hotel/Motel $0.66 

Self-Storage $0.163 

 

ABOUT US 
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I N T R O D U C T I O N  

 

SB 50, which Governor  Wilson signed on August 27, 1998, was enacted on Novem b e r  
4, 1998, following the approval of  Proposition 1A by the voters of the State in the  
general election on November 3, 1998. SB 50 includes provisions for  the following: 

1 .  Issuance of State general obligation bonds in an amount not to exceed $9.2  
billion; 

2 .  Reformation of the State School Building Program; and  

3 .  Reformation of the School Fee mitigatio n payment collection procedure. 

Additionally , Assembly Bill ("AB") 16, which Governor  Davis signed on April 26, 2002,  
was enacted following the approval of  Proposition 47 ("Prop 47") by the voters of the  
State in the general election on November 5, 2002. Prop 47 includes the authoriza t i o n  
for  issuance of State general obligation bonds in the amount of $13.05 billion, and AB  
16 provides for  additional reformation of the State School Building Program into the  
School Facilities Program. On March 2, 2004, the voters of the State approve d  
Proposition 55 ("Prop 55"). Prop 55 includes the authorizat ion for  the additi o n a l  
issuance of State general obligation bonds in the amount of $12.3 billion. Finally  AB  
127, which Governor  Schwarzenegg er  signed on May 20, 2006, was enacted followi n g  
the approval of Proposition 1D ("Prop 1D") by the voters of the State in the gener a l  
election of November 7, 2006. Prop 1D includes the authorizat ion for  the issuance of 
State general obligatio n bonds in the amount of $10.4 billion. On November 8, 2016,  
the voters of the State approved Proposition 51 ("Prop  51"). Prop 51 includes the  
authorizat ion for  the issuance of State general obligatio n bonds in the amount of $9 
billion. 

The Mira-Hart-M urri eta Decisions, which formerly permitted school distr icts to  
collect mitigation payments in excess of School Fees under  certain circumstance s, are  
suspended by AB 127. In lieu of the powers granted by the Mira-Hart-M urr i e t a  
Decisions, SB 50 and subsequent legislatio n provide school distr icts with a reforme d  
School Fee collection procedure that, subject to certain conditions, authorizes schoo l  
distr icts to collect Alternativ e Fees on residential developments. However , not all  
school distr icts will qualify to charge Alternativ e Fees, and Alternative Fees are  
generally  not imposed upon residential units that have existing agreements with a  
school distr ict. 

Therefore, school distr icts must still  rely on School Fees as a funding source for  schoo l  
facilities required by new development. However , before a school distr ict can levy  
School Fees on new development , State law requires that certain nexus findings mus t  
be made and documented. The objective of this Study is to provide a r igorous basis for  
such findings.
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L E G I S L A T I O N  

 

S tate legislatio n, specifically  AB 2926 and AB 1600, provides guidelines, procedure s ,  
and restr ictions on the levy of School Fees for  school facilities. Certain provisions of 
this legislation are summarized below: 

A .  A B  2 9 2 6  

AB 2926 was enacted by the State in 1986. Among other  things, AB 2926 adde d  
various sections to the Government Code which authorize school distr icts to levy  
School Fees on new residential and commercial/in dus tr i a l developments in order  
to pay for  school facilities. In addition, AB 2926 provides for  the following: 

1 .  No city or  county can issue a building permit for  a develop m e n t  
project unless such School Fees have been paid.  

2 .  School Fees for  commercial/i ndu s tr i al development must be  
supported by the finding that such School Fees "are reasonab l y  
related and limited to the needs for  schools caused by th e  
development ." 

3 .  School Fees for  1987 were limited to $1.50 per  square foot on new  
residential construction and $0.25 per  square foot for  new  
commercial/in dus tr ia l construction.  

4 .  Every year , School Fees are subject to annual increases based on 
the Statewide cost index for  Class B construction , as determined by  
the SAB at its January meeting (This provision was changed to  
every other  year  by AB181).  

The provisions of AB 2926 have since been expanded and revised by AB  
1600. 

B .  A B  1 6 0 0  

AB 1600, which created Sections 66000 et seq. of  the Government Code, was  
enacted by the State in 1987. AB 1600 requires that all public agencies satisfy the  
following requirements when establishi ng , increasing or  imposing a fee as a  
condition of approval for  a development project.  

