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I EXECUTIVE SUMMARY

In order to adequately plan for new development and identify the public facilities and
costs associated with mitigating the direct and cumulative impacts of new development,
DTA was retained by the City of Upland, CA (the “City”) to update the existing impact fee
program by preparing a new Assembly Bill (“AB”) 1600 fee justification study (the “Fee
Study”). The previous fee justification study was completed in September of 2006 with
the current fees based on the findings of that study. The categories of development
impact fee ("DIFs” or “Fees”) to be determined by this Fee Study include General Facilities,
Police, Parks and Recreation, Transportation, Water, Sewer, and Storm Drains at levels
identified by the various City departments as being necessary to meet the needs of new
development. The purpose of this Fee Study will be to establish a nexus between the
anticipated development and public facilities needs for the City through 2040. 1t is
important to note that the City is approximately 95% built-out and much of new
development will be infill development. This Fee Study is intended to comply with Section
66000 et seq. of the Government Code, which was enacted by the State of California in
1987, by identifying additional public facilities required by new development (“Future
Facilities”) and determining the level of fees that may be imposed to pay the costs of the
Future Facilities. The Future Facilities and associated construction costs are identified in
the Facilities Inventory and Needs List, which is included in the appendix section of the
Fee Study. A description of the methodology used to calculate the fees is included in
Section V. The purpose of this Fee Study is to ensure that all new development is required
to pay its “fair share” of the cost of new infrastructure through the development fee
program.

A Organization of the Fee Study
This Fee Study will be presented in the following seven sections:

= Section I contains an Executive Summary and provides a brief introduction to the
Fee Study and includes an overview of the proposed DIFs.

= Section Il is an Introduction that includes a brief description of City surroundings
and background information on development impact fee funding.

= Section III provides an overview of the legal requirements for implementing and
imposing the development impact fee amounts identified in the Fee Study and
satisfies the nexus requirements for each facility included as part of this Fee Study.
Included is a discussion of the findings and requirements necessary to be satisfied
when establishing, increasing, or imposing a fee as a condition of new
development.

= Section IV includes a discussion of land use characteristics and demand variables
of projected new development such as the number of housing units and the
number of non-residential building square feet, assuming current growth trends
in residential and non-residential development projected through 2040.
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= Section V contains a description of the methodology used to determine the Fees
for Future Facilities and presents the fees for each of the land use types.

= Section VI presents the calculation of the Fees for each land use.
= Section VII presents a summary of the Fees.

This Fee Study also includes an appendix section presenting the calculations and other
relevant material used to determine the findings presented in this Fee Study, as noted
below:

= Appendix A includes the calculations used to determine the various Fee levels.

= Appendix B includes the Facilities Inventory and Needs List used to determine the
various Fee levels.

= Appendix C includes the Inventory List for the purpose of estimating the land
acquisition costs.

B Development Impact Fee Summary

Per the results of this Fee Study, the total fee amounts required to finance new
development's share of Future Facilities are identified in Table ES-1 below. Fees
presented in this Fee Study represent the maximum DIFs that may be imposed by the City
under the statutory requirements of Government Code Section 66000 et. seq. Residential
fees are listed on a per-square-foot basis. Residential fees are listed on a per-square-foot
basis and non-residential fees are listed on a per-1,000-square-feet basis. Based on the
findings in this Fee Study, the following recommendations are presented.

Table ES-1: DIF Summary (Includes 2.0% Administrations Cost)

Residential Non-Residential 2
(per Square Foot) (per 1,000 Square Feet)
Single-Family ! ‘ Multi-Family * ‘ Commercial Office Industrial

General Facilities $0.78 $0.78 $1,305 $2,022 $669
Police $0.43 $0.42 §721 $1,118 $370
Parks and Recreation $4.80 $4.80

Transportation $0.07 $0.07 $494 $296 $89
Water $0.87 $0.87 $436 $611 $349
Sewer $0.05 $0.05 $27 $27 $27
Storm Drain $0.90 $0.90 $1,059 $1,003 $947

Notes:

1. Residential fees are per square foot to comply with California AB 602.
2. Non-Residential fees are per 1,000 square feet.

City of Upland September 13, 2024
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There is also an Administrative portion of the DIF which is an administrative fee that funds
the City's costs of implementing and collecting the DIFs, including but not limited to
calculation and collection of the fees, revenue and cost accounting of the fees collected,
fee justification analysis, and preparation of any mandated reports. Per the City's request,
the administrative component of the DIF is calculated at 2% of the total impact fees
collected in addition to the fees charged to new development, which is a customary
industry standard.

The cost estimates for facilities used in this Fee Study are in 2024 dollars. Therefore, DTA
further recommends that, after adoption, the above impact fees be reviewed each year
and include a provision for an annual inflationary adjustment based upon the California
Construction Cost Index (“CCCI"). This construction cost index is based upon the
Building Cost Index (“BCI") cost indices average for Los Angeles as produced by
Engineering News-Record ("ENR").

