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E X E C U T I V E  S U M M A R Y  
 

This Residentia l  and Commercial/ Industr ial  Development School Fee Just if ication Study 

("Study") is  intended to determine the extent to which a nexus can be established in 

the Natomas Unified  School District  ("School District")  between resident ial  and 

commercial/ industr ial  ("CID") development and ( i )  the need for school faci l it ies ,  ( i i )  

the cost of school faci l it ies,  and ( i i i )  the amount of statutory school fees ("School 

Fees") per residential  and CID bui lding square foot that may be levied for schools  

pursuant to the provis ions of Section 17620 of the Educat ion Code, as well  as Sections 

65995 and 66001 of the Government Code,  Assembly Bil l  ("AB") 181, and subdivis ion 

(e) of Section 17621 of the Educat ion Code  

The School Distr ict  provides educat ion to students in grades trans it ional kindergarten 

(“TK”)  through 12 res iding within a portion of  the City  of Sacramento ("City")  within 

the County of Sacramento ("County") (please see map on fo l lowing page for a  

geographic profi le  of  the School District ) .  Collectively ,  the School District 's  school 

faci l it ies in school year 2023/2024 have a capacity of 19,367 per Section 17071.10(a) 

of the Education Code.  Of these 19,367 seats,  10,154 are at the elementary school  level  

( i .e. ,  grades k indergarten through 6 ),  2,551 are at the middle school  level ( i .e.,  grades 

7 and 8),  and 6,662 are at the high school  level ( i .e.,  grades 9 through 12) .  This capacity 

includes seats  from all  ne w school faci l ity construction projects funded by the State of 

Cali fornia ("State"),  and teaching stations purchased by the School District  without  

State funding (see Exhibit  A for SAB Form 50 -02 and Exhibit  B for an updated school 

faci l it ies  capacity calc ulat ion).  Based on data provided by the School District,  student  

enrollment is  17,375 in school year 2023/2024. Comparing student enrollment to  

faci l it ies capacity reveals tha t fac i l it ies capacity exceeds student enrollment at the 

elementary and high school levels  while  student enrollment  exceeds faci l it ies capacity 

at the middle school level  in school year  2023/2024 (please see Section IV for more 

information on student enrollment and fac i l i t ies ca pacity) .  

To establ ish a nexus and a justif iable res identia l  School Fee level,  the Study evaluated 

the number and cost of new faci l it ies  required to house students generated from future 

residentia l  development within the School District .  Based on data provi ded by the 

Sacramento Area Council  of Governments ("SACOG") approximately 13,890 addit ional 

residentia l  units are expected be constructed within the School District 's  boundaries  

through calendar year  2035 ("Future Units") .  Of these 13,890 Future Units,  9,858 are 

expected to be single  family detached ("SFD") and 4,032 are expected to be mult i -

family attached ("MFA") units.  
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To determine the impact on the School District  from Future Units,  the Study f irst  

multipl ied the number of Future Units by the student generat ion factors ("SGFs") 

calculated by Woolpert  (formerly Cooperative Strategies) ,  to determine the projected 

student enrollment from Future Units.  The results were that 3,245 unhoused K-8  

students and 1,224 unhoused high school students  are antic ipated to be generated 

from Future Units.  These numbers include a reduction of the number of  students 

projected to be housed by exist ing excess seats ("Projected Unhoused Students") .   

To adequately house the Projected Unhoused Students,  the School  Distr ict  wi l l  need to  

construct  new K-8 school and high school  faci l it ies.  Using design capacit ies  of 650 

students per school at  the K-8 level  and 1,500 students at the high school  level,  the 

School District  wil l  need to construct f ive (5)  new K-8 schools and one (1)  new high 

school to accommodate the Projected Unhoused Students  from the Future Units 

projected to be constructed at this t ime.  Based on school fac i l ity cost estimates 

prepared by Woolpert ,  a K-8 school is  projected to cost $86,374,501 and a high school 

is  projected to cost $207,209,044.  

In addit ion to the school faci l it ies cost impacts,  the School District  wi l l  experience 

Central  Administrative and Support Faci l it ies  cost impacts.  In January 1994, the State 

Allocat ion Board ("SAB") approved a pol icy of four (4)  square fe et of  Central  

Administrat ive and Support Faci l it ies per student,  which based on School District  cost  

estimates equates to a per -student cost of $800. Multiplying these costs by the 

faci l it ies needed and the students generated yielded the total  school faci l it ies cost  

impacts shown in Table ES-1.  

T A B L E  E S - 1  

T O T A L  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  ( 2 0 2 4 $ )  

School Levels  

Cost Per Faci l ity 

/Student  

Faci l it ies 

Required/Students 

Generated 

Total  School 

Faci l it ies Cost 

Impacts  

K-8 School  $86,374,501 4.9923 $431,207,421 

High School  $207,209,044 0.8160 $169,082,580 

Central  Admin Impacts  $800 4,469 $3,575,200 

Total  N/A N/A $603,865,201 

 

The amounts l isted in Table  ES-1 were apportioned to each land use class based on the 

number of students  generated from such residentia l  land use.  Thereafter,  the school  

faci l it ies cost impacts  for each land use class were div ided by the number of Future 

Units to calculate the school fac i l i t ies cost impacts per res identia l  unit.  Table  ES-2 on 

the fol lowing page  l ists the school faci l it ies cost impacts per res idential  unit.  
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T A B L E  E S - 2  

T O T A L  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  P E R  R E S I D E N T I A L  U N I T  ( 2 0 2 4 $ )  

Land Use 

Total  School 

Faci l it ies Cost 

Impacts   Future Units  

School Faci l it ies 

Cost Impacts per 

Residential  Unit  

Single Family Detached  $469,666,276 9,858  $47,643  

Multi-Family Attached $134,198,925 4,032  $33,283  

 

To determine the school faci l it ies cost impacts per square foot of resident ial  

construct ion,  the school faci l it ies  cost impacts per unit  were div ided by the average 

square footage of a residentia l  unit  in each land use c lass .  Table ES-3 l ists the school  

faci l it ies cost impacts  per average res identia l  square foot.  

T A B L E  E S - 3  

T O T A L  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  P E R   
R E S I D E N T I A L  S Q U A R E  F O O T  ( 2 0 2 4 $ )  

Land Use 

School Faci l it ies 

Cost Impacts per 

Future Units  

Average 

Square 

Footage 

School Faci l it ies 

Cost Impacts per 

Residential  

Square Foot  

Single Family Detached  $47,643 2,250 $21.17 

Multi-Family Attached $33,283 1,240 $26.84 

 

To determine the commercial/ industria l  School Fee levels that  satisfy the rigorous 

nexus requirements of AB 181, the Study divides commercial/ industrial  development 

(“CID”)  into seven (7)  land use categories:  retai l  and services,  off ice,  research and 

development,  industrial/warehouse / manufactur ing, hospital,  hotel/motel,  and self -

storage. The employment impacts of each of these land uses,  in terms of the number 

of employees per 1,000 square feet of  bui lding space, are based on information from 

the San Diego Association of Governments  ("SANDAG") pursuant to Section 17621 

(e)(1)(B) of the Education Code. These employee impacts are shown in Table ES-4 on 

the fol lowing page .  
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T A B L E  E S - 4  

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

CID Land Use Category  

Square Feet per 

Employee 

Employees per 

1,000 Square Feet  

Retai l  and Service  447 2.2371 

Office 286 3.4965 

Research and Development  329 3.0395 

Industrial/Warehouse/Manufacturing  371 2.6954 

Hospital  360 2.7778 

Hotel/Motel  883 1.1325 

Self-Storage 15,552 0.0643 

 

Addit ional data from S ACOG, the U.S.  Bureau of Census ("Census"),  and Zi l low provide 

a basis for est imating net school district  household impacts.  This  number includes only 

those households occupying new housing units within the School  District ,  as opposed 

to exist ing units  whose previous occupants may have included school -aged chi ldren.  

