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EXECUTIVE SUMMARY

In order to adequately plan for new development and identify the public park and recreation
facilities and costs associated with mitigating the direct and cumulative impacts of new
development, David Taussig & Associates, Inc. ("DTA") was retained by the City of Costa Mesa
(the "City") to prepare an AB 1600 Fee Justification Study (the "Park Fee Study"). The Park 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 the additional public park and recreation
facilities required by new development ("Future Park Facilities") and determining the level of fees
that may be imposed to pay the costs of the Future Park Facilities. Fee amounts have been
determined that will finance park and recreation facilities at the standard established in the City's
General Plan, or 4.26 acres of improved park and recreation facilities for every 1,000 new
residents. The Future Park Facilities and estimated land acquisition and associated construction
costs per residential dwelling unit are identified in Section IV of the Park Fee Study. A description
of the methodology used to calculate the fees is included in Section V. All new residential
development may be required to pay its "fair share" of the cost of the new infrastructure through
the development fee program.

ORGANIZATION OF THE REPORT

Section I of this report provides an introduction to the Park Fee Study including background
information on development fee financing. Section II provides an overview of the legal
requirements for implementing and imposing the fee amounts identified in the Park Fee Study.
Section III includes a discussion of household sizes, or persons per household, for residential land
uses within the City. Section IV includes a description of the Future Park Facilities needed to serve
new residential development that are eligible for funding by the impact fees, including estimated
costs, offsetting revenues, net costs to the City and costs attributable to new residential
development. Section V discusses the findings required under the Mitigation Fee Act and
requirements necessary to be satisfied when establishing, increasing or imposing a fee as a
condition of new residential development, and satisfies the nexus requirements for the Future
Park Facilities. In addition, Section V contains the description of the methodology used to
determine the fees. Appendix A includes a map showing the location of the properties comprising
the vacant land sale data employed in the Park Fee Study. Appendices B – J identify the park and
recreation facilities cost data employed in the Park Fee Study.

IMPACT FEE SUMMARY

The fee amounts required to finance new residential development's share of the Future Park
Facilities are summarized in Table ES-1 below. Fees within this Park Fee Study reflect a range of
fee levels that may be imposed on new residential development depending upon the residential
dwelling unit type and anticipated rate of parkland acquisition.
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TABLE ES-1
DEVELOPMENT IMPACT FEE SUMMARY

RESIDENTIAL DEVELOPMENT
NON-

RESIDENTIAL
DEVELOPMENT

APARTMENT

FACILITY SINGLE FAMILY MULTI-FAMILY
<50 UNIT
PROJECTS

>=50 UNIT
PROJECTS

($ PER UNIT) ($ PER UNIT) ($ PER UNIT) ($ PER UNIT)

Park and Recreation Facilities $11,285.19 $8,777.37 $10,597.56 $5,056.61 NA
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I. INTRODUCTION

In order to adequately plan for new residential development and identify the public park and
recreation facilities and costs associated with mitigating the direct and cumulative impacts of
new residential development, David Taussig & Associates, Inc. ("DTA") was retained by the City
to prepare a new AB 1600 Fee Justification Study (the "Park Fee Study"). The need for this Park
Fee Study is driven by anticipated residential development, including development on which the
City's existing Quimby Act fee cannot generally be imposed, such as the redevelopment of
existing property into multi-family uses without the subdivision of land.

The Park 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 park and
recreation facilities required by new residential development ("Future Park Facilities") and
determining the level of fees that may be imposed to pay the costs of the Future Park Facilities.
Fee amounts have been determined that will finance park and recreation facilities at the standard
established in the City's General Plan, or 4.26 acres of improved park and recreation facilities for
every 1,000 new residents. The Future Park Facilities and estimated land acquisition and
associated construction costs per residential dwelling unit are identified in Section IV of the Park
Fee Study. All new residential development may be required to pay its "fair share" of the cost of
the Future Park Facilities through the development fee program.

Based upon projections from the Center for Demographics Research, California State University,
Fullerton (the "Center"), new residential development is expected to result in approximately
5,213 new residents within the City by 2040, representing an approximate 4.7% increase
compared to the Center's 2012 population estimate for the City. The City will need to expand its
public park and recreation facilities to accommodate the impacts of this growth and the levy of
impact fees in conformance with AB 1600 legislation will help finance new park and recreation
facilities which are needed to mitigate these impacts.. The following steps were incorporated in
the Park Fee Study:

1. Demographic Assumptions: Identify future housing growth that will generate the
increased demand for park and recreation facilities.

