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EXECUTIVE SUMMARY APRIL 24, 2020

EXECUTIVE SUMMARY

This Residential and Commercial/Industrial Development School Fee Justification
Study ("Study") is intended to determine the extent to which a nexus can be established
in the William S. Hart Union High School District ("School District") between
residential and commercial/industrial development ("CID") and (i) the need for school
facilities, (ii) the cost of school facilities, and (iii) the amount of statutory school fees
("School Fees") per residential and CID building square foot that may be levied for
schools pursuant to the provisions of Section 17620 of the Education Code, as well as
Sections 65995 and 66001 of the Government Code, Assembly Bill ("AB") 181, and
subdivision (e) of Section 17621 of the Education Code.

The School District provides education to students in grades 7 through 12 residing
within the City of Santa Clarita ("City") and a portion of the unincorporated County of
Los Angeles ("County"). With respect to the portion of the School District served by
Newhall School District ("NSD"), Saugus Union School District ("SUSD"), and Sulphur
Springs Union School District ("SSUSD"), the School District serves students in grades
7 through 12. With respect to the portion of the School District served by Castaic Union
School District ("CUSD") the School District serves students in grades 9 through 12
(please see map on following page for a geographic profile of the School District).

Collectively, the School District's school facilities in school year 2019/2020 have a
capacity of 24,370 students per Section 17071.10(a) of the Education Code, of which
6,725 are at the junior high school level (i.e., grades 7 and 8), and 17,645 are at the high
school level (i.e., grades 9 through 12). This capacity includes seats from all new school
facility construction projects funded by the State of California ("State"), and teaching
stations purchased by the School District without State funding (see Exhibit A for SAB
Form 50-02 and Exhibit B for an updated school facilities capacity calculation). Based
on data provided by the School District, student enrollment is 22,228 in school year
2019/2020. Comparing student enrollment to facilities capacity reveals that student
enrollment exceeds facilities capacity at the junior high school levels while facilities
capacity exceeds student enrollment at the high school levels in school year 2019/2020
(please see Section IV for more information on student enrollment and facilities

capacity).
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To establish a nexus and a justifiable residential School Fee level, the Study evaluated
the number and cost of new facilities required to house students generated from future
residential development within the School District. Based on data provided by the
Southern California Association of Governments ("SCAG") approximately 30,116
additional residential units are expected be constructed within the School District's
boundaries through calendar year 2035 ("Future Units"). Of these 30,116 Future Units,
9,767 single family detached ("SFD") units and 11,763 multi-family attached ("MFA")
units have mitigated their impact on the School District through the execution of a
mitigation agreement wherein units pay fees separate of School Fees or alternative
school facility fees ("Alternative Fees"). These mitigated SFD and MFA units include:

e 8,490 SFD units and 10,225 MFA units within the portion of the School District
served by NSD, SUSD, and SSUSD.

e 1,277 SFD units and 1,538 MFA units within the portion of the School District
served by CUSD

Of the remaining 8,586 Future Units that have not mitigated their impacts on the
School District, 3,896 are expected to be SFD units while 4,690 are expected to be MFA
units. These non-mitigated SFD and MFA units include:

e 3,854 SFD units and 4,640 MFA units within the portion of the School District
served by NSD, SUSD, and SSUSD.

e 42 SFD units and 50 MFA units within the portion of the School District served
by CUSD.

To determine the impact on the School District from non-mitigated Future Units, the
Study first multiplied the number of non-mitigated Future Units by the student
generation factors ("SGFs") calculated by Cooperative Strategies, to determine the
projected student enrollment from non-mitigated Future Units ("Projected Unhoused
Students").

¢ 639 unhoused junior high school students and 599 unhoused high school students
are anticipated to be generated from non-mitigated Future Units within the

portion of the School District served by NSD, SUSD, and SSUSD.

e seven (7) unhoused high school students are anticipated to be generated from
non-mitigated Future Units within the portion of the School District served by
CUSD (as stated above, this portion of the School District only serves students
in grades 9 through 12).

To adequately house the Projected Unhoused Students, the School District will need to
construct new junior high school and high school facilities. Using design capacities of
1,200 students at the junior high school level and 2,600 students at the high school level,

the School District will need to construct:

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY ES-3
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EXECUTIVE SUMMARY APRIL 24, 2020

e 0.5325 new junior high schools and 0.2304 new high schools to accommodate the
Projected Student Enrollment from non-mitigated Future Units projected to be
constructed within the portion of the School District served by NSD, SUSD, and
SSUSD.

e 0.0027 high schools to accommodate the Projected Student Enrollment from non-
mitigated Future Units projected to be constructed within the portion of the
School District served by CUSD.

Based on school facility cost estimates prepared by Cooperative Strategies, a junior high
school is projected to cost $97,850,000 and a high school is projected to cost
$218,250,000 (see Exhibit C).