Multiplying net school district  households by  ( i)  the number of students per household 

and ( i i )  total  school faci l it ies costs  per student,  results in estimates of school faci l it ies  

cost impacts.  Collectively,  this calculation represents the total  s chool fac i l it ies  cost  

impacts per 1,000 square feet of  commercia l/ industrial  f loor space, expressed in 2024 

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

T A B L E  E S - 5  

G R O S S  S C H O O L  F A C I L I T I E S  C O S T S  I M P A C T S   
P E R  H O U S E H O L D  ( 2 0 2 4 $ )  

School Level  

Total  Student 

Generation 

Impacts  

Cost per 

Student  

Gross School 

Faci l it ies Costs 

Impacts per Unit  

Elementary School  0.0158 $99,473 $1,571.67 

Middle School  0.0050 $99,473 $497.37 

High School  0.0123 $79,766 $981.12 

Impact per Household  N/A N/A $3,050.16 
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The revenue component of the Study estimates the potent ial  fee revenues generated 

by CID, including residential  fees paid by CID related households,  as well  as CID School 

Fees. CID related residential  revenues are calculated based on the proposed resident ial  

School Fee of $5.17 per square foot,  justi f ied in this Study. The residentia l  revenues 

per household are then subtracted from the impact per household l isted above. This  

results in  net impact per household, as summarized in Table ES-6.  

T A B L E  E S - 6  

N E T  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S   
P E R  H O U S E H O L D  ( 2 0 2 4 $ )  

Item Amount  

Impact per Household  $3,050.16 

Residential  Revenue Per Household  $299.49 

Net School Faci l it ies Cost Impacts Per Household  $2,750.67 

 

The net impact per household is  then divided by the appropriate square feet per  

employee for each of the seven (7) CID land use categories to determine the cost  

impact per square foot of CID for each CID category,  as shown in Table ES-7.  

T A B L E  E S - 7  

N E T  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S   
P E R  S Q U A R E  F O O T  ( 2 0 2 4 $ )  

School Level  

Net Impact per 

Household 

Square Feet 

per Employee 

Cost Impact 

per Square 

Foot Of  CID 

Retai l  and Services  $2,750.67 447 $6.154 

Office  $2,750.67 286 $9.618 

Research and Development  $2,750.67 329 $8.361 

Industrial/Warehouse/Manufacturing  $2,750.67 371 $7.414 

Hospital  $2,750.67 360 $7.641 

Hotel/Motel  $2,750.67 883 $3.115 

Self-Storage $2,750.67 15,552 $0.177 
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On January  24, 2024, the SAB increased the maximum Residential  and CID School Fees 

authorized by Section 17620 of the Educat ion Code from $4.79 to $5.17 per res idential  

bui lding square foot,  and from $0.78 to $0.84 per CID square foot for unif ied school 

distr icts .  As  shown in Table ES-3,  the impact per resident ial  square foot exceeds the 

maximum residential  School Fee per square foot and, therefore, School Fees would 

provide for less than 100 percent  of the school faci l it ies  cost impacts.  The Study 

concludes that the School Distr ict  is  ful ly  justif ied in levying the maximum residential  

School Fee of $5.17 per square foot for a l l  new  residential  development within its  

boundaries  subject to the l imitations under the law .  

Just if ication of the CID School Fee is  based on a comparison of cost i mpacts per CID 

square foot,  as shown in Table ES-7,  against  the maximum CID Fee per square foot as 

noted above. As shown in Table ES-8,  the School District  is  justi f ied in levying:  

T A B L E  E S - 8  

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

CID Land Use Category  Maximum School Fee  

Retai l  and Service  $0.840 

Office $0.840 

Research and Development  $0.840 

Industrial/Warehouse/Manufacturing  $0.840 

Hospitals  $0.840 

Hotel/Motel  $0.840 

Self-Storage $0.177 

 

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

Senate Bi l l  ("SB") 50 , which Governor Wilson signed on August 27, 1998, was enacted 

on November 4,  1998, fol lowing the approval of Proposit ion 1A by the voters of the 

State in the general  e lection on November 3,  1998. SB 50 includes provis ions for  the 

fol lowing:  

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

bi l l ion;  

2.  Reformation of the State School Bui lding Program; and  

3.  Reformation of the School Fee mitigation payment collection procedure.  

Addit ionally,  Assembly Bil l  ("AB") 16, which Governor Davis signed on Apri l  26,  2002, 

was enacted fol lowing the approval of Proposit ion 47 ("Prop 47") by the voters of the 

State in the general e lection on November 5,  2002. Prop 47 includes the authorizat ion 

for issuance of State general  obl igat ion bonds in the amount of $13.05 bil l ion,  and AB 

16 provides for addit ional reformation of the State School Building Program into the 

School Faci l it ies Program. On March 2,  2004, the voters of the State approved 

Proposit ion 55 ("Prop 55").  Prop 55 inc ludes the authorizat ion for the addit ional  

issuance of State general obl igat ion bonds in the amount of $12.3 bi l l ion. Finally AB 

127, which Governor Schwarzenegger signed on May 20, 2006, was enacted fo l lowing 

the approval of  Proposit ion 1D ("Prop 1D") by the voters of the State in the general  

election of November 7,  2006. Prop 1D includes the authorization for the issuance of 

State general obl igation bonds in the amount of $10.4 bi l l ion. On November 8,  2016, 

the voters of the State approved Proposit ion 51 ("Prop 51").  Prop 51 includes the 

authorizat ion for the i ssuance of State general obligat ion bonds in the amount of $9 

bil l ion.  

The Mira-Hart-Murrieta Decisions,  which formerly permitted school distr icts to seek 

mitigation payments  in  excess of  School Fees under certain circumstances,  are 

suspended by AB 127. In  l ieu of the powers granted by the Mira -Hart-Murrieta 

Decisions,  SB 50 and subsequent legislation provide school districts with a n alternat ive 

School Fee collection procedure that,  subject to certain condit ions,  authorizes school 

distr icts to collect Alternative Fees on res ident ial  developments. However,  not al l  

school districts wil l  qualify to charge Alternative Fees .  

Therefore,  school  districts  must st i l l  rely on School Fees as a funding source for  school  

faci l it ies required by new development. However,  before a school distr ict  can levy 

School Fees on new development,  State law requires that certain nexus f indings must 

be made and documented. The objective of  this Study is  to provide a r igorous basis  for  

such f indings.  
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L E G I S L A T I O N  
 

State legislat ion, specif ical ly  AB 2926 and AB 1600, provides guidelines,  procedures,  

and restr ict ions on the levy of School Fees for school fac i l it ies.  Certain provisions of 

this legislat ion and history are summarized below:  

A .  A B  2 9 2 6  

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

various sections to the Government Code which authorize school districts to levy  

School Fees on new residentia l  and commercial/ industrial  developments in  

order to pay for school  faci l it ies .  In  addit ion, AB 2926 provides for the fol lowing:  

1.  No city or county can issue a building permit for a development 

project unless such School Fees have been paid.  

2.  School Fees for  commercial/ industria l  development must  be 

supported by the f inding that such Sch ool  Fees "are reasonably 

related and l imited to the needs for schools caused by the 

development."  

3.  School Fees for 1987 were l imited to $1.50 per square foot on new 

residentia l  construct ion and $0.25 per square foot for new 

commercial/ industr ial  construct io n.  

4.  Every year,  School  Fees are subject  to annual  increases based on 

the Statewide cost index for Class B construction,  as determined 

by the SAB at its  January meeting (This provision was changed to 

every other year by AB181).   

The provisions of AB 2926 ha ve since been expanded and revised by AB 

1600. 