City of Upland September 13, 2024
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II  INTRODUCTION

Incorporated in 1906, the City of Upland (“the City”) is located at the western edge of San
Bernardino County, and just east of Los Angeles County. The City is located at the foot
of the highest part of the San Gabriel Mountains and covers approximately 15.8 square
miles and is home to a population of over 78,000 people. The City is part of the Inland
Empire, and it is bordered by the communities of Rancho Cucamonga to the east,
Ontario, and Montclair to the south, and Claremont to the west. The City of Upland sits
at the region’s transportation hub, intersected by two major interstate freeways and the
Metrolink commuter rail system with a station in the City's historic downtown.

In order to adequately plan for new development and identify the public facilities and
costs associated with mitigating the direct and cumulative impacts of new development,
DTA was retained by the City to update the existing impact fee program by preparing a
new Assembly Bill ("AB”) 1600 fee justification study (the “Fee Study”). The previous
justification study was completed in September of 2006 with the currently imposed fees
based on the findings of that study. It is important to note that the City is approximately
95% built-out and much of new development will be infill development. The fee amounts
to be determined by this Fee Study (“DIFs” or “Fees”) are for the following types of
facilities: General Facilities, Police, Parks and Recreation, Transportation, Water, Sewer,
and Storm Drains at levels identified by the various City departments as being necessary
to meet the needs of new development through 2040.

This Fee Study is intended to comply with Section 66000 et seq. of the Government Code,
which was enacted by the State of California in 1987, by identifying additional public
facilities required by new development (“Future Facilities”) and determining the level of
fees that may be imposed to pay the costs of the Future Facilities. The Future Facilities
and associated construction costs are identified in the Facilities Inventory and Needs List,
which is included in the Appendix section of the Fee Study. A description of the
methodology used to calculate the fees is included in Section V.

The purpose of this Fee Study is to ensure that all new development is required to pay its
“fair share” of the cost of new infrastructure through the development impact fee
program. The Fees generated in this Fee Study are one-time fees typically paid prior to
the issuance of a building permit and imposed on development projects by local agencies
responsible for regulating land use. These Fee amounts to be determined will be at levels
identified as being necessary to meet the needs of new development through 2040.

Fees are calculated to fund the cost of facilities needed to meet the needs of new
development. The steps followed in the Fee Study include:

1. Demographic Assumptions: Identify future growth that represents the increased
demand for Future Facilities;

City of Upland September 13, 2024
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2. Facility Needs and Costs: Identify current facilities inventory to determine Level
of Services ("LOS") requirements and determine the Future Facilities required to
support new development and the costs of such facilities;

3. Cost Allocation: Allocate costs of Future Facilities on a per-equivalent-dwelling-
unit or equivalent-benefit-unit basis; and

4. Fee Schedule: Calculate the Fee amount per square foot for residential
development, and the Fee amounts per thousand square feet for non-residential
development.

City of Upland September 13, 2024
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III  LEGAL REQUIREMENTS TO JUSTIFY DEVELOPMENT IMPACT FEES

The City has identified the need to levy DIFs to pay for General Facilities, Police, Parks and
Recreation, Transportation, Water, Sewer and Storm Drain. The Fees will finance facilities on
the Needs Lists at levels identified by the City as appropriate for new development. Upon the
adoption of the Fee Study and required legal documents by the City Council, all new
development will be required to pay its “fair share” of the cost of facilities on the Needs Lists
through these Fees. The Fees are established pursuant to AB 1600, as described below.

Prior to World War II, development in California was held responsible for very little of the cost
of public infrastructure. Public improvements were financed primarily through jurisdictional
General Funds and utility charges. It was not uncommon during this period for speculators to
subdivide tracts of land without providing any public improvements, expecting the closest city
to eventually annex a project and provide public improvements and services.

However, starting in the late 1940s, the use of impact fees grew with the increased planning
and regulation of new development. During the 1960s and 1970s, the California Courts
broadened the right of local government to impose fees on developers for public improvements
that were not located on project sites. More recently, with the passage of Proposition 13, the
limits on general revenues for new infrastructure have resulted in new development being held
responsible for a greater share of public improvements, and both the use and levels of impact
fees have grown substantially. Higher fee levels were undoubtedly driven in part by a need to
offset the decline in funds for infrastructure development from other sources.

The levy of impact fees is one authorized method of financing the public facilities necessary to
mitigate the impacts of new development, as the levy of such fees provides funding to maintain
an agency's existing LOS for an increased service population. A fee is “a monetary exaction,
other than a tax or special assessment, which is charged by a local agency to the applicant in
connection with approval of a development project for the purpose of defraying all or a portion
of the cost of public facilities related to the development project...” (California Government
Code, Section 66000). A fee may be levied for each type of capital improvement required for
new development, with the payment of the fee occurring prior to the beginning of construction
of a dwelling unit or non-residential building (or prior to the expansion of existing buildings of
these types). Fees are often levied at final map recordation, issuance of a Certificate of
Occupancy, or more commonly, at building permit issuance.

