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SUBJECT: Receive the Draft San Bruno Development Impact Fee (DIF) Nexus Study 
and Provide Direction to Staff to Finalize the Nexus Study with Fees at 
the Staff Recommended Level and Bring the Fee Ordinance to City 
Council for their Consideration at a Future City Council Meeting 

BACKGROUND: 

The City of San Bruno contracted with Economic & Planning, Inc. (EPS), with technical support 
from West Yost Associates and TKJM, to prepare the San Bruno Development Impact Fee 
Nexus Study designed to provide the City of San Bruno with the necessary technical 
documentation in order to adopt a comprehensive Development Impact Fee (DIF) program. 

As discussed in the nexus study, development impact fees are one-time charges on new 
development projects that are collected and used by jurisdictions to cover the cost of capital 
facilities and infrastructure needed to serve the new residential and development growth.  
Impact fees are regulated by Assembly Bill (AB) 1600 (or Government Code Section 66000 et 
seq.).  The purpose of the nexus study is to determine the maximum allowable fees that the City 
can charge for facilities and infrastructure consistent with the legal requirements of AB 1600.
Fees collected under AB 1600 are to be collected for capital facility and infrastructure 
improvements only, used to fund facility needs created by new development rather than existing 
deficiencies, and the fees are to be based on a rational nexus between new development and 
the costs of the capital facilities and infrastructure needed to accommodate such development. 

Because impact fees can only be collected to fund a portion of any particular capital 
improvement, they will not fully pay for all facility and infrastructure improvements. The City 
must therefore continue to allocate General Fund revenues, Federal, State and regional funds, 
grants, debt financing and other sources to fund these projects. 

DISCUSSION: 

The City currently collects the four impact fees listed below. 
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 The City levies Water Capacity charges on new or expanded connections to the water 
system.  These charges are levied as a condition of development or change in use, and 
are designed to recover the cost of capacity in infrastructure and assets benefitting new 
development. 

 The City levies Sewer Capacity charges on new or expanded connections to the sewer 
systems.  These charges are levied as a condition of development or change in use, and 
are designed to recover the cost of capacity in infrastructure and assets benefitting new 
development.

Park Dedication or In-Lieu fees (Municipal Code Ch. 12.44.140) are imposed on new 
residential subdivisions of five or more lots.  The subdivisions are required to either 
dedicate land or pay an in-lieu fee for the City to purchase or improve land for parks and 
recreational purposes.  This fee is exempt from the AB 1600 requirement. The nexus 
study proposes to eliminate this fee which will be replaced by the new Community 
Facilities fee. 

Affordable Housing Fees and Commercial Linkage Fees (Municipal Code Ch. 
12.230) are collected on all residential ownership or rental developments of 5 units or 
more throughout the City.  Additionally, an affordable housing commercial linkage fee is 
assessed on all non-residential development.  Residential ownership units may provide 
below market rate units onsite, off-site, or pay a residential impact fee.  This fee is 
exempt from the AB 1600 requirement. 

The Water Capacity and Sewer Capacity charges are subject to a reporting requirement under 
AB 1600. Staff prepares an annual impact fee report to the City Council for these fees within 
180 days after the end of the fiscal year. This report will continue to be prepared, including for 
any additional impact fees approved by the City Council.  

The remainder of this report will address the methodology and conclusions provided by the 
consultant for the maximum allowable impact fees that the City may legally charge, and then

MAXIMUM ALLOWABLE DEVELOPMENT IMPACT FEES 

Table 1 below lists the maximum allowable fees for community facilities, police, fire, general 
government, transportation and utility improvements. Fees are proposed to be assessed on 
residential development projects, assessed per unit, and non-residential development projects 
by type (office, industrial, retail and hotel), assessed per square foot. 

Table 1: Summary of Maximum Allowable Fees by Land Use Category 
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Most cities in San Mateo County and many other cities across the country have already 
implemented a comprehensive development impact fee program or will be establishing them as 
they face funding shortfalls for critical public facilities and infrastructure.  The assessment and 
payment of development impact fees is widely considered to be a normal cost of doing business 
by the development community in an urbanized area like the San Francisco peninsula.  Table 2 
below lists the maximum allowable fees for the City of San Bruno compared to cities in San 
Mateo County.  For all fee categories, the maximum allowable fee for San Bruno is in line with 
other Cities, and is not the lowest or highest in any category. 