1 .  Determine the purpose of the fee.  

2 .  Identify the facilities to which the fee will be put.  

3 .  Determine that there is a reasonabl e relationship  between the nee d  
for  public facilities and the type of development on which a fee is  
imposed. 
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4 .  Determine that there is a reasonable relationship  between th e  
amount of the fee and the public facility  or  portion of the publi c  
facility  attr ibutable to the development on which the fee is  
imposed.  

5 .  Provide an annual accounting of any portion of the fee remain i n g  
unexpended, whether  committed or  uncommitted , in the Schoo l  
Distr ict's accounts f ive or  more years after  it was collected. 

In other  words, AB 1600 limits the ability  of a school distr ict to levy School Fee s  
unless (i) there is a need for  the School Fee revenues generated and (ii) there is 
a nexus or  relationship  between the need for  School Fee revenues and the type  
of development project on which the School Fee is imposed. (The requirem e n ts  
of AB 1600 were clar ified with the passage in 2006 of AB 2751, which codifi e s  
the findings of Shapell Industr ies vs. Milpitas Unified School Distr ict. ) The  
Study will provide information necessary to establish such a nexus betw e e n  
School Fees and residential development .  

C .  A B  1 8 1  

AB 181, enacted by the State in 1989, made significant changes in several Sta te  
Codes, including Sections 53080 et seq. of  the Government Code which was re-
codified as Sections 17620 et seq. of  the Education Code on January 1, 1998.  
Changes in Section 53080 included additional requirements and procedures for  
imposing School Fees and other  conditions on new development. Specifical l y ,  
AB 181 imposes more str ingent nexus requirements on school distr icts that wish  
to levy School Fees on CID, as follows: 

1 .  In order  to levy a School Fee on CID, a formal study must be  
conducted to determine the impact of "the increased number of 
employees anticipated to result" from new CID on the "cost of  
providing school facilities within the School Distr ict". 

2 .  Only that portion of the School Fee justif ied by the "nexu s  
findings" contained in this study may be levied. Nexus findin g s  
must be made on an individual project basis or  on the basis of  
categories of CID and must "utilize employee generation estim ate s  
that are based on commercial/ indu s tr i al factors within the schoo l  
distr ict." Categories to be evaluate d may include, but are not  
limited to, office, retail, transportat ion , communicati on s and  
utilities, light industr ial, heavy industr ial, research and  
development , and warehouse uses.  

3 .  Starting in 1990, maximum School Fees for  residential and CI D 
will be subject to increases every two (2) years rather  than annual l y .  
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4 .  An appeals procedure shall be established whereby the levy of 
School Fees on a commercial/ indu s tr i al project may be appealed to  
the governing board of a school distr ict. Grounds for  an appea l  
must include, but are not limited to, improper  project classif ica t i o n  
by commercial/i ndu s tr i al category, or  the application of imprope r  
or  inaccurate employee or  student generation factors to the projec t .   

In summary, AB 181 establish es additional requirements which must be satisf i e d  
by school distr icts pr ior  to their  levying School Fees on CID. 

D.  AB 4 8 / PROPOS IT ION  1 3  

AB 48, the Public Preschool, K-12, and College Health and Safety Bond Act of 
2020, is a statewide bond initiative that will be voted on in the March 3, 2020 
statewide primary election as Proposition 13. If  approved by the voters of the  
State, this legislati on would also make changes to the imposition of school fees  
on certain types of residential developments.  AB 48 provides a 20 percen t  
reduction on fees imposed by school distr icts pursuant to Sections 65995, 65995.5 ,  
and 65995.7 of the Government Code for  all multifamily residential develop m e n t  
projects.  Additionally , certain multifamily housing developments that meet the  
cr iter ia establishe d in Section 65999(a) of  the Government Code would be exem p t  
from any fees imposed by School Distr icts pursuant to Sections 65995, 65995.5 ,  
and 65995.7 of the Government Code. The reduction and exemption provisio n s  
of this legislation , if  approved by voters, would expire on January 1, 2026.  This  
Study considers the full cost impacts of  all multifamily development regardl e s s  
of  any reductions or  exemptions.  If  Proposition 13 is approved by the voters on 
March 3, 2020 and the provisions of AB 48 go into effect, the School Distr ict will  
be required to reduce or  waive the fees it imposes on multifamily residen t i a l  
development pursuant to Sections 65995, 65995.5, and 65995.7 of the Governm e n t  
Code accordingly at the time of building permit issuance. 
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B 1 .  R E S I D E N TI A L  R E C O N S TR U C T I ON  

