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West Contra Costa Unified School District: 2023 School Facility Fee Justification Report

EXECUTIVE SUMMARY

The West Contra Costa Unified School District (District) is justified to collect the legal
maximum fee as authorized by Education Code Section 17620 and Government Code
Section 65995 (Level | fees) currently $4.79 per square foot of residential development and
$0.78 per square foot of senior citizen housing, as future residential development creates a
school facility cost of $9.71 per square foot. The District is also justified to collect the legal
maximum fee of $0.78 per square foot of development on all categories of
commercial/industrial development (except rental self-storage), as those categories of
development create school facility costs ranging from $0.81 to $3.45 per square foot of future
development, even when fees from linked residential units are accounted for. The school
facility co 90912 0 6ETT521 0 0 1 405.34 584.92 TmO0 g0 G[(.)] TIETD.00000912 0 612 792 reW* nBT/F!
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West Contra Costa Unified School District: 2023 School Facility Fee Justification Report

To accommodate projected enrollment growth resulting in part from this new residential
development, the District plans to reconstruct TK-6, 7-8 and 9-12 campuses on current
District sites. In addition, the District may need to refurbish facilities, (classroom, central
administration and/or support facilities) to maintain existing levels of service as a result
of increasing demand. Finally, the District may purchase or lease portable classrooms to

use for interim housing while permanent facilities are being constructed.

C. Data Sources

The data sources for this Report are listed in the table below and referenced throughout

the Report.
Data Sources

Data Type Data Source

The City of Hercules, The City of Pinole, The City of
Residential development rates Richmond, The City of El Cerrito, The City of San Pablo

and the County of Contra Costa
Enrollment history CBEDS
Pupil capacity of District schools | West Contra Costa Unified School District (WCCUSD),
Student generation rates for WCCUSD student address data and developer fee
housing units collection records
Employegs per square foot of San Diego Association of Governments
commercial/industrial development
Number of workers per household | United State Census Bureau

D. Outline of the Report

The Report is divided into six sections. The sections:

1. Identify the District’s school facility needs,

2. Calculate the financial impact on the District of future residential and
commercial/industrial developments,

3. Compare the projected revenues from developer fees to the costs of providing
facilities to students generated by future developments,

4. Show that the District satisfies the requirements of Government Code Section 66001

o

with respect to the collection of developer fees,
Summarize other potential funding sources for school facilities, and
Present recommendations regarding the collection of developer fees.

End of Section
D
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West Contra Costa Unified School District: 2023 School Facility Fee Justification Report

|. DISTRICT FACILITY NEEDS

This Section describes the District’s requirements for school facilities. Specifically, the
following subsections:

A) Identify the District’s current enrollment and enrollment history
B) Identify the District’s current capacity,

C) Subtract the District’s enrollment from the District’s capacity to calculate the
District’s facility needs, and

D) Describe the District’s plan to

4 DRAFT
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Table 1-2

Loading Standards

Grade Number of Students
Group Per Classroom
TK-6 25
7-8 27
9-12 27
SDC 13

2) Classroom Capacity

Table 1-
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Table 1-4
2022/23 Classroom Utilization
Pupil 2022/23 Percent
| it Group‘ Capacity ‘ Enroliment | Utilization
TK-6 12,529 16,889 134.8%

DRAFT



West Contra Costa Unified School District: 2023 School Facility Fee Justification Report

Table 1-6
District Facility Plan

Projects Pupil Capacity | Time Frame
Reconstruct TK-6 Schools 4,360 5 years
Reconstruct 7-8 Schools 207 5 years
Reconstruct 9-12 Schools 2,666 5 years
Interim Housing N/A throughout
next 5 years
Total 7,233 N/A

End of Section
. ]
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Il. FINANCIAL IMPACT ON THE DISTRICT OF FUTURE

RESIDENTIAL DEVELOPMENT

This Section quantifies how future residential development financially affects the District.

Future residential development will generate additional students in the District. As shown in
the previous section, adequate school facilities do not exist for these students. Future
residential development, therefore, financially affects the District by generating a need for
additional school facilities that the District must acquire at some cost. This section describes
this cost in three ways: (1) dollars per TK-12 student generated from future development, (2)
dollars per housing unit and (3) dollars per square foot of future development.

In order to calculate the financial effects described above, the Report needs to first calculate
the number of students that will live in new housing units in the District and the per-pupil
cost of providing school facilities for TK-6, 7-8 and 9-12 students.