In addition to the school facilities cost impacts, the School District will incur (i) interim
facilities impacts and (ii) Central Administrative and Support Facilities cost impacts.
Based on estimates prepared by Cooperative Strategies, the cost of providing interim
facilities is estimated at $2,845 per junior high school student and $2,875 per high
school student. In January 1994, the State Allocation Board ("SAB") approved a policy
of four (4) square feet of Central Administrative and Support Facilities per student,
which based on School District cost estimates equates to a per-student cost of $1,330.
Multiplying these costs by the facilities needed and the students generated yielded the
total school facilities cost impacts shown in Table ES-1.
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TABLE ES-1

APRIL 24, 2020

TOTAL SCHOOL FACILITIES COST IMPACTS FROM
NON-MITIGATED FUTURE UNITS (2020$)

Facilities
Area of Cost Per Required/ Total School
School Facility/ Students Facilities Cost
District School Levels Student Generated Impacts
Junior High School $97,850,000 0.5325 $52,105,125
i 218,250,0 .2304 50,284,800
NSD, High School $218,250,000 0.230 $50,284,
SUSD, |Central Admin Impacts $1,330 1,238 $1,646,540
SSUSD | Interim Facilities Impacts (7-8) $2,845 639 $1,817,955
Interim Facilities Impacts (9-12) $2,875 599 $1,722,125
Subtotal N/A N/A $107,576,545
High School $218,250,000 0.0027 $589,275
Central Admin Impacts $1,330 7
CUSD
Interim Facilities Impacts (9-12) $2,875 7
Subtotal N/A N/A $618,710

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 school

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 residential

unit. Table ES-2 below lists the school facilities cost impacts per residential unit.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY
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TABLE ES-2

APRIL 24, 2020

SCHOOL FACILITIES COST IMPACTS PER NON-MITIGATED
RESIDENTIAL UNIT (20208%$)

School
Facilities Cost

Area of Total School Impacts per
School Facilities Cost | Non-Mitigated Residential
District Land Use Impacts Future Units Unit
NSD, Single Family Detached $61,113,939 3,854 $15,857
SUSD,
SSUSD Multi-Family Attached $46,462,606 4,640 $10,013
Single Family Detached $353,549 42 $8,418
CUSD
Multi-Family Attached $265,161 50 $5,303

To determine the school facilities cost impacts per square foot
construction, the school facilities cost impacts per unit were divided by the average

of residential

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.

TABLE ES-3

SCHOOL FACILITIES COST IMPACTS PER RESIDENTIAL
SQUARE FOOT (2020$)

School
Facilities Cost School Facilities
Area of Impacts per Average Cost Impacts per
School Non-Mitigated Square Residential
District Land Use Future Units Footage Square Foot
NSD, Single Family Detached $15,857 3,131 $5.06
SUSD,
SSUSD Multi-Family Attached $10,013 1,297 $7.72
Single Family Detached $8,418 3,143 $2.68
CUSD
Multi-Family Attached $5,303 1,314 $4.04

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY
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To determine the commercial/industrial School Fee levels that satisfy the rigorous
nexus requirements of AB 181, the Study divides CID into seven (7) land use categories:
retail and services, office, research and development, industrial/warehouse/
manufacturing, hospital, hotel/motel, and self-storage. 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.

TABLE ES-4
EMPLOYMENT IMPACTS PER 1,000 SQUARE FEET CID

Square Feet per Employees per 1,000
CID Land Use Category Employee Square Feet
Retail and Service 447 2.2371
Office 286 3.4965
Research and Development 329 3.0395
Industrial/Warehouse/Manufacturing 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 CoreLogic
provide a basis for estimating net school district household impacts. This number
includes only those households occupying new housing units within the School District,
as opposed to existing units whose previous occupants may have included school-aged
children. Multiplying net school district households by (i) the number of students per
household and (ii) total school facilities costs per student, results in estimates of school
facilities cost impacts. Collectively, this calculation represents the total school facilities
cost impacts per 1,000 square feet of commercial/industrial floor space, expressed in

2020 dollars. These results are summarized in Table ES-5.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY
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EXECUTIVE SUMMARY APRIL 24, 2020

TABLE ES-5

GROSS SCHOOL FACILITIES COSTS IMPACTS
PER HOUSEHOLD (20208)

Gross School
Area of Total Student Facilities Costs
School Generation Cost per Impacts per
District School Level Impacts Student Unit
NSD, Junior High School 0.0020 $85,717 $171.43
SUSD, High School 0.0047 $88,153 $414.32
SSUSD Impact per Household N/A N/A $585.75
Junior High School N/A $0 $0.00
CUSD High School 0.0047 $88,387 $415.42
Impact per Household N/A N/A $415.42