AB 1600, which created Section 66000 et. seq. of the Government Code, was enacted by the
State of California in 1987. This Fee Study is intended to meet the nexus or benefit requirements
of AB 1600, which mandates that there is a nexus between fees imposed, use of the fees, and
development projects on which the fees are imposed.

City of Upland September 13, 2024
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A

Government Code Section 66001

In 2006, Government Code Section 66001 was amended to clarify that a fee cannot include
costs attributable to existing deficiencies but can fund costs used to maintain the existing LOS
or meet an adopted LOS that is consistent with the General Plan. Section 66000 et seq. of the
Government Code requires all public agencies to satisfy the following requirements when
establishing, increasing, or imposing a fee as a condition of new development:

1
2.
3.

Identify the purpose of the fee [Government Code Section 66001(a)(1)];
Identify the use to which the fee will be put [Government Code Section 66001(a)(2)];

Determine that there is a reasonable relationship between the fee's use and type of
development on which the fee is to be imposed [Government Code Section 66001 (a)(3)];

Determine how there is a reasonable relationship between the need for the public
facility and type of development project on which the fee is to be imposed [Government
Code Section 66001(a)(4)]; and

Discuss how there is a reasonable relationship between the amount of the fee and cost
of the public facility or portion of the public facility attributable to the development on
which the fee is imposed.

The sections below present each of the five requirements listed above as they relate to the
imposition of the proposed fees.

Al Purpose of the Fee [Government Code Section 66001(A)(1)]

New residential and non-residential development within the City will generate
additional residents and employees who will require additional public facilities. Land
for these facilities will have to be acquired and public facilities and equipment will
have to be expanded, constructed, or purchased to meet this increased demand.

This Fee Study has been prepared in response to the projected direct and cumulated
effect of future development. Each new development will contribute to the need for
new public facilities. Without future development, many of the new public facilities
on the Needs Lists would not be necessary as the existing facilities are adequate for
the City's present population. In instances where facilities would be built regardless
of new development, the costs of such facilities have been allocated to new and
existing development based on their respective level of benefit.

The proposed impact fee will be charged to all future development, irrespective of
location, in the City. Even future “infill" development projects contribute to impacts
on public facilities because they are an interactive component of a much greater
network of development located throughout the City. First, the property owners
and/or the tenants associated with any new development in the City can be expected
to place additional demands on City facilities funded by the fee. Second, these
property owners and tenants are dependent on and, in fact, may not have chosen to

City of Upland September 13, 2024
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utilize their development, except for residential, retail, employment, and recreational
opportunities located nearby on other existing and future development. Third, the
availability of residents, employees, and customers throughout the City has a
growth-inducing impact without which some of the “infill" development would not
occur. As aresult, all development projects in the City contribute to the cumulative
impacts of development.

The impact fees will be used for the acquisition, installation, and construction of
public facilities identified on the Needs Lists and appropriate administrative costs to
mitigate the direct and cumulative impacts of new development in the City.

A2 The Use to Which the Fee is to be Put [Government Code
Section 66001(A)(2)]

The fee will be used for the acquisition, installation, and construction of the public
facilities identified on the Needs Lists, included in Section IV of the Fee Study, and
other appropriate costs to mitigate the direct and cumulative impacts of new
development in the City. The fee will provide a source of revenue to the City to allow
for the acquisition, installation, and construction of public facilities, which in turn
will maintain the current standard of service, preserve the quality of life in City, and
protect the health, safety, and welfare of the existing and future residents, visitors,
and employees.

A.3 Determine That There is a Reasonable Relationship Between the Fee's
Use and the Type of Development Project Upon Which the Fee is
Imposed (Benefit Relationship) [Government Code Section 66001(A)(3)]

It is the projected direct and cumulative effect of future development that has
prompted the preparation of the Fee Study. Each development will contribute to the
need for new public facilities. Without future development, the City would have no
need to construct many of the public facilities on the Needs Lists. For all other
facilities, the costs have been allocated to both existing and new development based
on their level of benefit. Even future “infill” development projects, which may be
adjacent to existing facilities, further burden existing public facilities. Consequently,
all new development within the City, irrespective of location, contributes to the
direct and cumulative impacts of development on public facilities and creates the
need for new facilities to accommodate growth.

The fees will be expended for the acquisition, installation, and construction of the
public facilities identified on the Needs Lists and other authorized uses, as that is the
purpose for which the Fee is collected. As previously stated, all new development
creates either a direct impact on public facilities or contributes to the cumulative
impact on public facilities. Moreover, this impact is generally equalized among all
types of development because increased demands for public facilities created by the
future residents and employees create the impact upon existing facilities.

City of Upland September 13, 2024
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For the foregoing reasons, new development benefits from the acquisition,
construction, and installation of the facilities on the Needs Lists.

A4  Determine How There is a Reasonable Relationship Between the Need for
the Public Facility and the Type of Development Project Upon Which the
Fee is Imposed (Impact Relationship) [Government Code Section
66001(A)(4)]

As previously stated, all new development within the City, irrespective of location,
contributes to the direct and cumulative impacts of development on public facilities
and creates the need for new facilities to accommodate growth. Without future
development, many of the facilities on the Needs Lists would not be necessary. For
certain other facilities, the costs have been allocated to both existing and new
development based on their level of benefit.