Table 2: Summary of Maximum Allowable Impact Fees Compared to Cities in San Mateo 
County 

Once adopted, fees will start to be collected for all new development projects submitting 
entitlement and permit applications with the City.  Fees will be deposited into specific funds and 
tracked separately from other City revenues.  The nexus study estimates the total capital facility 

Land Use
Community 

Facilities 
Police Fire

General 
Gov't

Trans- 
portation

Utilities Total

Residential (per Unit) $14,814 $234 $1,205 $1,988 $3,508 $2,843 $24,591

Non-Residential
Office (per Sq.Ft.) $7.42 $0.02 $0.64 $1.05 $6.97 $1.84 $17.92
Industrial (per Sq.Ft.) $3.71 $0.02 $0.32 $0.52 $3.51 $1.43 $9.51
Retail (per Sq.Ft.) $5.56 $0.31 $0.48 $0.79 $10.43 $12.66 $30.23
Hotel (per Room) $2,226 $7 $191 $315 $2,806 $2,302 $7,845

City

San Bruno 
(Maximum)

Millbrae 
(MSASP)

South
San

Francisco

Redwood 
City

Pacifica Burlingame
San

Mateo
San

Carlos

$6,358 $34,861 $10,179 $5,724 $27,384 $11,448
       -        -        -        -        -        -

$7,208 $42,012 $16,962 $13,422 $39,945 $20,955
$8.27 $9.17 $10.39 $4.99

- - - -
$10.17 $10.45 $12.45 $5.02

$2.50 $2.88 $2.64 $3.62
       -        -        -        -

$3.34 $5.11 $6.58 $3.62
$25.60 $9.16 $4.23 $8.44

- - - -
$33.00 $11.27 $13.80 $8.59
$2,050 $390 $381.00

       -        -        -
$2,575 $1,032 $1,233.00

$6,301

$45.47

$24,591

$17.92

$9.51

$30.23

$7,845

Residential ( / Unit)

Office ( / Sq.Ft.)

Industrial ( / Sq.Ft.)

Hotel ( / Room)

Retail ( / Sq.Ft.) $39.26

$3,768 $10,909

$24.37

$3.09

$33.64

$4,407

$4.55

$9.10

$25,975

$32.48

$28.91
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funding generated by the maximum allowable fee through buildout of planned capital outlay of 
the City.  If implemented at the maximum levels shown above, the proposed impact fee program 
would generate revenue to cover nearly 30%, or approximately $127 Million, of the total capital 
facilities identified in the fee program. Table 3 below shows the total cost of proposed capital 
facilities, the projected impact fee revenue from the maximum allowable fee, the percent of 
costs that are planned to be covered by the fee, and additional funding that will need to be 
secured in order to implement the projects through buildout of these projects as described in the 

neral Plan. 

It is important to note that the Impact Fee Project contains a comprehensive anticipated list of 
future capital facility and infrastructure improvement projects and estimated costs in present 
values, but it does not commit the City to construct the projects, and all projects listed will go 
through a separate review and approval process. 

Table 3: Revenue Projections and Need for Additional Funding Given Maximum 
Allowable Fee 

Development impact fees are an additional cost that developers will bear in order to proceed 
with projects in the City and will be paid for by the developers or property owners of 
development sites.  For illustrative purposes only, table 4 below calculates the total maximum 
allowable impact fees assessed on the project as a share of market value of a single family, 
multifamily, office, retail and hotel project, including the existing affordable housing fees. For 

Total Cost

Item
Amount 

% of 
Costs

Cost 
Allocation

Community Services
Parks $42,391,794 $42,391,794 100% $0
Other Park Facilities $21,800,227 $3,901,050 18% $17,899,177
Library $55,000,000 $9,642,637 18% $45,357,363

Subtotal $119,192,021 $55,935,481 44% 47% $63,256,540

Police $6,315,983 $1,520,451 1% 24% $4,795,532

Fire $25,687,470 $4,596,654 4% 18% $21,090,816

General Government $42,362,927 $7,580,650 6% 18% $34,782,277

Utilities
Water $24,360,000 $13,235,000 54% $11,125,000
Storm Drain $16,740,000 $3,348,000 20% $13,392,000
Cable $13,900,476 $2,487,426 18% $11,413,050

Subtotal $55,000,476 $19,070,426 15% 35% $35,930,050

Transportation $190,776,793 $38,318,730 30% 20% $152,458,063

Total $439,335,670 $127,022,393 100% 29% $312,313,277

Additional 
Funding Need

Total Fee Revenue (by Buildout)
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these project examples, the total maximum allowable impact fees collected range between 1.5 - 
5% - a rather small cost relative to the estimated market value of the project and one that is 
normally incorporated into the financing structure and mechanisms for new development 
projects. 