A. Number of Students per New Housing Unit

This Report estimates the number of students that each future residential housing unit
will generate by analyzing the rate at which previously built housing units have generated
current District pupils.

The student generation rate is calculated by counting the number of TK-12 students
attending District schools that live in housing units built within the District’s attendance
boundaries.

Table 1-7 identifies the TK-12 student generation rate for new housing units in the
District. The Report uses developer fee collection data from the District to derive the
housing counts and a District provided student list to derive the student counts.

-
Student G
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Table 1-10
TK-12 School Facility Cost per New Housing Unit
Student Generation TK-12 Per-pupil Cost Per
Rate Facility Cost New Housing Unit
0.133 $80,053 $10,647

E. Cost of Providing School Facilities per Square Foot of Future Residential
Development

This Report calculates the school facility cost per square foot of future development by
dividing the cost per housing unit by the average square footage of housing units.

Based on information provided by the local planning departments, this report estimates
that new housing units projected to be built in the District over the next five years will
have an average square footage of 1,096 square feet (2,847 units with a total of 3,119,786
square feet).

Table 1-11 shows the TK-12 school facility costs per square foot of new residential
housing units, but not the amount which would actually be charged (as of February 2022
is limited to $4.79 per square foot of residential development).

Table 1-11
TK-12 School Facility Cost per Square Foot of Residential Development
Facility Cost Average Square Facility Cost Per
Per New Footage Square Foot of
Housing Unit Development
$10,647 1,096 $9.71

As demonstrated above, each square foot of future residential development will generate
a school facility cost of $9.71. This is true regardless of the amount of square footage
(i.e., units) constructed in the next five years.

The facility cost per square foot of development of $9.71 is likewise fully justified when
calculating the impact based on total anticipated units, total anticipated pupils generated
from new development, and the total anticipated cost to house those pupils:

e Total new housing units expected to be built in the next five years is 2,847
e Total anticipated pupils from new development is 379
e Total cost to house pupils generated from new development is $30,308,066

. DRAFT
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Table 1-12
Alternative Calculation of TK-12 School Facility Cost per Square
Foot of Residential Development

Future Pupils from New Co_st to House 'I_'o_tal Facility Cost Per

Units Development Pupils from New | Anticipated | Square Foot of
Development SQFT Development

2,847" 378.6'" $30,308,066* 3,120,312** $9.71

12,847 units expected to be constructed in five years (see page 2), of these: 968 units are reported by the City of El Cerrito,
1,469 units are reported by the City of Hercules, 190 units are reported by the City of Richmond and 220 units are reported by
the City of Pinole. The City of San Pablo and Contra Cost County Planning Department each indicated that no units were
anticipated over the next five years.

112,847 units with an SGR of 0.133 equals 378.6 pupils. Table 1-7
* 378.6 pupils with a per-pupil facility cost of $80,053 equals $30,308,066 total cost. Table 1-9
**2,847 units with an average square footage of 1,096 per unit equals 3,120,312 total square foot. Table 1-11

™ DRAFT
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I1l. REVENUE FROM FEES ON RESIDENTIAL
DEVELOPMENT VERSUS COSTS OF SCHOOL

FACILITIES

This Section compares the projected revenues from fees levied on future residential
development to the school facility costs attributable to that development.

State law currently caps Level | Fees at $4.79 per square foot. As demonstrated in the
previous section, each square foot of future residential development will generate a school
facility cost of $9.71. Any given amount of future development will, therefore, generate more
school facility costs than Level | Fee revenue (i.e., for every $1.00 in fee revenue generated
by future development, $2.03 in school facility costs are generated).

A. Fee Revenue from Residential Development Over the Next Five Years

Based on information provided by the City of Hercules, the City of Pinole, the City of
Richmond, the City of El Cerrito, the City of San Pablo and the County of Contra Costa
planning departments, this Report estimates that 2,847 housing units will be built in the
District within the next five years. For any given amount of residential development,
however, school facility costs will be greater than fee revenue by a ratio of $2.03 to $1.00
at $4.79 per square foot.

As stated in the previous section, the Report estimates that new residential units will
average 1,096 square feet over the next five years.

As Table 1-13 shows, if the District collects the current Level | Fee of $4.79 per
square foot, the District will collect $14,946,294 in residential developer fees over a five
year projection period.