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 the School District’s
maximum share of the proposed residential School Fee of $2.24 per square foot within
the portion of the School District served by NSD, SSUSD, and SUSD, and $1.43 per
square foot within the portion of the School District served by CUSD, justified in this
Study. 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.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY
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TABLE ES-6

NET SCHOOL FACILITIES COST IMPACTS
PER HOUSEHOLD (20208%)

Area of
School
District Item Amount
NSD, Impact per Household $585.75
SUSD, Residential Revenue Per Household $152.28
SSUSD Net School Facilities Cost Impacts Per Household $433.47
Impact per Household $415.42
CUSD Residential Revenue Per Household $123.55
Net School Facilities Cost Impacts Per Household $291.87

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

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY ES-9
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TABLE ES-

7

APRIL 24, 2020

SCHOOL FACILITIES COST IMPACTS PER SQUARE FOOT (20209%)

Cost
Impact per
Area of Net Impact Square Square
School per Feet per Foot Of
District School Level Household | Employee CID
Retail and Services $433.47 447 $0.970
Office $433.47 286 $1.516
NSD, Research and Development $433.47 329 $1.318
SUSD, Industrial/ Warehouse/Manufacturing $433.47 371 $1.168
SSUSD | yospital $433.47 360 $1.204
Hotel/Motel $433.47 883 $0.491
Self-Storage $433.47 15,552 $0.028
Retail and Services $291.87 447 $0.653
Office $291.87 286 $1.021
Research and Development $291.87 329 $0.887
CUSD Industrial/Warehouse/Manufacturing $291.87 371 $0.787
Hospital $291.87 360 $0.811
Hotel/Motel $291.87 883 $0.331
Self-Storage $291.87 15,552 $0.019

On January 22, 2020, the SAB increased the maximum Residential and CID School Fees
authorized by Section 17620 of the Education Code from $3.79 to $4.08 per residential
building square foot, and from $0.61 to $0.66 per CID square foot for unified school

districts.

Based on the School District's fee sharing agreement, the School District can collect:

e 50.00 percent of the maximum residential School Fee of $4.08 per square foot,
or $2.04 per square foot, for non-mitigated future residential development built

within the portion of the School District served by SSUSD, pursuant to its fee

sharing agreement with SSUSD.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY
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APRIL 24, 2020

55.00 percent of the maximum residential School Fee of $4.08 per square foot,
or $2.24 per square foot, for non-mitigated future residential development built
within the portion of the School District served by NSD and SUSD, pursuant to
its fee sharing agreements with NSD and SUSD.

35.00 percent of the maximum residential School Fee of $4.08 per square foot,
or $1.43 per square foot, for non-mitigated future residential development built
within the portion of the School District served by CUSD, pursuant to its fee
sharing agreement with CUSD.

Since the School District's share of the current maximum School Fee is less than the

school facilities cost impacts per square foot identified in Table ES-3, the School

District is fully justified in levying its portion of the maximum residential School Fee

of $2.04 per square foot for all new non-mitigated residential development within the
portion of the School District served by SSUSD, $2.24 per square foot for all new non-
mitigated future residential development within the portion of the School District
served by NSD and SUSD, and $1.43 per square foot for all new non-mitigated future
residential development within the portion of the School District served by CUSD, as
shown un Table ES-8.

TABLE ES-8

MAXIMUM JUSTIFIED STATUTORY RESIDENTIAL FEE
PER SQUARE FOOT (2020$)

Maximum School
Fee Per
Residential Square
Foot Within

Maximum School
Fee Per
Residential Square
Foot Within

Maximum School
Fee Per
Residential Square
Foot Within

Land Use SSUSD NSD & SUSD CUSD
Single Family Detached $2.04 $2.24 $1.43
Multi-Family Attached $2.04 $2.24 $1.43

Pursuant to the School District's fee sharing agreement, the maximum CID School Fee

the School District can receive is:

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY
WILLIAM S. HART UNION HIGH SCHOOL DISTRICT

50.00 percent of the maximum CID School Fee of $0.66 per square foot, or $0.33
per square foot, for non-mitigated future residential development built within
the portion of the School District served by SSUSD, pursuant to its fee sharing
agreement with SSUSD.
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® 55.00 percent of the maximum CID School Fee of $0.66 per square foot, or $0.363
per square foot, for non-mitigated future residential development built within
the portion of the School District served by NSD and SUSD, pursuant to its fee
sharing agreements with NSD and SUSD.

e 35.00 percent of the maximum CID School Fee of $0.66 per square foot, or $0.231
per square foot, for the non-mitigated future residential development built
within the portion of the School District served by CUSD, pursuant to its fee
sharing agreement with CUSD.