2. Facility Needs and Costs: Identify the amount and cost of park and recreation
facilities required to meet the demands of new residential development. Facilities
costs are discussed in Section IV.

3. Cost Allocation: Allocate these costs per new residential dwelling unit.

4. Fee Schedule: Calculate the fee per new residential dwelling unit.
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II. LEGAL REQUIREMENTS TO JUSTIFY DEVELOPMENT IMPACT FEES

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-site. 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. 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 typically occurring prior to the beginning of construction of a
dwelling unit. Fees are often levied at final map recordation, issuance of a certificate of
occupancy, or more commonly, at building permit issuance. However, Assembly Bill ("AB") 2604
(Torrico) which was signed into law in August 2008, encourages public agencies to defer the
collection of fees until close of escrow to an end user in an attempt to assist California's then
troubled building industry.

The authority of local governments to impose impact fees on development is derived from their
police power to protect the health and welfare of citizens under the California Constitution
(Article 11, Section 7). Furthermore, the California Mitigation Fee Act provides a prescriptive
guide to establishing and administering impact fees based on "constitutional and decisional law."
Development impact fees ("DIFs") were enacted under Assembly Bill 1600 by the California
Legislature in 1987 and codified under California Government Code §66000 et. seq., also referred
to as the Mitigation Fee Act (the "Act" or "AB 1600").

AB 1600 defines local governments to include cities, counties, school districts, special districts,
authorities, agencies, and other municipal corporations. Fees governed by the Act include
development fees of general applicability, and fees negotiated for individual projects. The Act
does not apply to user-fees for processing development applications or permits, fees governed
by other statutes (e.g., the Quimby Act), developer agreements, or penalties, or fees specifically
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excluded by the Act (e.g., fees collected pursuant to agreements with redevelopment agencies
or various reimbursement agreements).

Public facilities that can be funded with impact fees are defined by the Act as "public
improvements, public services, and community amenities." Government Code, §65913.8
precludes the use of DIFs to fund maintenance or services, with limited exceptions for very small
improvements and certain temporary measures needed by certain special districts. In
combination, these provisions effectively restrict the use of most impact fees to public capital
improvements.

For general information, please see:

 "Exactions and Impact Fees in California:  A Comprehensive Guide to Policy, Practice, and
the Law," edited by William Abbott, et al., Solano Press Books, 2012 Third Edition.

The City has identified the need to levy development impact fees to pay for public park and
recreation facilities. The development impact fees presented in this study will finance public park
and recreation facilities for new development at the level established by the City in its General
Plan. Upon the adoption of the Park Fee Study and required legal documents by the City Council,
all new residential development will be required to pay its "fair share" of the cost of public park
and recreation facilities through these development impact fees.

In 2006, Government Code Section 66001 was amended to clarify that a development impact fee
cannot include costs attributable to existing deficiencies, but can fund costs used to maintain the
existing level of service or meet an adopted level of service that is consistent with the general
plan. This Park Fee Study for the City is intended to meet the nexus or benefit requirements of
AB 1600, which mandates that there is a nexus between fees imposed, the use of the fees, and
the development projects on which the fees are imposed.

Section 66000 et seq. of the Government Code requires that all public agencies satisfy the
following requirements when establishing, increasing or imposing a fee as a condition of new
development:

1. Identify the purpose of the fee. (Government Code Section 66001(a)(1))

2. Identify the use to which the fee will be put. (Government Code Section 66001(a)(2))

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

4. Determine how there is a reasonable relationship between the need for the public facility
and the type of development project on which the fee is to be imposed. (Government Code
Section 66001(a)(4))
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5. Discuss how there is a reasonable relationship between the amount of the fee and the cost
of the public facility or portion of the public facility attributable to the development on which
the fee is imposed.

Identifying these items will enable a development impact fee to meet the nexus and rough
proportionality requirements established by previous court cases. This section presents each of
these items as they relate to the imposition within the City of the proposed development impact
fees for public park and recreation facilities. 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 sources. Therefore, a key element to establishing legal development impact fees is to
determine what share of the benefit or cost of the new facilities can be equitably assigned to
existing development, even if the facilities have not yet been constructed. By removing this
factor, the true impact of new development can be assessed and equitable development impact
fees assigned.