Table 4: Impact Fee Share of Market Value of a Single Family, Multifamily, Office, Retail 
and Hotel Project 

Project Type Description
Estimated 

Market Value

Estimated 
Total 

Maximum 
Allowable 

Impact Fee

Fee as Share 
of Market 

Value

Single Family New single family unit $1,180,000 $24,600 2%
Multifamily 200 unit apartment building $128,000,000 $5,000,000 4%
Office 100,000 sq ft office building $89,000,000 $3,000,000 3%
Retail 20,000 sq ft office building $14,000,000 $700,000 5%
Hotel 150 rooms $85,000,000 $1,177,000 1.5%

DEVELOPMENT IMPACT FEE RECOMMENDATIONS FOR THE CITY OF SAN BRUNO 

Although the nexus study provides the maximum allowable fee for residential and non-
residential projects for each fee category, the City Council can adopt an ordinance for fees 
below the maximum allowable level.  There are several policy considerations that staff and the 
consultant evaluated. 

Other than the four fees listed earlier in this report, developers in San Bruno have not had to 
pay comprehensive development impact fees that are commonly and routinely paid by the same 
developers in many other jurisdictions. In the past, the absence of such fees in San Bruno has 
not demonstrably incentivized developers to propose projects in the City. Conversely, the 
imposition of comprehensive development impact fees in other jurisdictions has not dis-
incentivized development in those locations. 

New development will increase the demand for public facilities and infrastructure, and in turn, 
new development benefits when public facilities are improved or constructed. For example, 
development will increase the number of new water system connections and the demand for 

example is transportation improvements, as the City will need to fund improvements to 
roadways and other critical City infrastructure to accommodate future vehicular traffic, bicycle, 
and pedestrian volumes projected as a result of new development.  Without these facilities, new 
development will not realize its full potential. 

On the other hand, the Transit Corridors Plan developed by the City Council and adopted by the 
citizens of San Bruno was designed to stimulate new development in key areas of the City. The 
City Council should consider imposing development impact fees that will not stifle the important
momentum created by the Plan. 
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Accordingly, staff reviewed the fee structures by category for peer cities in San Mateo County.  
Staff calculated the average fee level by category for our peer cities at the high end.  Table 5 
below shows the maximum allo
recommended fee level based on the average of our peer cities. 

Table 5: Staff Recommended Impact Fee Level Compared to Peer City Average 

Category
San Bruno 
(Maximum 
Allowable)

San Bruno
(Staff 

Recommend)

Average
(High End)

Staff 
Recommended 

Fee vs. 
Average (High 

End)
Residential $24,591.00 $23,783.00 $23,783.00 0.0%
Office $17.92 $17.92 $14.86 20.6%
Industrial $9.51 $7.89 $7.89 0.0%
Retail $30.23 $26.43 $26.43 0.0%
Hotel $7,845.00 $4,410.00 $4,410.00 0.0%

For the residential, industrial, retail and hotel categories, staff are recommending reducing the 
fee from the maximum allowable level to the average of our peer cities, at the high level.  This 
would not unduly burden new development.  It is important to note that the DIF is applicable to 
construction of new residential units, and would not be paid by the typical homeowner who is 
merely renovating or adding onto their existing home. 

For the office category, staff are recommending the maximum allowable fee. Office 
development imposes 
vital funding source to ensure community, police, fire, general government, transportation and 
utility capital facilities revenues are collected to maintain and enhance these facilities to support 
the growth expected. Additionally, the investment in this important infrastructure will enhance 

 City 
to retain and attract commercial businesses who may contribute significant sales tax and 
property tax revenue to the City. 

Another policy consideration is to address the fee applicability for development projects that are 
already in the pipeline.  At the time the development impact fee ordinance is presented to the 
City Council for adoption, there will be a handful of development projects with submitted 
entitlement applications with the City.  Staff is recommending that all development projects that 
have submitted applications to the City that have yet to have their final planning entitlements 
approved by the Planning Commission (and City Council if such approval is necessary) by the 
date the fees take effect would be subject to the development impact fees. Financing is 
typically secured after final approval, and this will allow developers the opportunity to revise their 
final financial structure and mechanisms prior to the issuance of building permits for 
construction. 

Staff have been working with EPS on developing the list of capital facility needs and producing 
reports and draft nexus studies for nearly two years.  The City Council meeting on December 
11, 2018 
fee program.  In preparation for this meeting, staff reached out to 21 developers with proposed, 
current and recently completed projects in the City and the Building Industry Association on 
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ble 6 below lists the key 
steps and dates required in order to finalize the nexus study and bring the proposed ordinance 
to City Council on February 12, 2019 requesting adoption with fees taking effect 60 days after 
the second reading. 

Table 6: Timeline to Fee Adoption 
Item Target Date
Input/feedback from City Council 12/11/2018
Final Draft Nexus Study submitted to City Staff for review 12/21/2018
Final Nexus Study submitted to City Staff 1/11/2019
Preparation of legislation/ordinance 1/18/2019
Notification of hearing on fees 1/22/2019
City Council 1st reading on Development Impact Fee Ordinance 2/12/2019
City Council 2nd reading on Development Impact Fee Ordinance 2/26/2019
Fees to take effect 60 days after ordinance is adopted 4/27/2019

FISCAL IMPACT: 

The adoption of a development impact fee ordinance will allow City staff to begin assessing and 
collecting fees on development projects.  Through buildout of the critical capital facilities 

identified in the nexus study, fees collected are 
projected to be approximately $127 Million based on the maximum allowable fee.  This 
represents nearly 30% of the total revenue required in order to implement all capital facilities 
listed in the nexus study. If fees were to be adopted at a level lower than the maximum 
allowable fee, the City will collect less revenue. 