Residential Reconstructi on consists of  voluntarily  demolishing exist i n g  
residential units and replacing them with new residential developm e n t .  
To the extent Reconstructio n increases the residential square footag e  
beyond what was demolished ("New Square Footage") , the increase in 
square footage is subject to the applicable School Fee as such construc t i o n  
is considered new residential development . As for  the amount of squar e  
footage constructed that replaces only the previously constructed squar e  
footage ("Replaceme nt Square Footage") , the determinatio n of the  
applicable fee, if  any, is subject to a showing that the Replacement Squar e  
Footage results in an increase in student enrollment and, therefore, an  
additional impact being placed on the School Distr ict to provide schoo l  
facilities for  new student enrollment. 

Prior  to the imposition of fees on Replacemen t Square Footage, the Schoo l  
Distr ict shall undertake an analysis on any future proposed projects(s) to  
examine the extent to which an increase in enrollment can be expecte d  
from Replacement Square Footage due to any differential in SGFs as  
identified in the Study for  the applicable unit types between exist i n g  
square footage and Replacement Square Footage. Any such fee that is 
calculated for  the Replacement Square Footage shall not exceed the  
School Fee that is in effect at such time. 

B 2 .  R E C O N S T R U C TI O N  O F  C O M M E R C I A L / I N D U S T R I A L  
C O N S T R U C TI ON  I N T O  R E S I D E N T I A L  C O N S T R U C TI O N  

The voluntary demolition of existing commercial/in dus tr ia l buildings and  
replacement of them with new residential development is a differe n t  
category of Reconstructio n. Cooperativ e Strategies is aware that such  
types of Reconstructi on may occur  within the School Distr ict in the  
future, however , Cooperative Strategies was unable to find informat i o n  
(i) about the amount p lanned within the School Distr ict in the future or  
(ii) histor ical levels, which might indicate the amount to be expected in 
the future. Due to the lack of information, the School Distr ict has decide d  
to evaluate the impacts of  Commercial/ In dus tr ia l Reconstructio n projec t s  
on a case-by-cas e basis and will make a determinati on of whether  a fee  
credit is justif ied based on the nature of the project. 

C .  S T U D E N T  G E N E R A T I O N  F A C T O R S  P E R  R E S I D E N TI A L  U N I T  

In order  to analyze the impact on the School Distr ict’s student enrollment from  
non-mitiga ted Future Units, Cooperative Strategies calculated SGFs for  SFD 
and MFA units. The process of determining SGFs involved cross-referencin g the  
School Distr ict’s enrollment data against the County Assessor  residential data.  
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Sorting and extracting the County Assessor  records by land use, Coopera t i v e  
Strategies developed a databas e of 27,126 SFD units. This databas e was the n  
compared with the School Distr ict's student enrollment database to identi f y  
address matches. Upon comparison of the two (2) database s , 17,693 stude n t  
matches were found, resulting in the SGFs shown in Table 3. 

T A B L E  3  

S T U D E N T  G E N E R A T I O N  F A C T O R S  F O R  S I N G L E  F A M I L Y  
D E T A C H E D U N I T S  

School Level Students Matched 
Single Family 

Detached Units 
Student 

Generati on Factors 

Elementary School 7,217  27,126  0 .2661 

Middle School 4,209  27,126  0 .1552 

High School 6,267  27,126  0 .2310 

Total 17,693  N/A 0.6523 

 

A procedure identical to the one used in calculatin g the SGFs for  SFD units was  
used to determine SGFs for  MFA units. A total of  2 ,644 students matched to the  
MFA databas e which consisted of 7 ,060 units. The resulting SGFs for  MFA unit s  
are shown in Table 4 below. 