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

Based upon projections from the Center for Demographics Research, California State
University, Fullerton (the "Center"), new residential development is expected to result in
approximately 5,213 new residents within the City by 2040. These future residents will
create an additional demand for public park and recreation facilities that existing public
park and recreation facilities cannot accommodate. In order to accommodate new
residential development in an orderly manner, without adversely impacting the current
quality of life in the City, additional public park and recreation facilities will need to be
constructed.

It is the projected direct and cumulative effect of future residential development that has
required the preparation of this Park Fee Study. Each new residential dwelling unit will
contribute to the need for new public park and recreation facilities, and as such, the
proposed impact fee will be charged to all future residential development, irrespective of
location, in the City. While a significant portion of the City's future residential
development can be characterized as "in fill" development projects, these projects
contribute to impacts on public park and recreation facilities because they are an
interactive component of a much greater universe of development located throughout
the City. First, the residents associated with any new residential development in the City
have access to and in fact may regularly utilize and benefit from the City's park and
recreation facilities. Second, these residents may have chosen to purchase or rent the
specific homes in which they reside partially as a result of the parks and other recreational
opportunities located nearby. Third, the availability of park and recreation facilities
throughout the City has a growth-inducing impact, in that it enhances the City's
reputation as a great place to live, thereby attracting new development that may have
otherwise gone elsewhere. As a result, all residential development projects in the City
contribute to the cumulative need for new park and recreation facilities throughout the
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City. The development impact fees, when collected, will be placed into a dedicated fund
that will be used solely for the design, acquisition, installation, and construction of public
park and recreation facilities and other appropriate costs to mitigate the direct and
cumulative impacts of new residential development in the City.

The discussion in this subsection of the Park Fee Study sets forth the purpose of the
development impact fee as required by Section 66001(a)(1) of the California Government
Code.

B. THE USE TO WHICH THE FEE IS TO BE PUT (GOVERNMENT CODE SECTION 66001(A)(2))

The development impact fee will be used specifically for the design, acquisition,
installation, and construction of the public park and recreation facilities discussed in
Section IV of the Park Fee Study and related costs necessary to mitigate the direct and
cumulative impacts of new residential development in the City. By directly funding these
costs, the development impact fees will both enhance the quality of life for future City
residents and protect their health, safety, and welfare.

The discussion presented in this subsection of the Park Fee Study identifies the use to
which the development impact fee is to be put as required by Section 66001(a)(2) of the
California Government Code.

C. 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))

As discussed in Section A above, it is the projected direct and cumulative effect of future
residential development that has prompted the preparation of this Park Fee Study. Each
residential dwelling unit will contribute to the need for new public park and recreation
facilities. Even future "in fill" development projects, which may be adjacent to existing
park and recreation facilities, contribute to impacts on such facilities because they are an
interactive component of a much greater universe of development located throughout
the City. Consequently, all residential new development within the City, irrespective of
location, contributes to the direct and cumulative impacts of development on public park
and recreation facilities and creates the need for new facilities to accommodate growth.

As set forth in Section V of the Park Fee Study, the fees will be expended for the design,
acquisition, installation, and construction of new public park and recreation facilities
identified in Section IV, as that is the purpose for which the DIF is collected. As previously
stated, all new residential development creates either a direct impact on park and
recreation facilities or contributes to the cumulative impact on park and recreation
facilities.
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For the foregoing reasons, there is a reasonable relationship between the design,
acquisition, construction, and installation of the public park and recreation facilities and
new residential development as required under Section 66001(a)(3) of the Mitigation Fee
Act.

D. 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 set forth in part A above, all new residential development contributes to the direct and
cumulative impacts on public park and recreation facilities and creates the need for new
facilities to accommodate growth. Also as previously stated, all new residential
development within the City, irrespective of location, contributes to the direct and
cumulative impacts of development on public park and recreation facilities and creates
the need for new facilities to accommodate growth. Moreover, the public park and
recreation facilities identified in Section IV are specifically a function of the number of
projected future residents within the City and do not reflect any unmet needs of existing
development.

For the reasons presented herein and in Section V, there is a reasonable relationship
between the need for the public park and recreation facilities and all new residential
development within the City as required under Section 66001(a)(4) of the Mitigation Fee
Act.