B .  A B  1 6 0 0  

AB 1600, which created Sect ions 66000 et seq. of  the Government Code,  was 

enacted by the State in 1987. AB 1600 requires that al l  publ ic agencies satisfy 

the fol lowing requirements when establ ishing ,  increasing or imposing a  fee as a 

condit ion of approval for a development project.   

1.  Determine the purpose of the fee.  

2.  Ident ify the fac i l it ies to which the fee wi l l  be put .   
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3.  Determine that  there is  a reasonable relationship between the 

need for public  fac i l it ies and the type of development on which a  

fee is  imposed.  

4.  Determine that  there is  a reasonable relationship between the 

amount of the fee and the public faci l ity or portion of the publ ic 

faci l ity attr ibutable to the development on which the fee is  

imposed.  

5.  Provide an annual accounting of any portion of the fee remaining 

unexpended, whether committed or uncommitted, in the School  

District 's  accounts f ive or more years after i t  was collected.  

In other words,  AB 1600 l imits  the abil ity  of a school distr ict  to levy School  Fees 

unless ( i)  there is  a need for the School Fee revenues generated and ( i i )  there is  

a nexus or relationship between the need for School Fee revenues and the type 

of development project on which the School Fee is  imposed.  (The require ments 

of AB 1600 were clarif ied with the passage in 2006 of AB 2751, which codif ies  

the f indings of Shapell  Industr ies vs.  Milpitas  Unif ied School District.)  The Study 

wil l  provide information necessary to establish such a nexus between School  

Fees and res identia l  development.  

C .  A B  1 8 1  

AB 181, enacted by the State in 1989, made signif icant changes in several State 

Codes, including Sections 53080 et seq. of the Government Code which was re -

codif ied as Sect ions 17620 et seq. of  the Educat ion Code on January  1,  1998. 

Changes in Section 53080 included addit ional requirements and procedures for  

imposing School Fees and other condit ions on new development.  Specif ical ly,  

AB 181 imposes more stringent  nexus requirements on school distr icts that wish 

to levy School  Fees on CID, as fol lows:  

1.  In order to levy a School Fee on CID,  a formal study must  be 

conducted to determine the impact  of "the increased number of  

employees ant icipated to result"  from new CID on the "cost of 

providing school faci l i t ies within the School  District" .  

2.  Only that port ion of  the School Fee justif ied by the "nexus 

f indings"  contained in this study may be levied.  Nexus f indings 

must be made on an individual project basis or on the basis of  

categories of CID and must "uti l ize employee generat ion e st imates 

that are based on commercial/ industrial  factors within the school  

distr ict."   
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Categories  to be evaluated may include, but are not l imited to,  

off ice,  retai l ,  transportation, communications and ut i l it ies,  l ight 

industr ial ,  heavy industria l ,  research and development,  and 

warehouse uses.  

3.  Starting in 1990, maximum School Fees for resid ent ial  and CID wil l  

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

4.  An appeals  procedure shall  be established whereby the levy of  

School Fees on a commercial/ industrial  project may be appealed 

to the governing board of a school distr ict.  Grounds for an appeal  

must include, but  are not l imited to,  improper project 

classi f ication by commercial/ industr ial  category,  or the applicat ion 

of improper or  inaccurate employee or  student generation factors 

to the project .   

In summary, AB 181 establ ish es addit ional requirements which must be satisf ied 

by school distr icts prior to their levying School Fees on CID.  
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M E T H O D O L O G Y  O F  S T U D Y  
 

The School Distr ict  is  projecting an increase in student enrollment  attributable to new 

development in future years.  This projected growth wil l  create a demand for new 

school faci l it ies  to be constructed within the School District  and the need to incur  

signif icant school faci l it ies costs to meet that demand. As a result ,  the School District  

has determined that School Fees should be levied on new development projects.  The 

objective of the Study is  to provide a basis for such f indings consistent with the 

requirements of AB 2926, AB 1600, AB 1818, and the  provisions of Section 66001 of 

the Government Code.   

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

The School District  has determined that School Fees must be levied on new 

residentia l  projects ,  i f  f indings can be made that such projects  wil l  lead to 

higher student enrol lment and increased faci l i t ies costs .  In order to evaluate 

the existence of a  nexus,  the Study identif ies and analyzes the various 

connections or l inkages between residentia l  development and ( i )  the need for 

school faci l it ies,  ( i i )  the cost of  school  fac i l it i es,  and ( i i i )  the amount of  School  

Fees that can justif iably be levied.  The pr imary l inkages identif ied include the 

fol lowing:  

1.  Housing project ions -  The number of future residentia l  units to be 

constructed within the boundaries of the School District .  

2.  Student generat ion -  The number of students generated from a 

residentia l  unit  within the School District .  

3.  Faci l ity requirements  -  The number of  new school fac i l it ies  

required to house students generated from new resident ial  units .  

4.  School fac i l it ies cost impact s -  The costs to the School District  

associated with the construction of new school faci l it ies .  

5.  School Fee requirements –  The School Distr ict 's  need to levy School 

Fees to cover the cost  of new school faci l it ies.  

The above l inkages result  in a series of impacts which ( i)  connect new residentia l  

development with increased school faci l it ies  costs and ( i i )  connect  School Fees 

per res identia l  building square foot with increased faci l it ies costs.   
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B .  C O M M E R C I A L / I N D U S T R I A L  M E T H O D O L O G Y  

The School District  has  also determined that  School Fees must be levied on new 

CID projects .  In order to determine the nexus relationships identif ied in AB 181, 

the Study analyzes  the various l inkages between CID and ( i )  the need for school  

faci l it ies ,  ( i i )  the cost of school fa ci l it ies,  and ( i i i )  the amount of the School Fee 

that can justif iably be levied. The primary connections or l inkages include the 

fol lowing:  

1.  Job creation ( i .e.,  new CID within the School District  creates new 

jobs);  

2.  Household formation ( i .e. ,  job creation wi thin the School District  

leads to the formation of new households in the School District);  

3.  Student generation ( i .e.,  household formation within the School 

District  generates new students);  

4.  Faci l it ies requirements ( i .e .,  student generation within the School  

District  leads to the need to incur addit ional costs for new school 

faci l it ies);  and  

5.  School Fee requirements ( i .e .,  addit ional  costs for new school 

faci l it ies  within the School Distr ict  leads to the need to levy School  

Fees for new development).  

The above l inkages result  in a ser ies of impacts which ( i)  connect  new CID with 

increased school  fac i l i t ies costs  and ( i i )  connect increased school faci l i t ies  costs  

with School  Fees on CID buildings. These impacts are identif ied for different  CID 

land use categories,  based on a "prototypical  unit" of 1,000 square feet of new 

commercial  or industr ial  f loor space for each category. These "l inkage impacts" 

include f ive (5) major types:  

1.  Employment Impacts  

2.  Household Impacts  

3.  Student Generat ion Impacts  

4.  School Faci l it ies Cost Impacts  

5.  Fee Revenues  

The nature and components of these impacts are summarized in Section I I I .C,  

along with the key assumptions and data sources used in estimating their  

magnitude.  



SECTIO N I I I .  METHODOLO GY O F STU DY   APRIL  30,  202 4  

 

RESI DENTI AL  AND CI D DEV ELOPMENT SCHOOL  FEE  JU ST I F IC ATIO N STU DY  
NATO M AS U NI FIE D SCHOO L DI STRICT  

 PAGE  7  

 

Analysis of the f i rst  four (4) l inkage impacts provides an estimate of the gross 

school fac i l i t ies cost impacts per 1,000 square feet of f loor space for each CID 

category. Analysis and comparison of a l l  f ive  (5) impacts provide an estimate of  

( i)  net school faci l it ies cost impacts ( i .e .,  gross school faci l it ies cost impacts  

minus res identia l  revenues) per 1,000 square feet of CID f loor space and ( i i )  the 

maximum commercial/ industr ial  School Fee that can be just if ied.  