T A B L E  4  

S T U D E N T  G E N E R A T I O N  F A C T O R S  F O R  M U T L I - F A M I L Y 
A T T A C H E D  U N I T S  

School Level Students Matched 
Multi-Fami ly 

Attached Units 
Student 

Generati on Factors 

Elementary School 1,189 7,060 0.1684  

Middle School 601 7,060 0.0851  

High School 854 7,060 0.1210  

Total 2 ,644 N/A 0.3745  
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To determine the number of elementary school, middle school, and high schoo l  
facilities necessary to adequately house the Projected Student Enrollment, Coopera t i v e  
Strategies divided the Projected Student Enrollment by the estimated school facilit i e s  
capacity at each school level, as provided by the School Distr ict. The additional schoo l  
facilities requirements are identified in Table 7. 

T A B L E  7  

A D D I T I ON A L  S C H O O L  F A C I L I TI E S  F O R  P R O J E C T E D   
U N H O U S E D  S T U D E N TS  

School Levels 
Projected Student 

Enrollment 

Estimated 
Facilitie s/T e ach ing 

Station Capacity 

Additional 
Facilitie s/T e ach ing 

Stations Needed 

Elementary School 961 800 1.2013 

Middle School 540 27 20.0000 

High School 799 27 29.5926 

 

E .  S C H O O L  D I S T R I C T  F A C I L I TI E S  C O S T S  

School facilities cost estimates at the elementary school level were prepared by  
Cooperative Strategies . The elementary school facilities costs represent the full  
cost of  site acquisition, site development, construction , furniture and equipme n t ,  
as well as technology . The cost of  expanding the existing middle school and high  
school facilities by adding additional teaching stations is based on per-pupi l  
grant amounts established by SB 50. It must be noted that the facilities costs are  
in 2020 dollars and do not include interest costs associated with debt incurred to  
finance the construction of facilities. The estimated site acquisition and facili ty  
construction costs by school level are shown in Table 8 while the costs for  eac h  
component of the school facilities construction are listed in Exhibit C. 

T A B L E  8  

E S T I M A T E D  S C H O O L  F A C I L I T I E S  C O S T S  ( 2 0 2 0 $ )  

School Levels 
Site Acquisition 

Costs 
Facility  

Constructi on Costs 

Estimated Total 
Cost per Facility/ 
Teaching Station 

Elementary School $5,206,700 $43,235,147 $48,441,847 

Middle School $0 $725,598 $725,598 

High School $0 $920,754 $920,754 
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The costs in Table 8 do not include costs associated with Central Administra t i v e  
and Support Facilities . As indicated in Table 6, non-mitiga ted Future Units will  
cause the enrollment of the School Distr ict to increase by approximately 2,300  
students. In accordance with the Provisions of Chapter  341, Statutes of 1992, SB 
1612, the SAB adopted a report on January 26, 1994, requir ing approximate l y  
four  (4) square feet of  central administra tiv e and support facilities for  every  
student. Based on this report and the estimated cost per  square foot to constr u c t  
and furnish these types of facilities, the Study incorporates a Centr a l  
Administrat iv e and Support Facilities cost impact of $800 per  student. 

F .   T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  

To determine the total school facilities cost impacts caused by non-mitig a t e d  
Future Units, Cooperative Strategies (i) multip lied the school facilities cost s  
(Table 8) by the additional school facilities needed (Table 7) and (ii) multip l i e d  
the central administra ti ve and support facilities costs per  student (abo v e  
paragraph) by the Projected Student Enrollment (Table 6). Table 9 on the  
following page illustrates the total school facilities cost impacts from non-
mitigated future residential development. 

T A B L E  9  

T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  F R O M  N O N -
M I T I G A TE D F U T U R E  U N I T S ( 2 0 2 0 $ )  

Item 

Cost per Facility/ 
Teaching Station/ 

Student 

Facilitie s/ 
Teaching Stations 
Required/Stud en ts 

Generate d 

Total School 
Facilitie s Cost 

Impacts 

Elementary School $48,441,847 1.2013 $58,193,191 

Middle School $725,598 20.0000 $14,511,960 

High School $920,754 29.5926 $27,247,505 

Central Admin Impacts $800 2,300  $1,840,000 

Total N/A N/A $101,792,656 
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G .  S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  R E S I D E N T I A L  
U N I T  

To determine the total school facilities cost impacts per  non-mitiga te d futur e  
residential unit, the total school facilities cost impacts listed above need to firs t  
be apportioned by land use based on the number of elementary, middle, and high  
school students to be generated from such land use. Table 10 shows total schoo l  
facilities cost impacts by land use. 