E. 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 66001(A)

As set forth above, all new residential development in the City impacts public park and
recreation facilities. Moreover, each individual residential development project and its
related increase in population will adversely impact existing park and recreation facilities.
Thus, imposition of the development impact fee to finance new public park and recreation
facilities is an efficient, practical, and equitable method of permitting development to
proceed in a responsible manner.

New development impacts the need for public park and recreation facilities directly and
cumulatively. Even new development located adjacent to existing facilities will have
access to and benefit from new public park and recreation facilities. Again, the design,
acquisition, construction, and installation of the public parks and recreation facilities in
Section IV are specifically a function of projected new residents within the City and do not
reflect any unmet needs of existing development.

As set forth in part F below, the proposed development impact fee amounts are roughly
proportional to the impacts resulting from new residential development. Thus there is a
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reasonable relationship between the amount of the development impact fee and the cost
of the public park and recreation facilities.

F. AB 1600 NEXUS TEST AND APPORTIONMENT OF FACILITIES COSTS

Section 66000 of the Government Code requires that a reasonable relationship exist
between the need for public facilities and the type of development on which a
development impact fee is imposed. The need for public park and recreation facilities is
related to the level of service established in the City's General Plan, which varies in
proportion to the persons per household ("PPH") generated by a particular residential
land use.

DTA established fees for the following three residential land use categories to
acknowledge the difference in PPH impacts from various residential land uses. The City
will develop a table of general plan land use designations that link to the land use
classifications used in this study for clarification and consistency with City zoning. This
table will be made a part of the ordinance or resolution that will be adopted for the
purpose of implementing this development impact fee program.

TABLE II-1

Land Use Classification for Park Fee Study

Single Family Residential ("SFR")
Multi-family Owner ("Multi-family")
Apartment

The costs associated with the public park and recreation facilities needed to serve new
residential development are identified in Section IV. As mentioned above, the public park
and recreation facilities costs per person drive the development impact fee amount for
each land use classification and establish that there is a reasonable relationship between
the need for public park and recreation facilities and the residential land use type
characterizing the development on which a development impact fee is being imposed.
Section V presents the nexus test and the analysis undertaken to apportion public park
and recreation facilities costs to each residential land use classification.
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III. DEMOGRAPHICS

In order to determine the public park and recreation facilities needed to serve new development
as well as establish fee amounts to fund such facilities, the City commissioned a demographics
analysis from Stanley R. Hoffman Associates ("SRH"). SRH utilized Public Use Microdata Areas
("PUMA") data to estimate PPH for each residential land use type. Population and occupied
households derived from the PUMA data for the Costa Mesa area are shown in Tables III-1 and
III-2 below.

TABLE III-1

POPULATION AND HOUSEHOLD – OWNER OCCUPIED UNITS

RESIDENTIAL
DWELLING UNIT TYPE PERSONS HOUSEHOLDS

Mobile Home or Trailer 1,013 439

One-Family House Detached 35,500 12,476

One-Family House Attached 5,015 2,502

2 Apartments 347 119

3-4 Apartments 992 385

5-9 Apartments 513 293

10-19 Apartments 333 166

20-49 Apartments 111 94

50 or More Apartments 173 81

Boats 20 20

Total 44,017 16,575
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TABLE III-2

POPULATION AND HOUSEHOLD – RENTER OCCUPIED UNITS

RESIDENTIAL
DWELLING UNIT TYPE PERSONS HOUSEHOLDS

Mobile Home or Trailer 159 121

One-Family House Detached 10,867 3,373

One-Family House Attached 4,109 1,510

2 Apartments 4,228 1,317

3-4 Apartments 15,208 4,572

5-9 Apartments 7,668 2,624

10-19 Apartments 7,360 3,047

20-49 Apartments 7,435 3,678

50 or More Apartments 6,226 3,111

Boats 26 26

Total 63,286 23,379

All One-Family House Detached and One-Family House Attached units are classified as SFR units.
Owner occupied Apartments are classified as Multi-family units.  Renter occupied Apartments
are classified as MF units. Grouping the data accordingly results in the PPH and Equivalent
Dwelling Units (EDUs) shown in Table III-3 below. EDUs are a means of quantifying different land
uses in terms of their equivalence to a SF dwelling unit, where equivalence is measured in terms
of potential public park and recreation facilities use or benefit.