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

Linkage impacts are analyzed for the fol lowing CID land use categories:  

1.  Retail  and Services  

2.  Office  

3.  Research and Development  

4.  Industr ial/Warehouse/Manufactur ing  

5.  Hospital  

6.  Hotel/Motel  

7.  Self-Storage  

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

The retail  and services category includes commercial  establishments which sell  

general merchandise,  bui lding materia ls,  hard goods, apparel,  and other items 

and services to consumers. Addit ional establishments in the retai l  and services 

category include nurseries,  discount  stores,  restaurants,  entertainment theme 

parks,  new/used car sales faci l it ies,  service stations,  supermarkets,  banks,  real  

estate sales off ices,  and s imilar  uses.  

O F F I C E  

A general off ice building houses one (1) or  more tenants and is  the  location 

where affa irs of a business,  commercial  or industria l  organization, professional  

person or f irm are conducted. The bui lding or bui ldings may be l imited to one 

(1) tenant,  either the owner or lessee, or contain a mixture of tenants including 

professional services,  insurance companies,  investment brokers,  company 

headquarters,  and services for the tenants such as a bank or savings and loan,  

a restaurant or cafeteria,  and service retai l  and services faci l it ies .  There may be 

large amounts of space use d for f i le storage or data processing.  
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The office category may also include medical off ices that provide diagnoses and 

outpatient care on a routine basis,  but which are unable to provide prolonged 

in-house medical/surgical  care. A medical off ice is  gener al ly operated by either  

a single private physic ian or a  group of doctors.   

R E S E A R C H  A N D  D E V E L O P M E N T  

Research and development faci l it ies are those primari ly  associated with the 

applicat ion of scient if ic  research to the development of high technology 

products.  Areas of  concentrat ion include materials,  science, computer,  

electronic ,  and telecommunications products.  Fac i l it ies may also contain off ices  

and fabrication areas. Activit ies performed range from pure research to product  

development,  test ing,  assembly,  and distribution.  

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

Warehouses are faci l it ies that  are primarily  devoted to the storage of materials.  

They may also include office and maintenance areas. This category also inc ludes 

bui ldings in which a storage unit  or va ult  is  rented for the storage of goods.  

Manufactur ing fac i l i t ies are building structures where the primary activity is  the 

conversion of raw materials or parts into f inished products.  Size  and type of 

activity may vary substantia l ly  from one faci l ity to a nother. In addit ion to actual  

production of goods, manufactur ing faci l it ies generally have office,  warehouse,  

research and associated funct ions. This category includes l ight industr ial  

faci l it ies  such as  pr inting plants,  materia l  testing laboratories,  asse mblers  of  

data processing equipment,  and power stat ions.  

H O S P I T A L  

Hospital  refers  to any insti tution where medical or  surgical  care is  given to non -

ambulatory and ambulatory pat ients.  The term does not however,  refer to 

medical cl in ics (faci l it ies that pr ovide diagnoses and outpat ient care only)  or to 

nurs ing homes (fac i l it ies devoted to the care of persons unable to care for 

themselves).   

H O T E L / M O T E L  

Hotels and motels are commercial  establishments primarily  engaged in providing 

lodging, or lodging and mea ls,  for the general public .  As  def ined by Government 

Code Sect ion 65995(d) ,  the hotel/motel category includes,  but is  not l imited to,  

any hotel,  motel,  inn,  tourist  home, or  other lodging for which the maximum 

term of occupancy does not exceed 30 days. It  does not,  however,  inc lude any 

residentia l  hotel  as defined by Section 50519(b)(1) of the Health and Safety 

Code.  
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S E L F - S T O R A G E  

This category inc ludes bui ldings in which a storage unit  or vault  is  rented for  

the storage of  goods and/or personal  materials.  This category  may also  include 

office areas associated with storage.  

Note that CID land use categories may include dif ferent industry  types. For example,  

f irms in the transportation, communications,  or uti l it ies  industr ies may be classif ied 

in up to s ix (6)  of the seven (7) land use categories shown above.  S imilar ly,  retai l  f irms 

may also occupy office or industr ial  space (e.g.,  for corporate headquarters or  

warehousing) and manufactur ing f irms may occupy retai l  space (e.g.,  factory retai l  

outlets).  In evaluat ing any given project,  the School District  should assign the project  

to whichever CID category is  the predominant use within the project.  
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F A C I L I T I E S  C A P A C I T Y  A N D  S T U D E N T  

E N R O L L M E N T  
 

In order to determine whether the School District 's  exist ing school faci l it ies contain 

excess capacity to house students  generated by new resident ial  and CID development,  

school year 2023/2024 student enrol lment and school fac i l i t ies capacity of the School  

District  were evaluated.  

Collectively,  the School District 's  school faci l it ies in school year  2023/2024 have a 

capacity of 19,367 students per Section 17071.10(a) of the Education Code . This  

capacity inc ludes seats from all  new school faci l i ty constructio n projects funded by the 

State and teaching stations purchased by the School District  without State funding (see 

Exhibit  A for SAB Form 50 -02 and Exhibit  B for an updated school faci l it ies  capacity  

calculation) .  Of these 19,367 exist ing seats,  10,154 are at the elementary school  level,  

2,551 are at the middle school  level,  and 6,662 are at the high school  level .  The 

enrollment  of the School Distr ict  in  school year  2023/2024 is  17,375 students.  As  

shown in Table 1 ,  the School Distr ict 's  faci l it ies capacity  exceeds student  enrol lment  

at the elementary and high school levels while  the School District 's  student enrollment  

exceeds fac i l i ty capacity  at the middle school level in school year 2023/2024. 

T A B L E  1  

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

School Level  

2023/2024 

Faci l it ies 

Capacity  

2023/2024 

Student 

Enrollment  

Excess/ 

(Shortage) 

Capacity  

Elementary School (Grades K-6)  10,154  9,038  1,116  

Middle School (Grades 7 -8)  2,551  2,583  (32)  

High School (Grades 9 -12) 6,662  5,754  908  

Total  19,367  17,375  1,992  

 

As indicated in Table 1,  1,116 elementary school seats  and 908 high school seats,  are 

available to house students generated from Future Units .  These surplus seats wi l l  be 

addressed in Section V.  
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I M P A C T  O F  R E S I D E N T I A L  D E V E L O P M E N T  

O N  S C H O O L  F A C I L I T I E S  N E E D S  
 

As discussed in Section I I I ,  the objective of the Study is  to determine the 

appropriateness of the imposit ion of a School Fee to f inance school fac i l it ies 

necessitated by students to be generated from new residential  development. Section 

I I I  outl ined the methodology which was employed in the Study to meet that objective. 

Section V is  a step -by-step presentat ion of the results of the analysis.  

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

The init ial  step in developing a  nexus as required by AB 2926 and AB 1600 is  to 

determine the number of Future Units to be constructed within the School 

District 's  boundaries.  Based on information provided by SACOG, the School 

District  expects the construc tion of  approximately 13,890 Future Units through 

calendar year 2035. Of these 13,890 Future Units,  9,858 are expected to be SFD 

units and 4,032 are expected to be MFA units [ 1 ] .  Table 2  dist inguishes Future 

Units by land use.  