For the reasons presented herein, there is a reasonable relationship between the
need for the public facilities included on the Needs List and all new development
within the City.

A.5 The Relationship Between the Amount of the Fee and the Cost of the
Public Facilities Attributable to the Development Upon Which the Fee is
Imposed (“Rough Proportionality” Relationship) [Government Code
Section 66001(A)]

As set forth above, all new development in the City impacts public facilities.
Moreover, each individual development project and its related increase in population
and/or employment, along with the cumulative impacts of all development in the
City, will adversely impact existing facilities. Thus, imposition of the Fee to finance
the facilities on the Needs Lists is an efficient, practical, and equitable method of
permitting development to proceed in a responsible manner.

New development impacts facilities directly and cumulatively. In fact, without any
future development, the acquisition, construction, and/or installation of many of the
facilities on the Needs Lists would not be necessary as existing City facilities are
adequate. Even new development located adjacent to existing facilities will utilize
and benefit from facilities on the Needs List.

The proposed fee amounts are roughly proportional to the impacts resulting from
new development based on the analysis in Section IV. Thus, there is a reasonable
relationship between the amount of the Fee and the cost of the facilities.

Identifying these items will enable an impact fee to meet the nexus and rough
proportionality requirements established by previous court cases. These findings are
discussed in the nexus test for each proposed Fee element as presented in Section IV.
Current State financing and fee assessment requirements only allow new
development to pay for its fair share of new facilities’ costs. Any current deficiencies
resulting from the needs of existing development must be funded through other

City of Upland September 13, 2024
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sources. Therefore, a key element to establish legal impact fees is to determine what
share of the benefit or cost of a particular improvement can be equitably assigned to
existing development, even if that improvement has not yet been constructed. By
removing this factor, the true impact of new development can be assessed, and
equitable fees can be assigned.

Assembily Bill AB 602

The impact fees included herein were circumscribed by the requirements of AB 602, which
was approved by the California State Legislature and signed by Governor Newsom in 2021.
Among the significant impacts of AB 602 are the following:

On or after January 1, 2022, fee justification studies must identify the existing LOS
for each public facility, identify the proposed new LOS, and (if the proposed new LOS
is greater than existing LOS) include an explanation of why the new LOS is necessary.

For housing development projects, Nexus Studies adopted after July 1, 2022, must
calculate the amount of fees based on the square footage of proposed units of the
development, unless the local agency demonstrates that another metric is more
appropriate. The bill would require that a “local agency that calculated fees
proportionally to the square footage of the proposed units be deemed to have used
a valid method to establish a reasonable relationship between the fee charged and
the burden posed by development.” This would also apply to multi-family
residences.

The bill also requires the Department of Housing and Community Development
("HCD"), on or before January 1, 2024, to create an impact fee Nexus Study template
that may be used by local jurisdictions to calculate their fees. The bill requires that
the template include a method of calculating the feasibility of housing being built
with a given fee level. The template must be completed by 2024. Local jurisdictions
will have the option (it will not be required) to use the HCD template.

The bill authorizes any member of the public, including an applicant for a
development project, to submit evidence that the city, county, or other local agency
had failed to comply with the Mitigation Fee Act. The bill requires the legislative
body of the city, county, or other local agency to consider any timely submitted
evidence and authorize the legislative body to change or adjust the proposed fee or
fee increase, as specified.

If a Nexus Study supports the increase of an existing fee, the local agency shall review
the assumption of the Nexus Study supporting the original fee and evaluate the
amount of the fees collected under the original fee.

Large jurisdictions (county population greater than 250,000) and cities within those
counties must adopt a Capital Improvement Plan (“CIP”) as part of the Nexus Study.

City of Upland September 13, 2024
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= Nexus Studies shall be updated at least every 8 years from the period beginning
January 1, 2023.

Importantly, AB 602 does not apply to (i) water and sewer connection and capacity charges,
(ii) school fees, and (iii) Mello-Roos or other taxes. These other fees, taxes, and charges are
subject to their own statutory accountability measures.

City of Upland September 13, 2024
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IV DEMOGRAPHICS

To determine the facilities needed to serve new development and establish fee amounts to
fund such facilities, DTA has researched and reviewed material containing information of
future land use development within the City through 2040. For the purpose of this Fee
Study, DTA categorized developable residential land uses as single-family and multi-family
residences. Developable non-residential land uses within the City's commercial and
industrial zones are categorized commercial, office, and industrial and are summarized in
detail in the following section.

Elements from the City's 2015 General Plan (the “General Plan”) demographics, numbers
from the California Department of Finance, US Census, and total square footage generated
by the CoStar Real Estate Software Platform (“CoStar”) were used as estimates for the
number of housing units and non-residential building square feet to be built within the City.
The City's land use decisions will also affect properties within its sphere of influence (“SOI").
California law requires that a General Plan “cover the territory within the boundaries of an
adopted City, as well as any land outside its boundaries which in the planning agencies
judgement bears relation to its planning.”