TABLE III-3

PPH AND EDUS

RESIDENTIAL
DWELLING UNIT TYPE PERSONS HOUSEHOLDS PPH

SFR 55,491 19,861 2.79

Multi-family 2,469 1,138 2.17

Apartment 48,125 18,349 2.62

Total/Average 106,085 39,348 2.70
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In addition, the City conducted a case study analysis of the PPH for large apartment projects using
an existing apartment project with over one hundred dwelling units.  The City calculated PPH
separate for studio, one bedroom, two bedroom, and three or more bedrooms.  The results of
this case study is shown in Table III-4 below.

TABLE III-4
PPH AND EDUS

LARGE APARTMENT PROJECT CASE STUDY

RESIDENTIAL
DWELLING UNIT TYPE DISTRIBUTION1 PPH

Studio 9.5% 1.2

1 Bedroom 45.5% 1.5

2 Bedroom 40.6% 2.1

3+ Bedroom 4.4% 2.8

Total/Average 100.0% NA
1Distribution based on all existing apartment projects within the City with
50 or more dwelling units.
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IV. PARK AND RECREATION FACILITIES

Government Code Section 66000, which codifies California's Mitigation Fee Act, requires that if
impact fees are going to be used to finance public facilities, those facilities must be identified
prior to the adoption of the fee.  There are three basic methodologies that can be employed to
determine the facilities to be financed.  The first methodology, which is called a "Plan-Based
Approach," is based on the existence of a "Facilities Plan" that lists the specific facilities necessary
to serve future growth. The Facilities Plan utilized under this approach is usually prepared by a
municipality's staff and/or consultants, often with community input, and is then adopted by the
municipality's legislative body either prior to or at the same time the fee program is approved.
The Facilities Plan also identifies the costs of the facilities listed, and these costs are in turn
allocated based on the level of benefit to be received by projected future land uses anticipated
to be developed within the time period being analyzed.  In the case of the City, the only existing
Park and Recreation Facilities Plan was prepared and adopted by the City Council in 2002 and is
out of date.  While the City is now working with the community to prepare a new Park and
Recreation Facilities Plan, the completion of this Facilities Plan and its adoption by City Council is
not imminent.  As a result, a Plan-Based Approach is infeasible at this time.

A second methodology to identify facilities needs is the "Capacity-Based Approach," and is based
on the magnitude of existing capacity or expanded capacity needed for a type of public facility in
order to handle projected growth during the selected time period.  This approach works best for
facilities such as an existing water storage facility or sewer treatment plant where existing costs
or facilities expansion costs necessary to serve future development are already known (and in
the case of existing capacity, may have already been expended).  This kind of fee is not necessarily
dependent on a particular land use plan for future development, but is instead based on the cost
per unit of constructing the remaining existing capacity in a facility, or the cost to expand such
capacity, which can then be applied to any type of future development. However, the City has
already determined that, based on a standard of 4.26 acres per 1,000 residents, there is no
existing surplus of park and recreation facilities that is available to serve new development.
Furthermore, the City has not determined what specific improvements could be added to existing
park facilities to adapt them to use by a greater population of residents, nor the cost of such
improvements, so insufficient information was available to employ the "Capacity-Based
Approach" in this Park Fee Study.

A third approach is to utilize a facilities "standard" established for future development, against
which facilities costs are determined based on units of demand from this development.  This
approach, which is often applied to park and recreation facilities when there is no existing
Facilities Plan, establishes a generic unit cost for capacity, which is then applied to each land use
type per unit of demand.  This standard is not based on the cost of a specific existing or future
facility, but rather on the cost of providing a certain standard of service, such as the 4.26 acres of
park and recreation facilities per 1,000 residents established by the General Plan.  This method
has several advantages, including not requiring a municipality to know (i) the cost of a specific
facility, (ii) how much capacity or service is provided currently (as the new standard does not
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necessarily need to reflect the existing standard), or (iii) the size, site, or characteristics of specific
future facilities.

In the case of the City, in which specific facility sites or sizes, or types of park and recreation
improvements or facilities have not yet been determined, the City does intend to acquire (or
require future development to provide on-site) 4.26 acres per 1,000 new residents, whether
those residents are generated by Single Family, Multi-family, or Apartment dwelling units.  As a
result, a "Standards-Based Approach" was determined by the City and DTA to be the most
appropriate methodology for purposes of calculating impact fees for the Park Fee Study.  Since
no specific park and recreation sites and/or facilities have been determined to-date, specific costs
are not yet known.  Consequently, it was necessary to estimate what anticipated land acquisition
costs could be expected, as well as which types of improvements should be included in
developing these future parks and the costs related to constructing these improvements.  Further
information on these improvement costs and types is provided below in Section IV.A, below.