T A B L E  2  

F U T U R E  U N I T S  

Land Uses  Total  Future Units  

Single Family Detached  9,858  

Multi-Family Attached 4,032  

Total  Units  13,890  

 
 
 
 
 
 
 

[ 1 ] Acc es sory  Dwe l l in g  U n it s  ( “ AD Us ”)  or  J un ior  ADU s a r e  in d e pe n de nt  re s id e nt ia l  dwe l l i ng  un it s  

locat e d on  t h e s am e parc el  as  a  pr ima ry  r es id e nt ia l  dwe l l i ng.  ADU s m ay b e de tac h ed,  at tac he d,  o r  

locat e d w it h in  t h e p r im ar y  dwe l l i ng,  inc l ud i ng  wi t h in  gar ag e s  a n d  s tora g e ar ea s.  ADU s  ar e  g e ne ra l ly  

cons i de re d new co n st ruc t i on b eca u se th ey  a r e  l iv i n g  are as  th at  d i d  no t  p r ev io us ly  ex i st  o n t he pa rc el  

or  as  a  p art  o f  t he p r im ary  hom e.  W he th e r  ADU s  are  c a l le d ca s i ta s ,  gra n ny  f la ts ,  in - l aw u n it s ,  

ge n era t io na l  u ni t s ,  o r  co n ver te d  l iv in g  s pac e,  t he s e are as  a re  i n te n de d  to  p rov id e a  n ew a r ea  for  l iv i n g  

an d s le e pi n g –  es s en t i a l ly  a  new r e s i d e nt ia l  u ni t  whic h d i d  no t  p re v io u s ly  ex is t .  Th e Schoo l  D is tr ic t  

reco gn iz es  th at  st u de nt s  a re  pro j ec te d to  b e g en e rat ed f rom AD Us an d wi l l  ch a rg e t h e ap p rop r i at e  fe e  

rat e  fo r  t h e se  ty p es  o f  ne w  con st ruc t io n pro jec ts .  
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B .  R E C O N S T R U C T I O N  

Reconstruct ion is  the act of replac ing exist ing structures with new construct ion, 

which may have an alternative land use ( i .e. ,  commercial/ industrial  versus 

residentia l)  or may consist  of  di fferent res idential  unit  types ( i .e .,  SFD versus 

MFA, etc. ) .  

B 1 .  R E S I D E N T I A L  R E C O N S T R U C T I O N  

Residentia l  Reconstruction consists of voluntari ly  demolishing exist ing 

residentia l  units and replac ing them with new residentia l  development.  

To the extent Reconstruction increases the resident ial  square footage 

beyond what was demolished ("New Square Footage"),  the increase in 

square footage is  subject  to the applicable  School Fee as such 

construct ion is  considered new res identia l  development. As for the 

amount of square footage constructed that replaces only the previously 

constructed square footage ("Replacement Square Footage") ,  the 

determinat ion of the applicable  fee,  if  any,  is  subject  to a  showing that  

the Replacement Square Footage results  in an increase in student  

enrollment and, therefore, an addit ional impact being placed on the 

School Distr ict  to provide school faci l it ies for new student enrol lment.  

Prior to the imposit ion of fees on Replacement Square Footage, the 

School Distr ict  shall  undertake an analysis on an y future proposed 

projects(s)  to examine the extent to which an increase in enrollment can 

be expected from Replacement Square Footage due to any differential  in  

SGFs as identi f ied in the Study for the applicable unit  types between 

exist ing square footage and Replacement Square Footage. Any such fee 

that is  calculated for  the Replacement Square Footage shall  not exceed 

the School Fee that is  in effect at such t ime.  

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

The voluntary demolit ion of exist ing commercial/ industria l  buildings and 

replacement of them with new residentia l  development is  a di fferent 

category of  Reconstruction. Woolpert  is  aware that  such types of 

Reconstruct ion may occur within the School District  in t he future,  

however,  Woolpert  was unable to f ind information ( i )  about the amount 

planned within the School Distr ict  in  the future or  ( i i )  histor ical  levels,  

which might indicate the amount to be expected in the future.  
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Due to the lack of information, the  School District  has decided to evaluate 

the impacts of  Commercial/ Industria l  Reconstruct ion projects on a case -

by-case basis and wi l l  make a determinat ion of whether a fee credit  is  

justi f ied based on the nature of the project.  

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

In order to analyze the impact on the School District’s  student enrollment from  

Future Units,  Woolpert  calculated SGFs for SFD and MFA units.  The process of  

determining SGFs involved cross -referencing the School  Distr ict’s  enrollment  

data against the County Assessor  res identia l  data.  

Sorting and extracting the County Assessor  records by land use, Woolpert  

developed a database of 22,847 SFD units .  This database was then compared 

with the School District 's  student  enrol lment database to identify address 

matches. Upon comparison of the two (2) databases,  10,279 student matches 

were found, result ing in the SGF s shown in Table 3.  

T A B L E  3  

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

School Level  

Students  

Matched 

Single Family 

Detached Units  

Student 

Generation Factors  

Elementary School  4,644  22,847  0.2033 

Middle School  2,276  22,847  0.0996 

High School  3,359  22,847  0.1470 

Total  10,279  N/A 0.4499 

 

A procedure identical  to the one used in calculat ing the SGFs for SFD units was 

used to determine SGFs for MFA units .  A total  of 4,081 students  matched to the 

MFA database which consisted of 12,402 units.  The result ing SGFs for MFA units  

are shown in Table 4 on the fol lowing page .  
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T A B L E  4  

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

School Level  Students Matched 

Multi -Family 

Attached Units  

Student 

Generation Factors  

Elementary School  2,024 12,402 0.1632  

Middle School  892 12,402 0.0719  

High School  1,165 12,402 0.0939  

Total  4,081 N/A 0.3290  

 

However,  due to incomplete and incorrect address information in both the 

student enrollment  and res identia l  databases,  Woolpert  was unable to match al l  

of the School District 's  students.  The results  are SGFs that understate the 

number of students generated  by SFD and MFA units .  After accounting for 

incoming interdistrict  students that reside outside of the School District 's  

boundaries,  there were  1,819 unmatched students.   

Therefore, Woolpert  adjusted the SGFs l isted in Tables 3 and 4  based on a rate 

which considers the number of students successfully matched to a school level 

and land use. The adjusted SGFs for each land use by school level  are shown in 

Table 5.  

T A B L E  5  

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

School Levels  

Single Family Detached 

Units  

Multi -Family Attached 

Units  

Elementary School  0.2188 0.1756 

Middle School  0.1172 0.0846 

High School  0.1714 0.1096 

Total  0.5074 0.3698 

 

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

By multiplying the  Future Units  as l isted in Table 2  by the SGFs ident if ied in 

Table 5,  the Study determined the projected number of  new students to be 

generated from Future Units.  The Projected Student  Enrollment  by school level  

is  shown in Table 6  on the fol lowing page .  
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T A B L E  6  

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

School Level  

Projected Student 

Enrollment from 

Future SFD Units  

Projected Student 

Enrollment from 

Future MFA Units  

Projected Student 

Enrollment from 

Future Units  

Elementary School  2,157 708 2,865 

Middle School  1,155 341 1,496 

High School  1,690 442 2,132 

Total  5,002 1,491 6,493 

 

As indicated in Section IV,  1,116 surplus e lementary school  seats  and 908 high 

school seats are available to accommodate the Projected Student Enrollment.  

Therefore, the Projected Unhoused Students  are less than the Projected Student 

Enrollment  at  the elementary  and high school levels.  Table 7  shows Projected 

Unhoused Students for the School Distr ict.  