Table 1-13
Revenue from Residential Developer Fees
New Average Revenues From
Housing Units Square Fee Amount Fees on New
Footage Housing Units
2,847 1,096 $4.79 $14,946,294

B. Fee Revenue from Additions to Existing Residences

Revenue will be collected from fees assessed on additions to existing residences, to the
extent that these additions exceed the exclusionary threshold outlined in the Education
Code. Pursuant to Education Code Section 17620(a)(1)(C)(i), developer fees may be
charged on residential additions “only if the resulting increase in assessable space
exceeds 500 square feet.” The fee revenue calculation for additions is the same as for

. DRAFT
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Table 1-15
Facility Cost of Residential Development versus Fee Revenue
Total School Total Revenues MET [P 17
. Cost to the
Facility Costs From Fees L
District
$30,312,009 $14,946,294 $15,365,715

H. Senior Citizen Restricted Housing

As required by law, a lower fee, currently the commercial/industrial maximum of $0.78
per square foot, is established for certain types of residences that are restricted in
occupancy to senior citizens. Housing of this type generates employees and has an
indirect impact on the school district similar to that from commercial/industrial

development projects.

End of Section
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B. Percentage of Employees Residing Within the District

United States Census Bureau data from the American Community Survey for 2020
(Table B080008 — Sex of Workers By Place of Work - Place Level), indicates that
approximately 18 percent of people working in the District also live in the District.

C. Number of Households per Employee

United States Census Bureau data from the American Community Survey for 2020
(Table B25001 — Housing Units and Table BO80008 — Sex of Workers By Place of Work
— Place Level), indicates that there are approximately 1.35 workers per household.
Likewise, this data indicates that there are 0.74 housing units for every one worker. The
Report, therefore, assumes that each new resident worker in the District will demand 0.74
housing units.

D. Number of Students per Dwelling Unit

As outlined in Section Il.A., the Report assumes that 0.133 TK-12 pupils will reside in
each housing unit in the District.

E. School Facility Cost Per-Pupil

As outlined in Section I1.C., the Report estimates that the school facility cost per TK-12
pupil is $80,053. It should be noted that these facility costs are conservative and the
District’s actual facility costs will likely be higher.

F. School Facility Cost per Square Foot of Commercial/Industrial Development

Table 1-16 calculates the school facility cost generated by a square foot of new
commercial/industrial development for each of the categories of commercial/industrial
projects listed in Table 1-16.

School facility costs for development projects not included on this list may be estimated
by using the closest employee per square foot ratio available for the proposed
development or by following the District's administrative procedures for appeals of
school facility fee imposition.

(continued on the next page)

. DRAFT
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Table 1-17
Facility Cost per Square Foot of Commercial/Industrial
Development, by Category

Employees | % Employees| Dwelling TK-12 Cost per Cost per
Category per Square | Residing in | Units per | Students per TK-12 Square Foot
Foot District Employee |Dwelling Unit| Student
Banks 0.00283 0.18

. DRAFT
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Table 1-18
School Facility Cost of New Commercial/Industrial Development Discounted by
Residential Fee Offset

Dwelling Unit  Average
Category per Square Square Foot
Foot Com/Ind

s DRAFT
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V. FINDINGS

This Section shows that the District meets the requirements of Government Code Section
66001 regarding the collection of developer fees and summarizes other potential funding
sources for the District’s capital projects.

A. Government Code Section 66001(a)(1)—Purpose of the Fee

The purpose of collecting fees on residential and commercial/industrial development is to
acquire funds to construct or reconstruct school facilities for the students generated by
new residential and commercial/industrial developments.

B. Government Code Section 66001(a)(2)—Use of the Fee

The District’s use of the fee is expected to involve constructing and/or reconstructing
elementary, middle and high school campuses and/or providing additional permanent
facilities on existing campuses. The District is looking for alternatives to provide
adequate housing and program options to all students including reconstruction of TK-6,
7-8 and 9-12 schools on existing District campuses

. DRAFT
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C. Government Code Section 66001(a)(3)—Relationship Between Fee’s Use and the
Type of Project Upon Which the Fee is Imposed

Future residential development will cause new families to move into the District and,
consequently, will generate additional students in the District. As shown in Section I.B.
of this Report, adequate school facilities do not exist for these students. Future residential
development, therefore, creates a need for additional school facilities. The fee’s use
(acquiring school facilities) is, therefore, reasonably related to the type of project (future
residential development) upon which it is imposed.