A. LAND ACQUISITION COSTS

As the City is already substantially built out, it is anticipated that sites for new park and recreation
facilities will be limited to the acquisition of small parcels of vacant or underutilized land, such as
underutilized public facilities, surplus school property, or industrial property or low-density
residential property on which existing uses could be cost-effectively demolished.  Without
knowing which specific sites will be acquired by the City, DTA conducted a survey of vacant sites
within the City that have been purchased over the past twelve years, and calculated a weighted
average price per acre.  Table IV-1, below, reflects land use and acreage data, dates of sale, and
sale prices per acre for the eight (8) vacant land parcels reported by LoopNet.com as having been
sold within the City since 2003.  Based on these data, the City will be utilizing an estimated land
price of $2,500,000 per acre as the cost of new parkland, with an annual price escalator applied
on July 1st of each year, starting July 1, 2016, based on the change to the Los Angeles-Riverside-
Orange County Consumer Price Index in the previous calendar year.
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TABLE IV-1
VACANT LAND SALES
CITY OF COSTA MESA

DATE SOLD PARCEL LOCATION1 SITE ACREAGE TYPE OF USE
SALE PRICE
PER ACRE

4/30/2009 2 0.76 Industrial $1,650,000
9/22/2008 6 1.61 Multifamily $3,226,667

12/31/2006 1 0.72 Commercial/Other $2,969,655
5/5/2006 5 0.42 Multifamily $2,744,384
6/8/2005 7 0.25 Multifamily $3,682,801

2/23/2004 8 0.24 Commercial/Other $2,534,389
7/14/2003 3 0.61 Retail $2,131,147
5/21/2003 4 0.76 Retail $1,578,947

Weighted Average Sales Price per Acre $2,564,000
1 See Appendix A
Source:  LoopNet.com

B. PARK IMPROVEMENT TYPES AND COSTS

As noted previously, the specific types of improvements/facilities to be constructed within future
City parks have not yet been specifically identified, but are expected to be included in the City
Park Facilities Plan that is currently being prepared by City staff, with the assistance of the
community.  In order to maintain as much flexibility as possible, City and DTA staff have prepared
a generic list of facilities/improvements that could potentially be included within these future
parks. The types of park facilities listed in Table IV-2 are expected to be financed, in whole or in
part, through the levy of a development impact fee on all future residential development in the
City.
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TABLE IV-2

TYPES OF PARK IMPROVEMENTS TO BE FINANCED

Amphitheatre Picnic Tables
Ball Fields
(Baseball, Football, Soccer, Multi-Use)

Playground
(Tot Lot, Water Play)

Bike Paths Recreation Center
Bike Rack Restrooms
Community Events Center Retaining Walls and Fencing
Concession Building Security Lighting
Courts
(Basketball, Horseshoe, Tennis, Volleyball)

Shade Structures

Demolition Site Furniture
Drinking Fountains Site Preparation
Grading / Earthwork Skate park
Irrigation and Landscaping Swimming Pool
Park Benches Synthetic Turf Fields
Parking Lot/Paving Trash Receptacles
Pedestrian Path/Trails Utilities

(Drainage, Sewer, Water, Gas, Electrical)
Permanent Sports Lighting

In an effort to determine the appropriate cost of the types of public park and recreation facilities
listed in Table IV-2, DTA collected park and recreation facilities cost information for recently
constructed public parks in Southern California.  These cost data are shown in Table IV-3 and
were obtained from a park and recreation facilities cost database derived from other DTA park
fee studies, as well as on-line and municipality-provided park cost information. While the source
data for certain parks included design and other soft costs, the majority of the source data did
not.  Therefore, with the exception of Desiderio Park, for which it was not feasible to exclude
design costs, the park and recreation facilities cost figures in Table IV-3 do not include design
costs, meaning that they are generally conservative.  Notably, the Cities of Encinitas, Lake Forest,
and Laguna Niguel park construction costs are based on actual bids, while the construction costs
for the other parks listed are estimates provided by the municipalities in which the parks were to
be developed.