T A B L E  7  

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

School Levels  

Projected Students 

from Future Units  Surplus Seats  

Projected 

Unhoused 

Students  

Elementary School  2,865  1,116  1,749  

Middle School  1,496  0  1,496  

High School  2,132  908  1,224  

Total  6,493  2,024  4,469  

 

To determine the number of K-8 school and high school  faci l it ies necessary to 

adequately house the Projected Unhoused Students,  Woolpert  divided the 

Projected Unhoused Students by the est imated school faci l it ies capacity at each 

school level ,  as provided by the School Distr ict.  The addit ional  school faci l it ies 

requirements are identif ied in Table 8  on the fol lowing page .  
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T A B L E  8  

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

School Levels  

Projected 

Unhoused 

Students  

Estimated 

Faci l it ies Capacity  

Additional  

Faci l it ies Needed 

K-8 School  3,245 650 4.9923 

High School  1,224 1,500 0.8160 

 

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

School fac i l it ies cost estimates at the K-8 school and high school  levels were 

prepared by Woolpert .  The school fac i l it ies costs represent the ful l  cost of s ite  

acquisit ion, s ite development,  construction,  furniture and equipment,  as  well  as 

technology. It  must be noted that the faci l it ies costs are in 2024 dollars  and do 

not include interest  costs asso ciated with debt incurred to  f inance the 

construct ion of faci l it ies .  The estimated site  acquis it ion and fac i l ity  

construct ion costs by school level are shown in Table 9  while the costs for each 

component of the school faci l it ies construct ion are l isted in Exhibit  B.   

T A B L E  9  

E S T I M A T E D  S C H O O L  F A C I L I T I E S  C O S T S  ( 2 0 2 4 $ )  

School Levels  

Site Acquisit ion 

Costs 

Faci l ity 

Construction Costs  

Estimated Total  

Cost per Faci l ity  

K-8 School  $8,532,675 $77,841,826 $86,374,501 

High School  $24,086,746 $183,122,298 $207,209,044 

 

The costs in  Table 9  do not include costs associated with Central  Administrative 

and Support Faci l it ies.  As indicated in Table 7,  Future Units wil l  cause the 

enrollment  of the School District  to increase by approximately 4,469 students.  

In accordance with the Provisions of Chapter 341, Statutes of 1992, SB 1612, the 

SAB adopted a report  on January 26, 1994, requiring approximately fo ur (4) 

square feet  of central  administrative and support faci l it ies  for  every student.  

Based on this report and the est imated cost per square foot to construct  and 

furnish these types of faci l it ies ,  the Study incorporates a Central  Administrative 

and Support Faci l it ies cost impact of $800 per student.  
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F .   T O T A L  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  

To determine the total  school faci l it ies cost impacts caused by  Future Units,  

Woolpert  ( i )  mult ipl ied the school faci l it ies  costs ( Table  9) by the addit ional  

school faci l it ies needed (Table 8) and ( i i )  mult ipl ied the central  administrative 

and support fac i l it ies  costs per student (above paragraph) by the Projected 

Unhoused Students (Table 7).  Table 10 i l lustrates the total  school faci l it ies cost  

impacts from future resident ial  development.  

T A B L E  1 0  

T O T A L  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  F R O M  F U T U R E  U N I T S  ( 2 0 2 4 $ )  

Item 

Cost per 

Faci l ity/Student  

Faci l it ies  

Required/Students 

Generated 

Total  School 

Faci l it ies Cost 

Impacts  

K-8 School  $86,374,501 4.9923 $431,207,421 

High School  $207,209,044 0.8160 $169,082,580 

Central  Admin Impacts  $800 4,469  $3,575,200 

Total  N/A N/A $603,865,201 

 

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

To determine the total  school faci l it ies cost impacts per  future res ident ial  unit,  

the net school faci l i t ies cost  impacts l isted  in Table 10 need to f irst  be 

apport ioned by land use based on the number of K-8 school and high school  

students to be generated from such land use. Table 11 shows total  school 

faci l it ies cost impacts  by land use.  

T A B L E  1 1  

T O T A L  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  B Y   
L A N D  U S E  ( 2 0 2 4 $ )  

School Level  

Single Family 

Detached Units  

Multi -Family 

Attached Units  

Total  School 

Faci l it ies Cost 

Impacts  

Middle School  $334,895,094 $98,908,327 $433,803,421 

High School  $134,771,182 $35,290,598 $170,061,780 

Total  $469,666,276 $134,198,925 $603,865,201 

 



SECTIO N V .  IMP ACT  OF  RE SI DENTI AL  DEVELOPME NT ON SCHOOL 
FACIL IT IE S  NEED S  

 APRIL  30,  202 4  

 

RESI DENTI AL  AND CI D DEV ELOPMENT SCHOOL  FEE  JU ST I F IC ATIO N STU DY  
NATO M AS U NI FIE D SCHOO L DI STRICT  

 PAGE  18  

 

Total school fac i l it ies  cost impacts  for  each land use were then divided by the number 

of Future Units in such land use to determine school faci l it ies cost impacts per SFD 

unit  and MFA unit.  These impacts are shown in Table 12.  

T A B L E  1 2  

S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  P E R  F U T U R E  U N I T  ( 2 0 2 4 $ )  

Land Uses  

Total  School 

Faci l it ies Cost 

Impacts   Future Units  

School Faci l it ies 

Cost Impacts per 

Residential  Unit  

Single Family Detached  $469,666,276 9,858  $47,643 

Multi-Family Attached $134,198,925 4,032  $33,283 

 

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

To determine the school faci l it ies cost impacts per square foot of residentia l  

construct ion for each land use, the school faci l i t ies cost impacts per unit  l isted 

in Table 12 were divided by the average square footage of  such type of  

residentia l  unit .   

Using square footage information for units constructed within the School  

District  obtained from the County Assessor,  Woolpert  estimates that  the 

average square footage of an SFD un it  in the School  Distr ict  is  projected to be 

2,250 square feet while the average square footage of an MFA unit  is  projected 

to be 1,240 square feet.  Table 13 shows the school faci l it ies cost impacts per  

square foot of residential  construction in the School Distr ict.  

T A B L E  1 3  

S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  P E R  R E S I D E N T I A L   
S Q U A R E  F O O T  ( 2 0 2 4 $ )  

Land Uses  

School Faci l it ies 

Cost Impacts per 

Residential  Unit  

Average Square 

Footage 

School Faci l it ies 

Cost Impacts 

per Square Foot  

Single Family Detached  $47,643 2,250 $21.17 

Multi-Family Attached $33,283 1,240 $26.84 
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I M P A C T  O F  C O M M E R C I A L / I N D U S T R I A L  

D E V E L O P M E N T  O N  S C H O O L  F A C I L I T I E S  

N E E D S  
 

This sect ion presents  the quant itative f indings of the commercial/ industr ial  nexus 

analys is summarized in Section I I I .  In part icular ,  this  section presents est imates of  the 

fol lowing:  

1.  All  " l inkage impacts" discussed in Section I I I ,  by CID land use category.  

2.  Gross school faci l it ies  cost impacts per 1,000 square feet of commercial/  

industr ial  f loor space.  

3.  Net school faci l it ies cost impacts ( i .e .,  gross school fac i l ity cost impact s  

minus resident ial  revenues)  per  1,000 square feet of commercial/ industr ial  

f loor space.  

4.  The percentage of the maximum CID School Fee per  square foot al lowed by 

law that can be justi f ied to pay for new school faci l it ies .  

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

As indicated in Section II I,  employment impacts for different CID categories equal 

the estimated number of on-site employees generated per 1,000 square feet of 

commercial/industrial f loor space, which are referred to in the Study as CID Land 

Use Categories. Consistent with the provisions of Section 17621(e)(1)(B) of the 

Education Code, employment impacts for each category are based on data from 

SANDAG. The employment impacts are shown in Table 14. 

T A B L E  1 4  

E M P L O Y M E N T  I M P A C T S  P E R  1 , 0 0 0  S Q U A R E  F E E T  ( 2 0 2 4 $ )  

CID Land Use Category  Square Feet per Employee  

Retai l  and Services  447 

Office 286 

Research and Development  329 

Industrial/Warehouse/Manufacturing  371 

Hospital  360 

Hotel/Motel  883 

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

As noted in Section I I I ,  household impacts equal the estimated number of  

households associated with each category of employment impacts,  per 1,000 

square feet of commercial/ industr ial  f loor space.  Household impacts include the 

fol lowing components:  

1.  Households per Employee 

The average number of households per employee are calculated 

based on information obtained from SACOG. Based on this  

information, the total  household impacts  are 0.6877 households  

per employee within the School District .   