T A B L E  1 0  

T O T A L  S C H O O L  F A C I L I TI E S  C O S T  I M P A C T S  B Y   
L A N D  U S E  ( 2 0 2 0 $ )  

School Level 
Single Family 

Detached Units 
Multi-Fami ly 

Attached Units 

Total School 
Facilitie s Cost 

Impacts 

Elementary School $43,623,284 $15,338,707 $58,961,991 

Middle School $11,457,036 $3,486,924 $14,943,960 

High School $21,604,343 $6,282,362 $27,886,705 

Total $76,684,663 $25,107,993 $101,792,656 

 

Total school facilities cost impacts for  each land use were then divided by the numbe r  
of non-mitiga ted Future Units in such land use to determine school facilities cos t  
impacts per  SFD unit and MFA unit. These impacts are shown in Table 11. 

T A B L E  1 1  

S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  N O N - M I T I G A TE D 
F U T U R E  U N I T  ( 2 0 2 0 $ )  

Land Uses 

Total School 
Facilitie s Cost 

Impacts 
Non-Mitigated 
Future Units 

School Facilities 
Cost Impacts per 
Residenti al Unit 

Single Family Detached $76,684,663 2,626  $29,202 

Multi-Fami ly Attached $25,107,993 1,457  $17,233 
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H .  S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  S Q U A R E  F O O T  

To determine the school facilities cost impacts per  square foot of residen t i a l  
construction for  each land use, the school facilities cost impacts per  unit liste d  
in Table 12 were divided by the average square footage of such type of residen t i a l  
unit. Using square footage information for  recently constructed units within the  
School Distr ict obtained from the County Assessor , Cooperative Strate g i e s  
estimate s that the average square footage of an SFD unit in the School Distr i c t  
is projected to be 3,000 square feet while the average square footage of an MFA  
unit is projected to be 1,750 square feet. Table 12 shows the school facilities cos t  
impacts per  square foot of residential construction in the School Distr ict. 

T A B L E  1 2  

S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  P E R  R E S I D E N T I A L   
S Q U A R E  F O O T  ( 2 0 2 0 $ )  

Land Uses 

School Facilities 
Cost Impacts per 

Non-Mitigated 
Residenti al Unit 

Average Square 
Footage 

School Facilities 
Cost Impacts per 

Square Foot 

Single Family Detached $29,202 3,000 $9.73 

Multi-Fami ly Attached $17,233 1,750 $9.85 
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I M P A C T  O F  C O M M E R C I A L / I N D U S T R I A L  
D E V E L O P M E N T  O N  S C H O O L  F A C I L I T I E S  

N E E D S  

 

This section presents the quantitat iv e findings of the commercial/i ndu s tr i al nexu s  
analysis summarized in Section III.  In particular , this section presents estimate s of the  
following: 

1 .  All "linkage impacts" discussed in Section III, by CID land use category. 

2 .  Gross school facilities cost impacts per  1,000 square feet of  commerc i a l /  
industr ial f loor  space. 

3 .  Net school facilities cost impacts (i .e., gross school facility  cost impacts minu s  
residential revenues) per  1 ,000 square feet of  commercial/ indu s tr i al f loor  
space. 

4 .  The percentage of the maximum CID School Fee per  square foot allowed by  
law that can be justif ied to pay for  new school facilities. 

A .  E M P L O Y M E N T  I M P A C T S 

As indicated in Section III, employment impacts for  different CID categori e s  
equal the estimated number of on-site employees generated per  1,000 square feet  
of  commercial/industr i al f loor  space, which are referred to in the Study as CI D 
Land Use Categories.  Consistent with the provisions of Section 17621(e)(1)(B) of 
the Education Code, employment impacts for  each category are based on data from 
SANDAG.  The employment impacts are shown in Table 13 on the next page. 