ALTERNATIVES: 

1. Receive the San Bruno Development Impact Fee (DIF) nexus study and provide direction to 
staff to provide additional information and bring the fee ordinance to City Council for their 
consideration at a future City Council meeting. 

2. Receive the San Bruno Development Impact Fee (DIF) nexus study and provide direction to 
staff to not finalize the nexus study and not proceed with implementing the fee program. 

RECOMMENDATION: 

Receive the San Bruno Development Impact Fee (DIF) nexus study and provide direction to 
staff to finalize the nexus study with fees at the staff recommended level and bring the fee 
ordinance to City Council for their consideration at a future City Council meeting. 

DISTRIBUTION: 

None. 
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ATTACHMENTS: 

1. Draft San Bruno Development Impact Fee Nexus Study, November 30, 2018 

DATE PREPARED:

November 30, 2018 
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1. INTRODUCTION AND OVERVIEW

This Nexus Study is designed to provide the City of San Bruno with the necessary technical 
documentation to support the adoption of a comprehensive Development Impact Fee (DIF) 
program.  It has been prepared by Economic & Planning Systems, Inc. (EPS), with technical 
support from West Yost Associates for utilities and TKJM for transportation as well as input from 
City of San Bruno staff.   

Impact fees are one-time charges on new development collected and used by jurisdictions (e.g., 
a City or County) to cover the cost of capital facilities and infrastructure needed to serve new 
residential and commercial growth.  Impact fees are generally collected upon issuance of a 
building permit, although some jurisdictions collect them at certificate of occupancy or other 
points in the development process.  The City of San Bruno currently has an established 
affordable housing impact fee program that was enacted based on a previous nexus study and 
exists as the City’s only development impact fee.1  This Report is designed to supplement these 
existing fees with a comprehensive DIF program that will generate funding to support a range of 
capital improvements necessitated by new growth in the City.  

The Fee Program described in this Report is consistent with the most recent relevant case law 
and the principles of AB 1600 or Government Code Section 66000 et seq. (“Fees for 
Development Projects”; except where specific citations are provided, this statute will be referred 
to in this Report as AB 1600).  The Report provides the nexus argument and associated fee 
calculations for the maximum fees the City can charge for the facilities indicated pursuant to AB 
1600. 

Consistent with the existing practice, the fees calculated herein are proposed to be collected on a 
City-wide basis given the broad benefit of capital improvements included in this study. As noted, 
the City’s affordable housing impact fees are excluded from this analysis as they have been 
recently updated (November 2016) and they are not calculated under the same methodology.2

It is also recommended that the City repeal its existing park in lieu fee in conjunction with the 
approval of the DIF given the potential for overlap.3

Purp ose  a nd  Use  o f  AB  1600  Fees   

New development in the City of San Bruno will increase the demand for certain public facilities 
and infrastructure. The DIF revenues are collected and expended to fund the portion of these 
new infrastructure and facility improvements needed to accommodate growth and maintain 

1 The City also has a park-in-lieu fee as well as an art in public places fee, both of which are 
authorized pursuant to other State Ordinances (i.e. not the Mitigation Fee Act or AB 1600).  

2 See San Bruno Municipal Code Chapter 12.230 for more information on the City’s Affordable Housing 
Program. 

3 See San Bruno Municipal Code Section 12.44.140 for more information on the City’s Land Dedication 
standards. 
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consistent existing or established public service standards.  Specifically, the DIF revenues 
calculated in this study will be used to fund:  

Community Facilities – the fee will fund parkland acquisition and park facility 
improvements in addition to the construction of a new Recreation and Aquatics Center, 
improvements to the Park Corporate Yard, and facility improvements to the City’s library 
system.  

Police Facilities – the fee will fund improvements to the Evidence Room, the Dispatch 
Center, a satellite police substation, the Emergency Response program, general technology 
upgrades, and new and replacement vehicle costs.  These improvements will allow the police 
department to maintain the existing service level.  

Fire Facilities – the DIF will fund construction and design of two new fire stations, Station 
51 and Station 52, in addition to funding fire vehicle replacement costs.  

General Government - the DIF will fund construction and expansion of public facilities, 
including the Corporate Yard, a new City Hall building, new technology hardware, and city 
vehicles.  