. DRAFT
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Table 1-20
Projected Five-Year District Revenue
Revenues
1. Capital Assets:
Projected Available Funds (11/30/2021) $438,421,838
Approved State Funding $9,460,916
Measure R $275,000,000
Total Capital Assets $722,882,754
2. Projected Revenue from Developer Fees:
Residential Development* $14,946,294
Commercial/Industrial Development** $891,122
Total Projected Revenue from New Development $15,837,416
Total Projected Five-Year District Revenue $738,720,170
* Estimate based on 2,847 homes averaging 1,096 square feet times the District’s anticipated revenue of $4.79 per square foot.
** Estimate based on the previous 5-years of developer fee collections totaling 1,142,464 square feet of commercial and
industrial development times the District’s anticipated revenue of $0.78 per square foot.
Information in Table 1-20 outlines the District’s projected revenue for capital outlay for
the next five years and includes the current balance of the District’s Capital Facility
Funds (accounts for current and anticipated proceeds from General Obligation Bonds,
including Measure R [March of 2020]) and the projected revenue from new residential
and commercial/industrial development. After accounting for these current and estimated
amounts, the District has projected capital facility revenue of $738,720,170 over the next
five years.

The District has identified a total of $1,262,755,737 in estimated facility costs necessary
to provide adequate student facilities. This consists of an estimated $1,119,900,000 of
construction identified in the 2016 Long Range Facilities Master Plan (Model One) and a

remaining ongoing project balance of $142,855,737.

-22 -
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F. Other Funding Sources

The following is a review of other potential funding sources for constructing school
facilities.

(1) General Fund
The District's General Fund budget is typically committed to instructional and day-to-
day operating expenses and not used to construct school buildings, as funds are
needed solely to meet the District’s non-facility needs.

(2) State Programs
The District has applied for and received State funding apportionments for
construction of new school facilities under the 1998 Leroy F. Greene School Facility
Program. Even projects funded at 100 percent of the State allowance, however, often
experience a shortfall between State funding and the District’s actual facility needs.
State funds for deferred maintenance may not be used to pay for new facilities. State
law prohibits use of lottery funds for facilities.

(3) General Obligation Bonds
School districts can, with the approval of two-thirds or 55 percent of its voters, issue
general obligation bonds that are paid for out of property taxes. In March 2020, the
District’s voters passed Measure R authorizing a total of $575 million in bond sales.
These local funds are accounted for in this analysis.

(4) Parcel Taxes
Approval by two-thirds of the voters is required to impose taxes that are not based on
the assessed value of individual parcels. While these taxes have been occasionally
used in school districts, the revenues are typically minor and are used to supplement
operating budgets.

(5) Mello-Roos Community Facilities Districts
This alternative uses a tax on property owners within a defined area to pay long-term
bonds issued for specific public improvements. Mello-Roos taxes require approval
from two-thirds of the voters (or land owners if fewer than 12) in an election.

(6) Surplus Property
The District has no surplus properties that could be sold to create a significant source
of capital outlay funds.

(7) Alternatives for Reducing Facility Costs
Alternatives to reducing 8.6 TmO significant source
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VI. RECOMMENDATIONS

As described in Section Il.E, the District’s cost per square foot of residential development is
$9.71. This Report recommends that the District levy the maximum statutory fee authorized
by Government Code Section 65995, currently $4.79 per square foot of residential
development.

As described in Section IV.G, the District’s cost per square foot of commercial/industrial
development ranges from $0.81 to $3.45. The Report also recommends that the District levy
the maximum fee as authorized by Government Code Section 65995, currently $0.78 per
square foot on all categories of commercial/industrial development. The calculated impact of

o DRAFT









Total Sq. Sq Ft/ Employee
Employees ft Employee Per Sq. ft
Industrial Parks
Sorrento West 725 614,922
Roselle Street 761 500,346
Stromesa Street 200 136,124
Total 1,686 1,251,392
Average 562 417,131 742 0.00135
Rental Self-Storage
Poway Storage 2 32,000
Lively Center 2 20,000
Brandon Street Mini-Storage 2 31,348
Melrose Mini-Storage 2 28,280
Lock-It Lockers Storage 3 59,325
Total 11 170,953
Average 2 34,191 17,096 0.00006
Scientific Research and Development
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