T A B L E  1 3  

E M P L O Y M E N T  I M P A C T S P E R  1 , 0 0 0  S Q U A R E  F E E T  ( 2 0 2 0 $ )  

CID Land Use Category Square Feet per Employee 

Retail and Services 447 

Office 286 

Research and Developmen t 329 

Industrial / W ar eh ous e /M anu fac tu ri ng 371 

Hospital 360 

Hotel/Motel 883 

Self-Storage 15,552 
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B .  H O U S E H O L D  I M P A C T S  

As noted in Section III, household impacts equal the estimated number of 
households associated with each category of employment impacts, per  1 ,000  
square feet of  commercial/i ndu str i al f loor  space.  Household impacts include the  
following components: 

1 . Households per  Employee 

The average number of households per  employee are calcul a te d  
based on information obtained from the Census.  Based on thi s  
information, the total household impacts are 0.6135 households per  
employee within the School Distr ict.   

2 . Employed Persons Living within the School Distr ict 

In order  to determine the number of employed persons who live  
within the School Distr ict, Cooperative Strategies utilized data  
from the Census.  Based on this data, approximately 41.14 percen t  
of the employed persons within the School Distr ict are estim ate d  
to live within the School Distr ict.  This trend is expected to  
increase as new residential and CID projects are approved and  
additional homes and jobs are created within the School Distr ict.  

3 . Propensity to Occupy New Homes 

The propensity to occupy new housing within the general area of 
the School Distr ict helps determine the number of employe e s  
generated from new homes.  Based on data on recent resales and  
new home sales obtained from CoreLogic, new home sales in th e  
School Distr ict were estimated to equal 15.64 percent of the tota l  
housing units which experienced occupant turnover  between 2018 
and 2019.  

4 . Total Household Impact 

In order  to determine the Total Household Impact of new  
residential units, the Study multip lied the average employ e d  
persons per  household, employed person living within the Schoo l  
Distr ict, and the propensity to occupy new homes.  This helps  
determine the number of new employees coming to live and work  
within the School Distr ict produced by new residen t i a l  
development , as shown in Table 14 on the following page.  
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T A B L E  1 4  

T O T A L  H O U S E H OL D  I M P A C T S F R O M  N E W  C I D   

Household Impact Factor 

Households per Employees 0.6135 

Employees Living within the School Distric ts 41.14% 

Households with Employees Working within the School Distric t 0 .2524  

Propensity to Occupy New Homes 15.64% 

Total Household Impacts 0 .0395 

 

C .  S T U D E N T  G E N E R A T I O N  I M P A C TS  

As noted in Section III, student generation impacts equal the number of the  
School Distr ict's students associated with each category of CID space.  Separ a te  
student generation impacts are estimated for  each CID category and school leve l .  

1 .  R E S I D E N TI A L  S T U D E N T G E N E R A TI ON  I M P A C T S  

In order  to analyze household formation as a result of  new CID, the SGFs  
shown in Table 5 must be blended.  To blend the SGFs of the two (2) land  
uses into a single SGF for  each school level, the land uses were weighted in 
proportion to each type's percentage of the future residential units to be  
constructed within the School Distr ict.  Applying these weighting facto r s  
yields the following blended SGFs shown in Table 15. 

T A B L E  1 5  

B L E N D E D  S T U D E N T  G E N E R A T I O N  F A C T O R S  

School Level Student Generati on Factors 

Elementary School 0.2360 

Middle School 0.1327 

High School 0.1963 

Total 0 .5650 
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2 .  T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C TS  

Multiplying total household impacts shown in Table 14 by the blended SGFs  
shown in Table 15 results in the average student generation impacts.  Thes e  
average student generation impacts are shown by school level in Table 16. 

T A B L E  1 6  

A V E R A G E  S T U D E N T G E N E R A TI ON  I M P A C T S  

School Level 

Student 
Generati on 

Factors 
Total Household 

Impacts 

Average Student 
Generati on 

Impacts 

Elementary School 0.2360 0.0395 0.0093 

Middle School 0.1327 0.0395 0.0052 

High School 0.1963 0.0395 0.0078 

 

D .  I N T E R - D I S TR I C T  T R A N S F E R  I M P A CT S  

The Study also evaluates the impact of students attending the School Distr ict on 
an inter-distr ic t transfer  basis.  The inter-distr ict transfer  rate is determined by  
calculating the ratio of student transfers into the School Distr ict' s schools by the  
number of persons employed within its boundaries.  Based on informat i o n  
provided by the School Distr ict, total student transfers into the School Distr i c t ' s  
schools for  school year  2019/2020 total 722 at the elementary school level, 539 at  
the middle school level, and 1,231 at the high school level.  Employment withi n  
the School Distr ict's area is estimated at 51,877 persons based on employm e n t  
estimate s provided by SCAG.  Table 17 shows the inter-distr ic t transfer  impac ts  
by school level.   