2.  Employed Persons Living within the School District  

In order to determine the number of employed persons who l ive  

within the School District,  Woolpert  ut i l ized data from the Census.  

Based on this data,  approximately 30.80 percent of the employed 

persons within the School Distr ict  are est imated to  l ive within the 

School Distr ict.  This  trend is  expected to increase as new 

residentia l  and CID projects are approved and addit ional homes 

and jobs are created within the School District.   

3.  Propensity to Occupy New Homes  

The propensity to  occupy  new housing within the general  area of  

the School District  helps determine the number of employees 

generated from new homes.  Based on data on recent  resales and 

new home sales obtained from Zil low,  new home sales  in the 

School Distr ict  were estimated to equal 13.97 percent of the total  

housing units  which experienced occupant turnover between 2022 

and 2023.  

4.  Total  Household Impact  

In order to determine the Total Household Impact of new 

residentia l  units,  the Study mult ipl ied the average employed 

persons per household, employed person l iv ing within the School  

District,  and the propensity to occupy new homes.  This helps  

determine the number of new employees coming to l ive and work 

within the School  District  produced by new resident ial  

development,  as shown in Table 15 on the fol lowing page .  
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T A B L E  1 5  

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

Household Impact  Factor  

Households per Employees  0.6877 

Employees Living within the School Districts  30.80% 

Households with Employees Working within the School District  0.2118 

Propensity to Occupy New Homes  13.97% 

Total  Household Impacts  0.0296 

 

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

As noted in Section I I I ,  student generation impacts equal the number of the 

School District 's  students associated with each category of CID space.  Separate 

student generation impacts are est imated for each CID category and school  

level.  

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

In order to analyze household formation as a result  of new CID,  the SGFs  

shown in Table 5  must  be blended.  To blend the SGFs of the two (2) land 

uses into a single SGF for each school level,  the land uses were weighted 

in proport ion to each type's percentage of the future res identia l  units to  

be constructed within the School Distr ict .  Applying these weighting 

factors yields the fol lowing blended SGFs shown in Table 16.  

T A B L E  1 6  

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

School Level  Student Generation Factors  

Elementary School  0.2063 

Middle School  0.1077 

High School  0.1535 

Total  0.4675 
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2 .  T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C T S  

Multiplying total  household impacts shown in Table 15 by the blended SGFs 

shown in Table 16 results in the average student generation impacts.  These 

average student generation impacts are shown by school level in Table 17. 

T A B L E  1 7  

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

School Level  

Student 

Generation 

Factors  

Total  Household 

Impacts  

Average Student 

Generation 

Impacts  

Elementary School  0.2063 0.0296 0.0061 

Middle School  0.1077 0.0296 0.0032 

High School  0.1535 0.0296 0.0045 

 

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

The Study also  evaluates the impact  of students attending the School Distr ict  on 

an inter-distr ict  transfer basis .  The inter-district  transfer rate is  determined by 

calculating the rat io of student transfers into the School Distr ict 's  schools by 

the number of persons employed within its  boundaries.  Based on information 

provided by the School District,  total  student transfers into the School Distr ict 's  

schools for school year 2023/2024 total  475 at the elementary school level,  90 

at the middle school level,  and 385 at  the high school level.  Employment within 

the School District 's  area is  es t imated at 49,159 persons based on employment 

estimates provided by SACOG. Table 18 shows the inter -distr ict  transfer impacts  

by school level .   

T A B L E  1 8  

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

School Level  Inter-District  Transfer  Impacts  

Elementary School  0.0097 

Middle School  0.0018 

High School  0.0078 
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E .  T O T A L  S T U D E N T  G E N E R A T I O N  I M P A C T  

To determine the total  student generation impacts of  CID on the School Distr ict,  

the average student generation impacts from Table 17 are added to the inter -

distr ict  t ransfer  impacts from Table  18. The result ing total  student generat ion 

impacts are displayed in Table 19.  

T A B L E  1 9  

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

School Level  

Average Student 

Generation 

Impacts  

Inter-District  

Transfer Impacts  

Total  Student 

Generation 

Impacts  

Elementary School  0.0061 0.0097 0.0158 

Middle School  0.0032 0.0018 0.0050 

High School  0.0045 0.0078 0.0123 

 

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

As noted in Section I I I ,  school faci l it ies cost impacts equal the gross school 

faci l it ies cost impacts  (exclus ive of residential  revenues) associated with the 

total  student generation impact of each CID category.   

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

The school faci l it ies costs per student are the average cost impact 

produced by students generated from  Future Units .  This impact estimate 

is  der ived from the school fac i l it ies  costs  (Table 13) divided by the 

Projected Student Enrollment from Future Units ( Table 6 by school  level.  

Multiplying the total  student generation impacts by the school faci l it ies  

costs per student results in the gross school faci l it ies cost impacts shown 

in Table 20 on the fol lowing page .  
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T A B L E  2 0  

G R O S S  S C H O O L  F A C I L I T I E S  C O S T S  I M P A C T S   
P E R  S T U D E N T  ( 2 0 2 4 $ )  

School Level  

Total  Student 

Generation 

Impacts  Cost per Student  

Gross School 

Faci l it ies Costs 

Impacts per Student  

Elementary School  0.0158 $99,473 $1,571.67 

Middle School  0.0050 $99,473 $497.37 

High School  0.0123 $79,766 $981.12 

Total  N/A N/A $3,050.16 

 

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

As noted in Sect ion I I I ,  fee revenues inc lude two (2) components:  residentia l  

revenues and potentia l  CID School Fee revenues.  

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

Residentia l  revenues equal the maximum revenues from residential  

development associated with each school  level.  These revenues are 

derived from the School District 's  proposed  residential  School Fee of 

$5.17 per square foot ,  as justi f ied in this Study, mult ipl ied by the School 

District 's  weighted average square footage for resident ial  units of 1,957 

square feet .  Based on this  calculation,  the resident ial  revenues per unit  

in the School District  are estimated to be $10,118. Multiplying the 

average student generation impact shown in Table 17 by residential  

revenues results in the residentia l  revenues per student shown in Table 

21. 

T A B L E  2 1  

R E S I D E N T I A L  R E V E N U E S  P E R  H O U S E H O L D  ( 2 0 2 4 $ )  

Item Amount  

Revenue per Residential  Unit  $10,118 

Total  Household Impact  0.0296 

Residential  Revenue per Household  $299.49 
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2 .  N E T  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S  

In order to calculate the net  school  fac i l it ies  cost impacts per grade level,  

the residential  revenues shown in Table 21 were subtracted from the 

gross school fac i l it ies cost impacts shown in Table 20. The results are the 

net school faci l it ies cost impacts  that must be funded by CID School Fees,  

as shown in Table 22.  

T A B L E  2 2  

N E T  S C H O O L  F A C I L I T I E S  C O S T  I M P A C T S   
P E R  H O U S E H O L D  ( 2 0 2 4 $ )  

Item Amount  

Gross School Faci l it ies Cost Impacts per Household  $3,050.16 

Residential  Revenue per Household  $299.49 

Net School Faci l it ies Cost Impacts per Household  $2,750.67 

 

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

Dividing net school faci l it ies cost impacts shown in Table 22 by total  the square 

feet per  employee for  each land use category,  as shown in Table 13, results in  

the CID impacts shown in Table 23.  