To determine the weighted average public park and recreation facilities construction cost per
acre, the high and low construction cost estimates (Desiderio Park and Veteran's Memorial Park)
were excluded from the computations because they appeared to be outliers. The resulting
weighted average public park and recreation facilities construction cost is $391,074 per acre and
the City will be utilizing an estimated construction cost of $390,000 per acre.  As is the case for
land acquisition costs, estimated park improvement/facilities costs will be adjusted on July 1st of
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each year, starting July 1, 2016, based on the change to the Los Angeles-Riverside-Orange County
Consumer Price Index in the previous calendar year. Detailed park and recreation facilities
construction costs are included in Appendices B - J.

TABLE IV-3

PARK AND RECREATION FACILITIES CONSTRUCTION COSTS

PUBLIC AGENCY PARK YEAR ACRES

ESTIMATED
CONSTRUCTION

COST

ESTIMATED
CONSTRUCTION
COST PER ACRE

Encinitas Encinitas Community Park 2012 44.0 $13,927,642 1 $316,537
Jurupa Area Rec and
Parks District Horseshoe Lake Park 2006 13.0 $2,375,000 $182,692
Jurupa Area Rec and
Parks District Veteran's Memorial Park 2006 9.98 $1,487,750 $149,073

Lake Forest Sports Park 2013 86.20 $35,888,810 $416,344

Laguna Niguel Crown Valley Park 2014 18.00 $4,599,531 $255,529

Pasadena Desiderio Park 2014 3.80 $2,410,000 3 $634,211

Redondo Beach Heart Park 2003 76.5 $32,473,900 2 $424,495

San Marcos Bradley Park 2012 34.0 $12,492,484 $367,426

Tustin Tustin Legacy 2014 31.50 $16,816,265 $533,850

Weighted Average (Excluding High and Low Data Points) $391,074
1 Excludes $5,250,000 for EIR, design, and development.
2 Excludes $91,864,600 for remediation/site preparation.
3 Includes design costs.

C. TOTAL AND ADJUSTED PARK AND RECREATION FACILITIES COSTS

Adding the $2,500,000 per acre in land acquisition costs to the $390,000 per acre in
improvements costs yields a full cost for park and recreation facilities of $2,890,000 per acre.
Note, the City has no revenues (e.g., grants, general obligation bond proceeds, etc.) with which
it can offset these facilities costs. In recent years, as a result of the limited remaining supply of
vacant land within the City, most of the City's park fee revenues have been used to build
improvements, as opposed to the acquisition of park land. Since 2006, the City has acquired park
land equivalent to twenty-two and thirty-eight hundredths percent (22.38%) of the potential park
acreage it would have purchased had it expended the full component of park impact fees
collected that were intended for land acquisition. Specifically, total park fee expenditures since
2006 have equaled $15,494,816 which indicates that the City could have acquired and developed
5.36 acres of parkland ($15,494,816 divided by $2,890,000). The actual park acreage acquired
since 2006 was only 1.2 acres, which equals 22.38% of the potential park acres that should have
been acquired.  Given a continuation of this practice by the City, the amount anticipated to be
spent on land acquisition would be only 22.38% of $2,500,000 per acre, or the equivalent of
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$559,000 per acre for each of the 4.26 acres per 1,000 new residents. If this trend was to
continue in the future, total adjusted parkland acquisition and recreation facilities costs would
be $949,500 per acre ($559,500 for land acquisition plus $390,000 for improvements). In
recognition that large apartment projects typically include recreation amenities such as a
recreation or community room, dog runs, pools, barbecues, etc., the City has concluded that the
land acquisition cost of $550,000 per acre should be adjusted by fifty percent (50.00%) for
apartment projects with fifty (50) or more dwelling units. Total adjusted parkland acquisition
and recreation facilities costs for apartment projects with 50 or more dwelling units would be
$669,750 per acre ($279,750 for land acquisition plus $390,000 for improvements). Section V
below shows the calculation of the development impact fees for park and recreation facilities
with and without the adjustment for large apartment projects.



City of Costa Mesa Page 17
Park and Recreation Facilities Development Impact Fee Justification Study May 25, 2015

V. METHODOLOGY UTILIZED TO CALCULATE DEVELOPMENT IMPACT FEES

Pursuant to the nexus requirements of Government Code 66000, a local agency is required to
"determine how there is a reasonable relationship between the amount of the development
impact fee and the cost of the public facility or portion of the public facility attributable to the
development on which the fee is imposed." It is impossible to accurately determine the impact
that a specific new residential unit will have on existing facilities. Predicting future residents'
specific behavioral patterns, park, and health and welfare requirements is extremely difficult, and
would involve numerous assumptions that are subject to substantial variances. Recognizing these
limitations, the Legislature drafted AB 1600 to specifically require that a "reasonable"
relationship be determined, not a direct cause and effect relationship. This reasonable
relationship, which was discussed in detail in Section II of the Park Fee Study, is summarized in
Table V-1.