T A B L E  1 7  

I N T E R - D I S TR I C T  T R A N S F E R  I M P A CT S  

School Level Inter-Di s tr ic t Transfer Impacts 

Elementary School 0.0139 

Middle School 0.0104 

High School 0.0237 
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E .  T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C T 

To determine the total student generation impacts of  CID on the School Distr i c t ,  
the average student generation impacts from Table 16 are added to the inter -
distr ict transfer  impacts from Table 17. The resulting total student genera t i o n  
impacts are displayed in Table 18. 

T A B L E  1 8  

T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C TS  

School Level 

Average Student 
Generati on 

Impacts 
Inter-Di s tr ic t 

Transfer Impacts 

Total Student 
Generati on 

Impacts 

Elementary School 0.0093 0.0139 0.0232 

Middle School 0.0052 0.0104 0.0156 

High School 0.0078 0.0237 0.0315 

 

F .  G R O S S  S C H O O L  F A C I L I T I E S  C O S T  I M P A C TS  

As noted in Section III, school facilities cost impacts equal the gross schoo l  
facilities cost impacts (exclusive of residential revenues) associated with the tota l  
student generation impact of each CID category.   

1 .  S C H O O L  F A C I L I T I E S  C O S T S  P E R  S T U D E N T  

The school facilities costs per  student are the average cost impac t  
produced by students generated from non-mitiga ted Future Units. This  
impact estimate is der ived from the school facilities costs (Table 10)  
divided by the Projected Student Enrollment from Future Units (Table 6) 
by school level. Multip lying the total student generation impacts by the  
school facilities costs per  student results in the gross school facilities cos t  
impacts shown in Table 19 on the next page 
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T A B L E  1 9  

G R O S S  S C H O O L  F A C I L I T I E S  C O S T S  I M P A C TS   
P E R  S T U D E N T  ( 2 0 2 0 $ )  

School Level 

Total Student 
Generati on 

Impacts Cost per Student 

Gross School 
Facilitie s Costs 

Impacts per 
Student 

Elementary School 0.0232 $61,355 $1,423.44 

Middle School 0.0156 $27,674 $431.71 

High School 0.0315 $34,902 $1,099.41 

Total N/A N/A $2,954.56 

 

G .  F E E  R E V E N U E S  

As noted in Section III, fee revenues include two (2) components: residen t i a l  
revenues and potential CID School Fee revenues.  

1 .  R E S I D E N TI A L  R E V E N U E S  A N D  N E T  S C H O O L  F A C I L I TY  
C O S T S  

Residential revenues equal the maximum revenues from residenti a l  
development associated with each school level.  These revenues are derived  
from a weighted average of (i) the School Distr ict's proposed School Fee of 
$4.08 per  square foot multip lied by the School Distr ict's weighted averag e  
square footage for  residential units of  2 ,554 square feet and (ii) the School  
Distr ict's average mitigation obligation of $14,076 per  mitigated unit .   
Based on this calculation, the residential revenues per  unit in the School  
Distr ict are estimated to be $10,490.  Multip lying the average studen t  
generation impact shown in Table 16 by residential revenues results in the  
residential revenues per  student shown in Table 20. 
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T A B L E  2 0  

R E S I D E N TI A L  R E V E N U E S  P E R  H O U S E H O L D  ( 2 0 2 0 $ )  

Item Amount 

Revenue per Residenti al Unit $10,490 

Total Household Impact 0.0395 

Residenti al Revenue per Household $414.36 

2 .  N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS  

In order  to calculate the net school facilities cost impacts per  grade leve l ,  
the residential revenues shown in Table 20 were subtracted from the gros s  
school facilities cost impacts shown in Table 19.  The results are the net  
school facilities cost impacts that must be funded by CID School Fees, as  
shown in Table 21. 