In addition, information from the General Plan and estimates produced by DTA were used
to project the additional land uses resulting from new development. It's important to note
that the City is approximately 95% built-out and much of the new development will be infill
development. Notably, DTA attempted to utilize metrics (e.g., average household size,
square footage, etc.) that standardized existing demographics with the projections found in
the General Plan.

Future residents and employees will create additional demand for facilities that existing
public facilities cannot adequately service. In order to accommodate new development in
an orderly manner, while maintaining the current quality of life in the City, the facilities on
the Inventory and Facility Needs List (presented throughout Section VI and in the Appendix),
as reviewed and approved by the City staff, will need to be constructed.

For those facilities that are needed to mitigate demand from new development, facility costs
have been allocated to new development only. In those instances when it has been
determined that the new facilities will serve both existing and new development, facility
costs have been allocated based on proportionate benefit [see the Equivalent Dwelling Unit
("EDU") and Equivalent Benefit Unit (“EBU") discussion in Section V].

In addition, DTA has determined that utilizing a Persons Served population, comprised of
all residents and 50% of employees is common practice in quantifying the impact of a new
development in a given service area and this metric will be used in both residential and non-
residential employee population and calculations throughout this Fee Study.

Table 1 presented provides a summary of the land uses covered in this Fee Study. As
previously indicated, the Fee Study will determine Fees for four (4) specific land use
categories; residential, commercial, office, and industrial. Notably, the table shown below

City of Upland September 13, 2024
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SECTION IV
DEMOGRAPHICS

is meant to provide an example of typical land uses found in each category and is not
intended to be a comprehensive list of all the City's potential land uses.

A Existing Residential Land Uses

Demographic data provided by the Nielsen Company (a leading information, measurement,
and data analytics company), the California Department of Finance, and the US Census
Bureau, were used to estimate the existing number of housing units and population in the
City. Notably, DTA attempted to utilize metrics (e.g., average household size, square
footage, etc.) that standardized existing demographics with DTA's projections.

Land Use Classification Fee

Study

Residential

Table 1: Summary of Land Use Categories

Definition

Includes single-family detached homes and single-family attached homes.
Also includes buildings with attached residential units including apartments,
town homes, condominiums, mobile homes, and all other residential units
not classified as Single-Family. For purposes of determining the impact fees
due, any "second unit" or "accessory dwelling unit” (as determined pursuant
to Section 65852.2 of the Government Code) shall be considered a separate
residential unit and shall be subject to this fee.

Commercial

Includes but is not limited to buildings used as the following:
= Retail and commercial lodging;
= Service-oriented business activities, wineries/vineyards, and car washes;
= Department stores, discount stores, furniture/appliance outlets, home
improvement centers;
= Shopping Centers;
= Entertainment centers;
= Assisted Living, houses of worship;
= Subregional and regional shopping centers;
= Hotel. Motels, spas and resorts; and
= Grocery stores, storage facilities.

Office

Includes but is not limited to buildings used as the following:
= Business/professional offices;
= Medical/dental offices;
= Office park, research park, business park; and
= General office buildings.

Industrial

Includes but is not limited to buildings used as the following:
= Light manufacturing, warehouse/distribution, and logistics wholesaling;
= Wholesale and warehouse retail;
= Food processing;
= Industrial park; and
= Industrial/light industrial.

City of Upland
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According to the information provided by the California Department of Finance, the US
Census Bureau, and the Nielsen Company, there are currently 78,285 existing residents
residing in 29,248 residential single-family, multi-family, and mobile home housing units in
the City. The residential persons-per-unit figure of 2.68 was also derived from 2024 data
published by the California Department of Finance. Notably, the 2.68 residents per unit
estimate for the City included units in the City that are currently vacant. As a result, this
figure is lower than the California Department of Finance 2.72 residents per unit figure,
which includes only occupied housing units. Table 2 presented below summarizes the
existing demographics for the City's residential land uses.

Table 2: Estimated Existing Residential Development !

Residential 78,285 29,248 2.68
Total 78,285 29,248 2.68

Note:
1. Numbers may not sum due to rounding.

B Existing Non-Residential Land Uses

The existing non-residential square footage was compiled and estimated using the CoStar
Real Estate Software Platform. In addition, the employees per square foot for non-
residential land uses was based on information published in Nielsen Company Employment
Profiles by NAICS Codes 2024. The North American Industry Classification System (NAICS)
is the standard used by Federal statistical agencies in classifying business establishments
for the purpose of collecting, analyzing, and publishing statistical data related to the U.S.
business economy. The number of non-residential building square footage presented
below in Table 3 is considered “existing non-residential development”.

As reflected in Table 3 below, the City has approximately 14,596,622 total square feet of
existing non-residential development; including approximately 7,112,985 square feet of
commercial development, 2,614,538 square feet of office space and 4,869,099 square feet
of industrial development.