Utilities – the fee will fund capacity improvements needed to accommodate new water 
system connections and capacity in the City as well as storm drain system improvements.  
The fee will also contribute to cable improvements necessary to support new development.  

Transportation Improvements – the DIF will fund needed additions and improvements to 
roadways to accommodate future traffic volumes projected as a result of new development. 
Improvements include new roadways, roadway improvements, intersection improvements, 
streetscaping, enhanced pedestrian infrastructure, a new downtown garage and other 
improvements. 

DIF  L eg a l  Conte xt  

This Report is designed to provide the necessary technical analysis supporting a schedule of fees 
to be established by an Impact Fee Ordinance and Resolution.  The City will need to approve a 
DIF Ordinance that enables the collection of fees for capital facilities, pursuant to AB 1600 and 
Government Code Section 66000 et seq.  As noted, AB 1600 is codified California Government 
Section 66000 et seq., which sets forth the procedural requirements for establishing and 
collecting development impact fees. These procedures require that "a reasonable relationship, or 
nexus, must exist between a governmental exaction and the purpose of the condition." 

The key requirements of AB 1600 that determine the structure, scope, and amount of the 
proposed DIF Program are as follows:  

Collected for Capital Facility and Infrastructure Improvements Only.  Development 
impact fee revenue can be collected and used to cover the cost of capital facilities and 
infrastructure that are required to serve new development in the City.  Impact fee revenue 
cannot be used to cover the operation and maintenance costs of these or any other facilities 
and infrastructure.   
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Used to Fund Facility Needs Created by New Development Rather than Existing 
Deficiencies.  Impact fee revenues can only be used to pay for new or expanded capital 
facilities needed to accommodate growth.  Impact fee revenue cannot be collected or used to 
cover the cost of existing deficiencies in the City’s capital facilities or infrastructure.  In other 
words, the cost of capital projects or facilities that are designed to meet the needs of the 
City’s existing population must be funded through other sources.  Thus, the DIF Program 
funding may need to be augmented by the City and other revenue sources to meet overall 
funding requirements. 

Fee Amount Must Be Based on a Rational Nexus.  An impact fee amount must be based 
on a reasonable nexus, or connection, between new development and the needs and 
corresponding costs of the capital facilities and improvements needed to accommodate it.  
The costs associated with improvements that serve the needs of both new development and 
the existing population and employment are split on a “fair share” basis according to the 
proportion attributable to each.  As such, an impact fee must be supported by specific 
findings that explain or demonstrate this nexus or relationship.  In addition, the impact fee 
amount must be structured such that the revenue generated does not exceed the cost of 
providing the facility or improvement for which the fee is imposed. 

Sum ma r y  o f  M a x imum  A l lo wa b le  Fees   

Table 1 summarizes the City’s maximum allowable development impact fee schedule for the 
capital facility and equipment needs evaluated in this Nexus Study.  As noted above, the City can 
adopt fees below these maximum nexus-supported levels based on policy considerations.  The 
nexus documentation and maximum allowable fee levels for the affordable housing and 
commercial linkage fees are provided under a separate cover.  

Table 1 Summary of Maximum Fee Calculations* 

These development impact fees apply to new residential and nonresidential development based 
on a “fair share” allocation of specified capital facility and equipment costs.  The maximum fee 
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estimates include a 2 percent fee program administration fee, consistent with other Mitigation 

Fee Act program administrative costs in many other California jurisdictions.4   

Es t ima ted  DI F  Revenues  Throug h  Bu i l d - ou t  

Table 2 provides an estimate of the total capital facility funding generated by the maximum 
allowable DIF program through buildout.  These revenue projections are based on buildout 
assumptions described in Chapter 2 of this Report.  As shown, the proposed DIF program would 
generate revenue to cover almost 30 percent of the total capital facilities identified in the fee 
program.  The City must find other sources of revenue to cover the remaining costs.  
Additionally, it should be noted that DIFs represent a relatively “lumpy” and unpredictable source 
of annual income due to cyclical nature of real estate development.  That being said, the City 
may be able to use developer reimbursements, loans from the General Fund, issuing debt and 
other funding resources and mechanisms to facilitate delivery of needed capital facilities and 
infrastructure during times when development is slow. 

Table 2 Revenue Projections and Need for Outside Funding 

                                            

4 The 2 percent administration cost is designed to cover expenses for preparation of the development 
impact fee and subsequent updates as well as the required reporting, auditing, collection and other 
annual administrative costs involved in overseeing the program.  Development impact fee programs 
throughout California have applied similar administrative charges.  
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2. SUMMARY OF METHODOLOGY AND KEY ASSUMPTIONS

This section provides a brief overview of the nexus methodology, the key assumptions, and the 
approach for allocating future capital facility needs between new and existing development and 
by land use category.  It also summarizes the demographic and land use projections underlying 
the fee. Subsequent chapters provide more detailed calculations for each DIF category.  