Justification of the CID School Fee is based on a comparison of cost impacts per CID
square foot, as shown in Table ES-7, against the maximum CID Fee per square foot as
noted above. As shown in Table ES-9, the School District is justified in levying:

TABLE ES-9

MAXIMUM JUSTIFIED STATUTORY CID FEE
PER SQUARE FOOT (2020%)

Maximum Maximum Maximum
School Fee School Fee School Fee
CID Land Use Category SSUSD NSD & SUSD CUSD

Retail and Service $0.330 $0.363 $0.231
Office $0.330 $0.363 $0.231
Research and Development $0.330 $0.363 $0.231
Industrial/Warehouse/Manufacturing $0.330 $0.363 $0.231
Hospitals $0.330 $0.363 $0.231
Hotel/Motel $0.330 $0.363 $0.231
Self-Storage $0.028 $0.028 $0.019

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY ES-12
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|. INTRODUCTION

Senate Bill ("SB") 50, which Governor Wilson signed on August 27, 1998, was enacted
on November 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 mitigation 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 authorization
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 approved
Proposition 55 ("Prop 55"). Prop 55 includes the authorization for the additional
issuance of State general obligation bonds in the amount of §12.3 billion. Finally AB
127, which Governor Schwarzenegger signed on May 20, 2006, was enacted following
the approval of Proposition 1D ("Prop 1D") by the voters of the State in the general
election of November 7, 2006. Prop 1D includes the authorization for the issuance of
State general obligation 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
authorization for the issuance of State general obligation bonds in the amount of $9

billion.

The Mira-Hart-Murrieta Decisions, which formerly permitted school districts to
collect mitigation payments in excess of School Fees under certain circumstances, are
suspended by AB 127. In lieu of the powers granted by the Mira-Hart-Murrieta
Decisions, SB 50 and subsequent legislation provide school districts with a reformed
School Fee collection procedure that, subject to certain conditions, authorizes school
districts to collect Alternative Fees on residential developments. However, not all
school districts will qualify to charge Alternative Fees, and Alternative Fees are
generally not imposed upon residential units that have existing mitigation agreements

with a school district.

Therefore, school districts must still rely on School Fees as a funding source for school
facilities required by new development. However, before a school district can levy
School Fees on new development, State law requires that certain nexus findings must
be made and documented. The objective of this Study is to provide a rigorous basis for

such findings.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY PAGE 1
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Il. LEGISLATION

State legislation, specifically AB 2926 and AB 1600, provides guidelines, procedures,
and restrictions on the levy of School Fees for school facilities. Certain provisions of

this legislation are summarized below:

A. AB 2926
AB 2926 was enacted by the State in 1986. Among other things, AB 2926 added

various sections to the Government Code which authorize school districts to levy
School Fees on new residential and commercial/industrial 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 development
project unless such School Fees have been paid.

2, School Fees for commercial/industrial development must be
supported by the finding that such School Fees "are reasonably
related and limited to the needs for schools caused by the

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/industrial 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. AB 1600

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 establishing, 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.
Sp Determine that there is a reasonable relationship between the need

for public facilities and the type of development on which a fee is
imposed.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY PAGE 2
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4 Determine that there is a reasonable relationship between the
amount of the fee and the public facility or portion of the public
facility attributable to the development on which the fee is

imposed.

5. Provide an annual accounting of any portion of the fee remaining
unexpended, whether committed or uncommitted, in the School
District's accounts five or more years after it was collected.

In other words, AB 1600 limits the ability of a school district to levy School Fees
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 requirements
of AB 1600 were clarified with the passage in 2006 of AB 2751, which codifies
the findings of Shapell Industries vs. Milpitas Unified School District.) The
Study will provide information necessary to establish such a nexus between

School Fees and residential development.

C. AB 181

AB 181, enacted by the State in 1989, made significant changes in several State
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. Specifically,
AB 181 imposes more stringent nexus requirements on school districts that wish
to levy School Fees on CID, as follows:

8 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 District".

2. Only that portion of the School Fee justified by the "nexus
findings" contained in this study may be levied. Nexus findings
must be made on an individual project basis or on the basis of
categories of CID and must "utilize employee generation estimates
that are based on commercial/industrial factors within the school
district." Categories to be evaluated may include, but are not
limited to, office, retail, transportation, communications and
utilities, light industrial, heavy industrial, research and

development, and warehouse uses.

3. Starting in 1990, maximum School Fees for residential and CID

will be subject to increases every two (2) years rather than annually.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY PAGE 3
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4. An appeals procedure shall be established whereby the levy of
School Fees on a commercial/industrial project may be appealed to
the governing board of a school district. Grounds for an appeal
must include, but are not limited to, improper project classification
by commercial/industrial category, or the application of improper

or inaccurate employee or student generation factors to the project.

In summary, AB 181 establishes additional requirements which must be satisfied
by school districts prior to their levying School Fees on CID.

RESIDENTIAL AND CID DEVELOPMENT SCHOOL FEE JUSTIFICATION STUDY PAGE 4
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