Per the Nielsen Company’s Employment Profiles (2024), the City has 29,584 employees in
these non-residential sectors, specifically 15,403 commercial, 8,772 office employees and
5,409 industrial employees. These numbers were based on existing employee data and
existing square footage data, generating employees-per-thousand-square-foot factors
("EPSFs") of 2.17 for commercial, 3.36 for the office sector and 1.11 for the industrial sector.
These EPSF numbers are presented in detail in Appendix A.

City of Upland September 13, 2024
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Table 3: Estimated Existing Non-Residential Development

Non-ResidentialLand Use  (ESNg Persons Exiting hutaig
Commercial 15,403 7,702 7,112,985
Office 8,772 4,386 2,614,538
Industrial 5,409 2,705 4,869,099

Total 29,584 14,792 14,596,622

C Future Residential Land Uses (2040)

Using population projections from the Southern California Association of Governments
("SCAG"), Demographics and Growth Forecasts technical Report dated September 2020.
DTA determined that the City is expected to grow by 7,594 residential units by the end of
the 2040 build-out period in this Study. The projected residential growth rates by SCAG
were used over the build-out period to generate the number of future housing units shown
below. Asindicated in Table 4, given the assumed projected growth rates, DTA determined
that the City is expected to grow by 2,837 residential units by the end of the 2040 build-out
period.

Table 4: Future Residential Development !

Residential Land Use R:;‘igg:ts Future Housing Units ReSi‘Le:itts per
Residential 7,594 2,837 2.68
Total 7,594 2,837 2.68
Note:

1. Numbers may not sum due to rounding.

To comply with AB 602, DTA worked with the City staff to determine the average square
footage for both single-family and multi-family residences. Using building permit
information from 2017 to 2022, DTA calculated that the combined average residential
square foot unit was 2,059 square feet across single-family and multi-family residences.
Based on the total anticipated future residential development of 2,837, this results in a total
of 5,842,858 sq. ft. of future residential development, as shown in the table below.
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Table 5: Future Residential Development Sq. Ft.

Category Total

Total Residential Units 2,837
Average Sq. Ft. per Unit 2,059
Total Residential Sq. Ft. 5,842,858

D Future Non-Residential Land Uses (2040)

Using employment projections from the SCAG Study cited earlier, DTA determined that the
City's non-residential is assumed to grow at an average annualized growth rate of 0.5%.
This growth rate was discussed with City staff and acknowledged that any future growth
will be infill development. Based on the EPSF derived above, this translates to the
development of approximately 1,212,558 square feet of non-residential development over
the build-out period. This includes approximately 590,884 square feet of commercial,
217,193 feet of office, and 404,482 square feet of industrial development.

Table 6: Future Non-Residential Development

. : Future Persons Future Building
Non-Residential Land Use Employees Served Square Feet
Commercial 1,280 640 590,884
Office 729 364 217,193
Industrial 449 225 404,482
Total 2,458 1,229 1,212,558
City of Upland September 13, 2024
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vV~ METHODOLOGY USED TO CALCULATE FEES

There are many methods used in calculating fees, but they are all based on determining the
cost of needed improvements and assigning those costs equitably to various types of
development. In determining a reasonable nexus for each specific type of public facility,
DTA utilized the methodologies described below, depending upon the data and information
available from the City and its current infrastructure policies.

A Standards-Based Fee Methodology

The methodology used to establish the Development Impact Fees outlined in this Study for
General Facilities, Police, and Parks and Recreation facilities are based on “standards,” where
costs are based on existing Level of Service (LOS). This Standards-Based Methodology
establishes a generic unit cost for capacity which is then applied to each land use per the
existing LOS. The LOS is based on the existing number of applicable units, such as square
feet of building space or acres of land or per resident for each facility. This standard is not
based on cost but rather on a standard of service. The Standards-Based Methodology
ensures that City facilities are appropriately developed and sized so that future residents
and employees do not cause a reduced LOS by unduly burdening the infrastructure system,
thus leading to decay and deterioration. This methodology provides several advantages,
including not needing to know the cost of a specific facility, how much capacity or service
is provided by the current system, or having to commit to a specific size of the facility.

B Plan-Based Fee Methodology

The methodology used to establish the Development Impact Fees outlined in this Study for
Transportation, Water, Sewer and Storm Drain is based on a “plan,” such as a Master Plan of
Facilities, Capital Improvement Plan, or General Plan, which identifies a finite set of
improvements to be implemented. These Facility Plans generally identify a finite set of
facilities needed by the public agency and are developed according to assessments of
facilities needs prepared by staff and/or outside consultants and adopted by the public
agency's legislative body. Using this plan-based approach, specific costs can be projected
and assigned to all land uses planned, often with a specific time period in mind that reflects
new development projections. By using population, units, and residential and non-
residential square footage numbers, it is possible to assign a cost allocation percentage for
both new and existing development. In preparing an impact fee analysis, facilities costs
attributed to future development can then be allocated to each land use class in proportion
to the demand caused by each type of development.