Summ a ry  o f  M ethod o log y  

While the nexus methodology employed in this study varies by fee category as appropriate given 
the range of capital facilities and improvements covered, there are a number of basic steps 
common to all.  Specifically, for each fee category, EPS has applied the following general steps to 
calculate the nexus-supported fee amounts:

1. EPS established an estimate of existing and future development in San Bruno through 
buildout of the current General Plan (i.e., through 2040) using a variety of third-party 
sources, as described in the subsequent section. 

2. The EPS consultant team identified the universe of new infrastructure and capital facility 
improvements needed to serve both existing and future development based on interviews 
with City staff and analysis of existing city facility capacity and service standards.  

3. EPS consultant team developed cost estimates for the capital facility estimates described in 
step 2 above.  These costs estimates were developed based on information provided by City 
departmental staff as well as additional research and in-house knowledge of the EPS 
consultant team. 

4. EPS allocated the capital facility costs identified in step 3 above between existing and new 
development to determine the share included in the DIF program.  These allocation shares 
were determined in a variety of ways, dependent on the given improvement, available data, 
and City guidance.  In some cases where the facility or improvement is entirely triggered by 
new development, the costs are allocated 100 percent to the DIF program.  In cases where 
the improvement is expected to service both the existing population and the future 
population equally, the share of costs attributable to new development are based on the 
City’s current versus future service population. In other cases, the City provided more 
detailed data (i.e. calls for service) or an existing deficiency approach was more appropriate 
(i.e. wet utilities). These cost allocation assumptions are documented in subsequent sections.  

5. Once costs have been allocated between new and existing development, they are further 
distributed among residential and commercial uses.  This process is dependent on facility or 
improvement type and the associated service population.  For many improvements, costs are 
distributed based on ratios of residents to employees at General Plan buildout (as described 
further below).  Some categories utilize alternative methodologies, like transportation and 
wet utilities where costs are allocated based on trip rates and water usage assumptions, 
respectively.  



San Bruno Development Impact Fee Nexus Study 
Administrative Report 11/30/2018 

Economic & Planning Systems, Inc. 6 P:\161000s\161077SanBrunoFee\Report\161077_SanBruno_NexusReport_113018.docx

6. Once costs are allocated to residential and commercial uses, each cost category is divided by 
the total residential or employment population to arrive at a “cost per resident” or “cost per 
employee”. The cost per user is multiplied by the people per household or trip rate factor for 
each residential fee category or by the employment density or trip rate factor for each 
commercial fee category. For wet utilities the fee is calculated directly to costs per square 
foot or unit based on a Gallons per Day (GPD) by land use category factor.  

7. A 2 percent charge is added to the fee cover the cost of administering the fee program.  The 
fee plus the 2 percent administration charge determines the maximum fee amount by land 
use.  

Demo gra ph i c  a nd  La nd  Use  Ass um p t ions  

This section describes the demographic and land use assumptions utilized in this study for both 
existing and future General Plan buildout conditions (i.e., through 2040).  The estimates are 
used for the following primary purposes in the fee calculation: 

Estimates of existing population and employment levels are used to formulate service 
standards for specific capital improvement categories as well as to ascertain existing needs 
relative to existing standards. 

Estimates of future population and employment growth in the City are the basis for 
determining the future need for some of the capital facilities which can be appropriately 
funded by the fee.  

Estimates related to population and employment density (e.g., persons per household or 
employees per square foot) are used to allocate costs between land use categories.  

Population and Employment Growth Projections 

This fee study relies on estimates of projected growth in the resident and employee population 
likely to occur by a buildout year of 2040.  Given the variety of potential outcomes, this analysis 
is based on the average of a variety of third-party sources.   Specifically, population and 
employment estimates used herein were derived from the General Plan, the Transit Corridors 
Plan, ABAG, and the C/CAG Model.  As summarized in Table 3, this approach results in a total 
population of 51,161 and total employment of 17,165 at buildout.  This equates to an increase of 
9,076 residents and 4,803 jobs, representing a 20 percent and 40 percent increase over existing 
conditions, respectively. 

It should be noted that the development projected for the Bayhill Specific Plan area has not been 
explicitly accounted for in the current growth projections.  The land use program for the Specific 
Plan area has not yet been finalized. Moreover, the growth projections associated with City-wide 
impact fee programs represent long-term forecasts and should not be overly dependent on any 
single development. 



San Bruno Development Impact Fee Nexus Study 
Administrative Report 11/30/2018 

Economic & Planning Systems, Inc. 7 P:\161000s\161077SanBrunoFee\Report\161077_SanBruno_NexusReport_113018.docx

Table 3 Existing Development and Future Development at Buildout  

Service Population Calculations 

The DIF is largely predicated on calculations that translate the population and employment 
projections provided above into estimates of existing and future “service populations.”  The 
“service population,” in turn, is derived from assumptions that compare residents and employees 
based on the relative service demands or typical service profiles of each, as further described in 
the following chapters.   