T A B L E  2 3  

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

CID Land Use Category  

Net Impact per 

Household 

Square Feet 

per Employee 

Cost Impact 

per Square 

Foot Of  CID 

Retai l  and Services  $2,750.67 447 $6.154 

Office  $2,750.67 286 $9.618 

Research and Development  $2,750.67 329 $8.361 

Industrial/Warehouse/Manufacturing  $2,750.67 371 $7.414 

Hospital  $2,750.67 360 $7.641 

Hotel/Motel  $2,750.67 883 $3.115 

Self-Storage $2,750.67 15,552 $0.177 
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C O N C L U S I O N  
 

On January  24, 2024, the SAB increased the maximum Residential  and CID School Fees 

authorized by Section 17620 of the Educat ion Code from $4.79 to $5.17 per res idential  

bui lding square foot,  and from $0.78 to $0.84 per CID square foot for unif ied school 

distr icts .   

This sect ion summarizes the f indings of the Study for new residentia l  and 

commercial/ industr ial  construction within the School Distr ict.  In  particular,  this  

section summarizes the fol lowing:  

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

As shown in Table 13, the impact per residentia l  squar e foot exceeds the 

maximum residentia l  School Fee of $5.17 per  square foot and, therefore, School 

Fees would provide for less than 100 percent of the school faci l i t ies cost  

impacts.  The Study concludes that the School District  is  ful ly  justi f ied  in levying 

the maximum residentia l  School Fee of $5.17 per square foot for a l l  new  

residentia l  development within its boundaries.  

Based on this information, the School District  is  justif ied in charging the 

Statutory Fee Amounts per square foot shown in Table 24 on new residentia l  

construct ion:  

T A B L E  2 4  

M A X I M U M  J U S T I F I E D  S T A T U T O R Y  R E S I D E N T I A L  F E E   
P E R  S Q U A R E  F O O T  ( 2 0 2 4 $ )  

Item Residential  Fee per Square Foot  

Single Family Detached  $5.17 

Multifamily Attached  $5.17 

 

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

As shown in Table 23, the impact per CID square foot exceeds the maximum CID 

School Fee of $0.84 per square foot for a l l  CID land use categories,  except  for  

the Self-Storage category. The Study concludes that the School District  is  ful ly  

justi f ied in levying the maximum CID School Fee of $ 0.84 per  square foot for al l  

CID land use categories,  except for the Self-Storage category,  where it  is  

justi f ied in levying $0.177 per square foot of  CID development.  
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Based on this information, the School District  is  justif ied in charging the 

Statutory Fee Amounts per square foot shown in Table 25 on new CID 

construct ion:  

T A B L E  2 5  

M A X I M U M  J U S T I F I E D  S T A T U T O R Y  C I D  F E E   
P E R  S Q U A R E  F O O T  ( 2 0 2 4 $ )  

CID Land Use Category  CID Fee per Square Foot  

Retai l  and Services  $0.840 

Office $0.840 

Research and Development  $0.840 

Industrial/Warehouse/Manufacturing  $0.840 

Hospital  $0.840 

Hotel/Motel  $0.840 

Self-Storage $0.177 
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E X H I B I T  A  

C U R R E N T  S A B  F O R M  5 0 - 0 2  
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E X H I B I T  B  

S C H O O L  F A C I L I T I E S  C A P A C I T Y  C A L C U L A T I O N  

 



Natomas Unified School District

Elementary Middle High

School School School

N/A SAB Form 50-02 1,350 567 486

N/A Severe/Non-Severe Capacity 47 13 27

50/75283-00-001 Natomas HS 2,110

50/75283-00-002 Natomas Park ES 775

50/75283-00-003 Natomas Charter 500

50/75283-00-004 Discovery HS 351

50/75283-00-005 Natomas HS 432

50/75283-00-006 Two Rivers ES 650

50/75283-00-007 Natomas Charter 37

50/75283-00-008 Leroy Greene MS 540

50/75283-00-009 Jefferson ES 45

50/75283-00-010 Witter Ranch ES 800

50/75283-00-011 Inderkum HS 2,570

50/75283-00-012 Heron ES 875

50/75283-00-013 Natomas Charter 108

50/75283-00-014 H. Allen Light LC 1,995

54/75283-00-003 Natomas Charter 9 10

54/75283-00-007 NP3 81 88

50/75283-00-015 Natomas Charter Star Academy 575

50/75283-00-016 Bannon Creek ES 352

50/75283-00-017 Westlake Charter 950 270

50/75283-00-018 Heron ES 243

50/75283-00-019 Discovery HS 27

50/75283-00-020 Natomas Park ES 250

54/75283-00-010 Natomas Charter 51

50/75283-00-024 Paso Verde K-8 750 243

50/75283-00-025 American Lakes ES 189

CRs Added After Baseline OPSC Adj 50

50/75283-00-026 pending Bannon Creek ES 54

50/75283-00-027 pending Jefferson ES 297

50/75283-00-028 pending Heredia-Arriaga ES 600

Total Capacity N/A 10,154 2,551 6,662

School Facilities Capacity Calculation

Application Item
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E X H I B I T  C  

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

 

 



A.  Site $8,532,675

Purchase Price of Property $8,467,675

Acres 
[1]

: 14.4

Cost/Acre: $588,033

EIR $30,000

Appraisals $15,000

Surveys $10,000

Escrow/Title $10,000

[1] Assumes Net Usable Acres

B.  Plans $4,054,750

Architect's Fee $3,437,500

DSA/SDE Plan Check $501,750

CDE Plan Check Fee $45,500

Energy Fee Analysis $25,000

Preliminary Tests $45,000

C.  Construction $65,000,000

(Includes Construction, Site Development, General Site Development, and Technology)

125

$800

D.  Tests $180,000

E.  Inspection $405,000

($15,000 per month for 18 months x 1.5 inspectors)

F.  Furniture and Equipment $1,300,000

(2% of Construction)

G. Contingency $3,250,000

(5% of Construction)

H.  Items Not Funded by the State $3,652,076

$3,250,000

$104,000

$275,996

$22,080

I.  Total Estimated Cost $86,374,501

School Facilities Capacity -  Traditional Calendar 650

School Facilities Cost per Student - Traditional Calendar $132,884

Technology (5% of Construction)

Square Feet / Student

Natomas Unified School District

Cost / Square Feet

Summary of Estimated Costs

K-8 School

April 2024

Summary

Landscape Architect Fees (8% of Landscaping)

Landscaping ($0.44/sq. ft. x 14.4 acres)

Library Books (8 books/student @ $20)



A.  Site $24,086,746

Purchase Price of Property $23,991,746

Acres
 [1]

 : 40.8

Cost/Acre : $588,033

EIR $50,000

Appraisals $15,000

Escrow/Title $15,000

Surveys $15,000

[1] Assumes Net Usable Acres

B.  Plans $8,967,750

Architect's Fee $7,687,500

DSA/SDE Plan Check $1,075,250

CDE Plan Check Fee $105,000

Energy Fee Analysis $30,000

Preliminary Tests $70,000

C.  Construction $150,000,000

(Includes Construction, Site Development, General Site Development, and Technology)

125

$800

D.  Tests $350,000

E.  Inspection $720,000

($15,000/month x 24 months x 2 inspectors)

F.  Furniture and Equipment $3,000,000

(2% of Construction)

G. Contingency $7,500,000

(5% of Construction)

H.  Items Not Funded by the State $12,584,548

$7,500,000

$240,000

$781,989

$62,559

$4,000,000

I.  Total Estimated Cost $207,209,044

School Facilities Capacity - Traditional Calendar 1,500

School Facilities Cost per Student - Traditional Calendar $138,139

Landscape Architect Fees (8% of Landscaping)

Stadium/Track

Summary

Natomas Unified School District

Summary of Estimated Costs

High School

April 2024

Square Feet / Student

Cost / Square Feet

Technology (5% of Construction)

Library Books (8 books/student @ $20)

Landscaping ($0.44/sq. ft. x 40.8 acres)