(& Capacity-Based Fee Methodology

Another method of fee assessment used is based on the “capacity” of a service or system,
such as a water tank, a sewer plant, or a storm drain. This kind of fee is not dependent on
a particular land use plan (i.e., amount or intensity) but rather it is based on a rate or cost
per unit of capacity that can be applied to any type of development, as long as the system
has adequate capacity. This fee is useful when the costs of the facility or system are
unknown at the outset. However, it requires that the capacity used by a particular land use
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type be measurable or estimable and the information to be available. Capacity-based
impact fees are assessed based on the demand rate per unit. Although this methodology is
not used to calculate any of the fees generated in this Study, the description is provided so
that the City understands the various methodologies available for calculating fees.

D Summary of Fee Methodology

In this Fee Study, the Standards-based LOS methodology is used to generate fees for Police,
General Facilities, and Parks and Recreation and a Plan-based methodology is used to
generate the Transportation, Sewer, Water, and Storm Drain Fees. This is summarized in
Table 7 below.

Table 7: Fee Methodology (by Fee Category Type)

Fee Category Methodology Basis of Methodology

General Facilities Existing Standard
Police Standards- Existing Standard
- Based
Parks and Recreation Adopted Standard
Transportation Needs List
Water Needs List
Plan-Based ,
Sewer Needs List
Storm Drain Needs List

For Fee calculations using the Plan-Based approach, the City has provided DTA with the list
of Future Facilities to be included in the Fee Study (the “Needs List”). For the purposes of
the City's DIF program, the Needs List is intended to be the official public document
identifying the facilities eligible to be financed, in whole or in part, through the imposition
of a DIF on new development within the City. The Needs List is organized by facility element
(or type) and includes cost information, as outlined in Table 8 below.
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Table 8: Description of Needs List Cost Sections
Column Title Contents Source

The total estimated facility cost, including engineering,
Total Cost for Facility | design, construction, land acquisition, and equipment (as City
applicable).

Offsetting Revenues Share of total offsetting revenues allocated to new and

to New and Existing existing development. City
Development
. The difference between the total cost and the offsetting Calculated by
Net Cost to City
revenues (column 1 plus column 2). DTA

Percent of Cost
Allocated to New
Development

Net cost allocated to new development based on new Calculated b

y

development'’s share of facilities. DTA and the City

Net Cost Allocated to | The net cost to the City multiplied by the percentage cost Calculated b
New Development allocated to new development. DTA

y

Policy Background or

Objective Identifies the policy source or rationale for facility need.

City General Plan,
CIP, City Staff

The facilities included on the Needs List for each Fee (presented in Appendix B) are provided
by the City and reflect either the City's goals of maintaining and improving a specific area,
or they are part of a more formal policy document, such as a General Plan, Master Plan,
Capital Improvement Plan, or other official policy or document etc. Specific estimated
facility costs are provided by the City and used as a basis for determining the allocation of
revenues between new and existing development. DTA surveyed City staff and comparable
development on the required facilities needed to serve new development as a starting point
for its fee calculations.

E Allocation of Benefit
E.1 Equivalent Dwelling Units (‘EDUs") and Equivalent Benefit Units (“EBUs")

The methodologies employed in this Fee Study use EDUs and EBUs as the method of
identifying and quantifying benefits of certain facilities and ensuring that an
equitable portion of the total facilities costs are allocated to future growth, based on
the proportion of need generated by that growth. Specifically, EDUs are generated in
the demographic portion of this Fee Study and are used to generate the land use
calculations. EDUs are a means of quantifying different land uses in terms of their
equivalence to a residential dwelling unit, where equivalence is measured in terms
of potential infrastructure use or benefit for each type of public facility. In this Study,
EDUs are used as a basis of allocation for General Facilities and Police. In contrast,
for Parks and Recreation, Transportation, Water, Sewer, and Storm Drain, EBUs are
used to allocate costs to future growth and generate fees. This is explained further
in this section and in detail in Appendix A.
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Table 9: Basis of Allocation (by Fee Category Type)

Fee Category Basis of Allocation of Benefit (EBU Factor)

General Facilities Persons Served

Police Persons Served

Parks and Recreation Recreation Hours per Week per Person
Transportation PM Peak Hour Trips

Water Water Usage Rates (Gallons per Day)
Sewer Sewer Generation Rates (Gallons per Day)
Storm Drain Stormwater Runoff Coefficients

E2 Persons Served

For many of the facilities considered in this Fee Study, service population (or Persons
Served) will be used to allocate benefits among fee categories. For the purposes of
this Fee Study, the Persons Served calculations are based on the number of residents
per dwelling unit (i.e., persons per household) and number of employees per 1,000
sq. ft. generated by each land use class. Based on years of performing a variety of
fiscal and economic impact studies and with experience in a variety of both public
and private sectors, DTA has determined that utilizing a service population, or
Persons Served population, comprised of all residents and 50% of employees is
common fiscal practice in quantifying the impact of a new development in each
service area. This number suggests that a resident generally has twice the fiscal
impact of an employee.