While the service population characterization can differ by infrastructure category, in cases 
where detailed estimates are not available, EPS has relied upon a default service population 
calculation. This calculation is based on the City’s existing “daytime population” as derived using 
the City’s existing residents, employees, and commute patterns for each to estimate the relative 
time spent within the City.  This approach is used to derive an employee to resident equivalency 
that can be used to allocate costs between existing and new growth and between residential and 
commercial development.  

As illustrated in Table 4, the City’s existing population, employment, and commute patterns 
suggest a total service population of 51,757. The service population is composed of 46,085 
residents and 12,362 employees, with each employee equivalent to .46 residents (e.g., the 
typical service demand of an employee is slightly less than half that of a resident).  At buildout, 
the service population is projected to reach 63,037, with new growth accounting for about 18 
percent of the service population total at that time.  New residents are estimated to account for 
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approximately 80 percent of the growth in service population while new employees account for 
the remaining 20 percent.  These proportions are used to allocate costs for many of the facilities 
included in the DIF, unless otherwise indicated.  

Table 4 Service Population Estimate  

Land Use Density Assumptions 

In addition to the demographic calculations described above, the DIF also utilizes assumptions 
related to population and employment densities by land use type.  Specifically, DIF improvement 
cost estimates per capita or per job are converted to fee rates per unit or square foot based on 
average persons per household and square foot per employee factors. These assumptions are 
summarized in Table 4 and rely on a blend of General Plan and Department of Finance (DOF) 
assumptions that are summarized in Table 5.

Weight 2

Formula   a b c = b * c  d = d - a

Normalized to 100% 3 45.9%

Weighted 
Average
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Table 5 Average Household Size and Employment Density Assumptions 
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3. COMMUNITY FACILITIES

This Chapter describes the technical methodology for the Community Facilities fees which 
includes both park facilities, a Recreation & Aquatics Center, the park corporate yard, and the 
library. It is assumed that both residential and nonresidential development will pay community 
facilities fees.   

Pa rks

Future Parks Needs and Costs 

The amount of new park land and facilities needed to serve future development is based on the 
City’s existing service level.  Table 6 shows the inventory of existing parks and recreation 
facilities based on information provided by City staff. In addition to City owned park facilities, the 
estimate includes park land where the School District has joint-use agreements that allow access 
and use by the general public when not in use for school activities. These joint-use facilities 
include Crestmoor High School, Parkside Intermediate School, and Belle Air Elementary School.  
To account for this public usage, EPS has accounted for only the share of hours that these joint-
use facilities are publicly accessible by discounting school hours. 
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Table 6 San Bruno Existing Park Inventory and Service Level 

Table 7 calculates the cost of providing the park facilities necessary to accommodate future 
service population growth based on the existing service level.  As shown, San Bruno’s existing 
93.6 acres of publicly accessible park land corresponds to a service standard of 1.81 acres per 
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1,000 service population.  This ratio is applied to the projected growth in the City’s service 
population to estimate future facility needs. 

The park fee estimate is also driven by costs, including estimated average per acre land value 
costs for parkland and average per acre costs of improvements. The costs of acquiring land for 
parks and costs of improving parkland vary on a project-by project basis. The City directed EPS 
to base the parkland acquisition and improvement costs on finals costs for the recently 
completed Florida Avenue Park. When this service standard is combined with the cost estimates 
(described above), an average cost of $3,758 per new service population is estimated for 
parkland improvements including land acquisition and park improvements. These assumptions 
result in the total cost of $42.4 million, as shown in Table 7.

Table 7 Total Cost to Serve New Service Population at Buildout 

Cost Allocation and Fee Calculation 

The final step in the park facility calculation is to allocate costs between residential and 
nonresidential development.  Service population is a metric that considers both residents and 
workers that captures their relative demand for capital facilities. The service population includes 
both residents and employees since both are assumed to use and benefit from the City’s park 
facilities(in terms of park utilization, one resident is equavalent to approximately 0.46 
employees).  As calculated in Chapter 2, about 80 percent of the City’s projected 11,280 growth 
in service population is attributable to population growth, with the remaining 20 percent 
attributable to job growth (see Table 4).   

Table 8 allocates the $40 million in future park facility costs based on the relative share of 
service population growth attributable to new residents and employees respectively.  The Park 
component of the Community Facilities fee is then calculated based on assumptions related to 

a

b

c=b/(a/1,000)

d

e=d*(c/1000)

a
b

c=a*b
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persons per household for residential and employees per square foot for commercial land uses.  
The amounts shown include a 2 percent administrative fee. 