T A B L E  2 1  

N E T  S C H O O L  F A C I L I TI E S  C O S T  I M P A C TS   
P E R  H O U S E H O L D  ( 2 0 2 0 $ )  

Item Amount 

Gross School Facilitie s Cost Impacts per Household $2,954.56 

Residenti al Revenue per Household $414.36 

Net School Facilitie s Cost Impacts per Household $2,540.20 

 

H .  J U S T I F I CA TI ON  O F  C O M M E R C I A L / I N D U ST R I A L  S C H O O L  
F E E S  

Dividing net school facilities cost impacts shown in Table 21 by total the squar e  
feet per  employee for  each land use category, as shown in Table 13, results in 
the CID impacts shown in Table 22. 
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T A B L E  2 2  

E M P L O Y M E N T  I M P A C T S P E R  1 , 0 0 0  S Q U A R E  F E E T  

CID Land Use Category 

Net Impact 
per 

Household 
Square Feet 

per Employee 

Cost Impact 
per Square 

Foot Of 
CID 

Retail and Services $2,540.20 447 $5.683 

Office $2,540.20 286 $8.882 

Research and Developmen t $2,540.20 329 $7.721 

Industrial / W ar eh ous e /M anu fac tu ri ng $2,540.20 371 $6.847 

Hospital $2,540.20 360 $7.056 

Hotel/Motel $2,540.20 883 $2.877 

Self-Storage $2,540.20 15,552 $0.163 
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C O N C L U S I O N  

 

On January 22, 2020, the SAB increased the maximum Residential and CID School Fee s  
authorized by Section 17620 of the Education Code from $3.79 to $4.08 per  residen t i a l  
building square foot, and from $0.61 to $0.66 per  CID square foot for  unified schoo l  
distr icts.  

This section summarizes the findings of the Study for  new residential and  
commercial/in dus tr ia l construction within the School Distr ict.  In particular , thi s  
section summarizes the following: 

1 .  R E S I D E N TI A L  F E E S  

As shown in Table 12, the impact per  residential square foot exceeds the  
maximum residential School Fee of $4.08 per  square foot and, therefore, Schoo l  
Fees would provide for  less than 100 percent of the school facilities cost impac ts .  
The Study concludes that the School Distr ict is fully  justif ied in levying the  
maximum residential School Fee of $4.08 per  square foot for  all new non-
mitigated residential development within its boundaries, subject to the  
limitation s under  the law. 

Based on this information , the School Distr ict is justif ied in charging the  
Statutory Fee Amounts per  square foot shown in Table 23 on new residen t i a l  
construction : 

T A B L E  2 3  

M A X I M U M  J U S T I F I E D  S T A T U TO R Y  R E S I D E N T I A L  F E E   
P E R  S Q U A R E  F O O T  ( 2 0 2 0 $ )  

Item Residenti al Fee per Square Foot 

Single Family Detached $4.08 

Multifamily Attached $4.08 

 

2 .  C O M M E R C I A L / I N DU ST R I A L  F E E S  

As shown in Table 22, the impact per  CID square foot exceeds the maxim u m  
CID School Fee of $0.66 per  square foot for  all CID land use categories, excep t  
for  the self-storag e category. The Study concludes that the School Distr ict is 
fully  justif ied in levying the maximum CID School Fee of $0.66 per  square foo t  
for  all CID land use categories , except for   the self-storag e category, where it is 
justif ied in levying $0.163 per  square foot of CID development .  
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Based on this information,  the School District is justified in charging the 
Statutory Fee Amounts per square foot shown in Table  24 on new CID 
construction:  

T A B L E  2 4  

M A X I M U M  J U S T I F I E D  S T A T U TO R Y  C I D  F E E   
P E R  S Q U A R E  F O O T  ( 2 0 2 0 $ )  

CID Land Use Category CID Fee per Square Foot 

Retail and Services $0.66 

Office $0.66 

Research and Developmen t $0.66 

Industrial / W ar eh ous e /M anu fac tu ri ng $0.66 

Hospital $0.66 

Hotel/Motel $0.66 

Self-Storage $0.163 
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