E3 Recreation Hours per Week per Person

This analysis assumes that each employed person living in the City has 3 hours of
potential park usage during weekdays (i.e., 1 hour before work, 1 hour during lunch,
and one hour after work), and 12 hours per day on weekends. This potential usage
amounts to 39 hours per week. In addition, it is also assumed that each non-working
person living in the City has 12 hours per day of potential park usage, 7 days a week,
or 84 hours per week.

E4 PM Peak Hour Trips

Transportation Impact Fees were calculated for each of the four (4) land use
categories based on the number of PM Peak Hour Trips (“PHTs") generated by each
land use. Peak Hour Trips are published by the Institute of Transportation Engineers
("ITE") Publication Trips Generation, 10" Edition. These PM Peak hour Trips define
daily trip generation per dwelling unit (for residential units) and daily trip generation
per 1,000 building square feet of each category of non-residential development. Per
the ITE, a trip or trip end is a single or one-direction person or vehicle movement
with either the origin or the destination existing or entering) inside a Study Site. In
technical terms, a trip has an origin and a destination at its respective ends (known
as trip ends). Each trip end is part of a trip. For trip site generation, the focus is the
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trips entering and existing a single site. Specifically Peak hour trips are total vehicular
trips entering and leaving a development project during the period between 4:00 pm
and 6:00 pm which experiences the highest sum of traffic volumes entering or
leaving the development. The PM peak hour measurement was used over other
measurements such as average trip rates or weekend trips rates because
transportation analyses are based on congestion, which is largely a result of more
people trying to use the transportation system during the busiest hours, and it is
usually the period for which road improvements were designed.

E.5 Water Usage Rate

The water demand factors were calculated for each of the four (4) land use
categories based on flow generation rates (i.e., gallon per day per acre) published in
the City’'s Water System Master Plan. Applying the density factors in the General Plan,
of 5 dwelling units per acre for single-family (representing the mid-point of the
densities published in the General Plan), 20 units per acre for multi-family, and
21,780 sq. ft. per acre (floor area ratio of 0.5), DTA generated gallon per day per unit
for residential, and gallon per day per 1,000 sq. ft. for non-residential.

E.6 Sewer Flow Rate

Similar to the water demand factors, sewer generation rates were calculated for each
of the four (4) land use categories based on flow generation rates (i.e., gallon per day
per acre) published in the City's latest Sewer Master Plan. Again, applying the density
factors in the General Plan, of 5 dwelling units per acre for single-family
(representing the mid-point of the densities published in the General Plan), 20 units
per acre for multi-family, and 21,780 sq. ft. per acre (floor area ratio of 0.5), DTA
generated gallon per day per unit for residential, and gallon per day per 1,000 sq. ft.
for non-residential.

E.7 Stormwater Runoff Coefficients

The methodology used to allocate drainage costs to future development is relative
runoff contribution. The Rational Method for computing runoff rates was used in
the form of Q = C x I x A where “Q" is equal to runoff volume, “C”" is the ratio of
impervious area to total area studied, “I" is rainfall intensity, and “A” is Area, in acres
of the City. A runoff factor, “C" of 1.00, indicates a totally impervious site, where
every drop of rain would find its way to the public streets as run-off. Only the relative
contribution of runoff between land uses needs to be considered. Thus, the “unit
runoff’, or runoff per storm intensity (Q/I) can be computed using only the runoff
factor and acreage data. To estimate the acreage for purposes of applying the runoff
factor, again density factors in the General Plan, of 5 dwelling units per acre for
single-family (representing the mid-point of the densities published in the General
Plan), 20 units per acre for multi-family, and 21,780 sq. ft. per acre (floor area ratio of
0.5), DTA generated gallon per day per unit for residential, and gallon per day per
1,000 sq. ft. for non-residential.
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The table below summarizes the EBUs and associated EDUs for each Fee category.
Table 10: EDUs

Land Use EBU/EDU Factor \ Residential Commercial Office Industrial
Persons Served per Res
General Facilities Unit/per 1,000 Non-Res Sq. Ft. 2.68 108 168 0.56
Persons Served per Res
Police Unit/per 1,000 Non-Res Sq. Ft. 2.68 1.08 168 0.56
Recreation Hours per Week
; 145 - - -
Parks and Recreation per Person per Res Unit
. PM Peak Hour Trips per Res
Transportation Unit/per 1,000 Non-Res Sq. Ft 0.99 2.85 171 0.52
Gallons per Day per Res
Water Unit/per 1,000 Non-Res Sq. Ft 474 115 161 %2
Gallons per Day per Res
Sewer Unit/per 1,000 Non-Res Sgq. Ft 241 68.9 68.9 68.9
Storm Drain Runoff Coefficient per 0.52 0.95 0.90 0.85
Developed Acre

Finally, a summary of the EDUs/EBUs applied in the Fee Study is presented in the table below.
Table 11: EBUs

Facility Type EBU/EDU EBU/EDU ‘ Existing Projected Total
General Facilities Persons Served EDU 40,301 3,755 44,056
Police Persons Served EDU 40,301 3,755 [
Parks EDU - - -

PM Peak Hour Trips
Sewer
Storm Drain
,a
A
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