TABLE V-1
PUBLIC PARK AND RECREATION FACILITIES

AB 1600 NEXUS TEST
Identify Purpose of Fee Park and Recreation Facilities

Identify Use of Fee The design, acquisition, installation, and construction of public
park and recreation facilities, including parkland

Demonstrate how
there is a reasonable
relationship between
the need for the public
facility, the use of the
fee, and the type of
development project
on which the fee is
imposed

New residential development will generate additional residents
who will increase the demand for active and passive park and
recreation facilities within the City. Land will have to be
purchased and improved to meet this increased demand, thus a
reasonable relationship exists between the need for park and
open space facilities and the impact of residential development.
Fees collected from new development will be used exclusively
for park and open space facilities identified in Section IV.

There are many methods or ways of calculating development impact fees, but they are all based
on determining the cost of needed improvements and assigning those costs equitably to various
types of development. Development impact fees in this study have been calculated utilizing a
"standards-based" methodology. The fee levels are a function of (i) the City's existing park
standard of 4.26 acres per 1,000 residents, (ii) the estimated cost per acre for new park and
recreation facilities, and (iii) the estimated PPH. One global assumption utilized within this Park
Fee Study for the allocation of costs between existing and new development relates to the
allocation of costs based on the facilities standard. The public parks and recreation facilities
described in Section IV are 100% allocated to new residential development because these
facilities are specifically a function of projected new residents within the City and do not reflect
any unmet needs or deficiency pertaining to existing development. The fee levels and fee
calculation methodologies are summarized in Table V-2 below.
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TABLE V-2
PRELIMINARY PARK AND RECREATION

DEVELOPMENT IMPACT FEES
BASED ON RATE OF PARKLAND ACQUISITION FROM 2006 - 2014

(A)

RESIDENTIAL
DWELLING UNIT TYPE

(B)

DISTRIBUTION

(C)

PPH

(D)

ACRES /
1,0001

(E)

COST /
ACRE

(F)

FEE

Single Family NA 2.79 4.26 $949,500 $11,285.192

Multi-family NA 2.17 4.26 $949,500 $8,777.372

Apartment

< 50 Project Dwelling Units NA 2.62 4.26 $949,500 $10,597.562

>= 50 Project Dwelling Units $5,056.613

Studio 9.5% 1.2 4.26 $669,750

1 Bedroom 45.5% 1.5 4.26 $669,750

2 Bedrooms 40.6% 2.1 4.26 $669,750

3+ Bedrooms 4.4% 2.8 4.26 $669,750
1 Column D represents the General Plan standard of 4.26 park and recreation acres per 1,000 residents.
2 Fee equals Column C x Column D / 1,000 x Column E.
3 Fee is the weighted average fee for all dwelling unit types (9.5% x 1.2 + 45.5% x 1.5 + 40.6 x 2.1 + 4.4 x 2.8)

x Column D / 1000 x Column E.
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CITY OF ENCINITAS – ENCINITAS COMMUNITY PARK CONSTRUCTION COST DATA 
 
 
 
 
 
 

 











 

 

APPENDIX C 
 

JURUPA AREA RECREATION AND PARKS DISTRICT  
HORSESHOE LAKE PARK CONSTRUCTION COST DATA 
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JURUPA AREA RECREATION AND PARKS DISTRICT  
VETERAN'S MEMORIAL PARK CONSTRUCTION COST DATA 





 

 

APPENDIX E 
 

CITY OF LAKE FOREST – SPORTS PARK 









 

 

APPENDIX F 
 

CITY OF LAGUNA NIGUEL – CROWN VALLEY PARK 











 

 

APPENDIX G 
 

CITY OF PASADENA – DESIDERIO PARK CONSTRUCTION COST DATA 





 

 

APPENDIX H 
 

CITY OF REDONDO BEACH – HEART PARK CONSTRUCTION COST DATA 
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CITY OF SAN MARCOS – BRADLEY PARK CONSTRUCTION COST DATA 
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CITY OF TUSTIN – TUSTIN LEGACY PARK CONSTRUCTION COST DATA 
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