Table 8 Maximum Parks Fee Calculation 

O ther  Com muni ty  Fac i l i t i es  

Future Facility Needs and Costs  

Based on direction from City of San Bruno staff, the Community Facilities development impact 
fee category also includes consideration of a new recreation facilities, a park corporation yard, 
and a library. Table 9 provides the total estimated capital costs for these community facility 
improvements included in the development impact fee program. As shown, the approximately 
$76.8 million in cost estimate is based on a variety of previously completed City studies. 
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Table 9 Other Community Facilities Improvement Costs 

Cost Allocation and Fee Calculation 

Unlike park facilities, the additional items included in the Community Facilities fee are needed to 
serve both City’s existing and future service population.  Consequently, the costs allocated to 
new development are based on the growth in service population as a percentage of the total 
service population at buildout.  Moreover, the library service population deviates slightly from 
parks and recreation facilities due to slightly different user profile.  Specifically, City staff 
presented data that suggests an employee to resident equivalency of approximately .33 (e.g., a 
typical employee generates about one-third the demand of a resident). 

Table 10 calculates the growth in the service populations for the library and other Community 
Facilities as a basis for allocating costs to future growth and by land use.  As shown, the service 
population estimates for all the Community Facility infrastructure categories except library are 
identical to the calculations presented in Table 4 (resulting in a service population growth that 
represents about 18 percent of the buildout total).  For library facilities, the service population is 
similar but slightly lower, with service population growth representing about 17.5 percent of the 
buildout total. 
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Table 10 Community Facilities Service Population Growth Assumptions

Table 11 allocates the $76.8 million in Library and other Community Facilities infrastructure 
costs to the DIF based on the relative share of service population growth attributable to new 
residents and employees respectively.  The fees are then calculated based on assumptions 
related to persons per household for residential and employees per square foot for commercial 
land uses.  The amounts shown include a 2 percent administrative fee. 
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Table 11 Maximum Other Community Facilities Fee Calculations 
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Tot a l  Co mm un i t y  Fac i l i t i es  Fee  

The total community facilities fee combines both the maximum fees estimated for the City’s 
parks and the City’s other community facility needs as shown in Table 12.

Table 12 Maximum Community Facilities Fee*
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4. PUBLIC SAFETY

This Chapter describes the technical methodology for calculating both portions of the Public 
Safety fees, which include both Police fees and Fire.  It is assumed that both residential and 
nonresidential development will pay the Public Safety fees.   

Po l i ce

Cost Estimates  

The costs associated with police activities fall into four categories: upgrades and additions to 
police facilities, facilities for the emergency response planning and exercise department, 
technology upgrades, and vehicle costs. EPS, in consultation with City Staff, has estimated the 
costs for specific upgrades and additions to help the police department serve new growth in the 
City.  These include: 

Expansion of the Evidence Room including safety upgrades and a replacement blood drying 
cabinet, 

Upgrades to the Dispatch Center, including a replacement console, 

Creation of a satellite police substation, 

Support of the Emergency Response Planning and Exercise program, and 

Upgrades to technology, including surveillance and tracking technology and mobile license 
plate reader technology 

In addition, the Police Department will require replacement of vehicles as typical wear and tear 
occur. The total cost of police vehicles is based on the replacement schedule of existing police 
vehicles as provided by the Police Department. The Department reported that the number of 
vehicles they currently own would be sufficient to serve new growth, but must be replaced with 
time. This replacement schedule can be found in Appendix A. The cost estimates for the above 
items are summarized in Table 13 and sum to $6.3 million. 
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Table 13 Police Department Capital Cost Summary 

Cost Allocations and Fee Calculations 

Improvements listed in Table 13 will serve the existing service population and new growth. 
Therefore, the total cost estimate of $6.3 million is allocated in a fair share proportion to both 
the existing and new service population.  Table 14 shows how calls for service data have been 
used to allocate police costs between new and existing development and between residential and 
nonresidential land uses. 

The calculations in Table 14 are based on data related to the calls for service generation rates 
association with residential, retail, and other commercial uses respectively, as derived from 
Police Department data of selected neighborhoods (see Appendix A for further detail). These 
rates are then converted to average calls per residence and per job which are then applied to the 
projected growth in both, as described in Chapter 2.  The results suggest that future service 
population growth will account for about 25 percent of police service calls at buildout, with about 
50 percent attributable to new residential uses and 44 percent attributed to employment (the 
remaining 6 percent is not attributable directly to development).  
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Table 14 Police Calls for Service Allocation Assumptions 

Table 15 uses the results of the call for service cost allocation analysis described above to 
calculate the police fees by land use. The calculations result in a cost per call estimate of 
approximately $150 for new development which is then applied to the call for service generation 
rates by building type to generate a maximum fee (including a 2.0 percent administrative fee). 

Formula Formula

a
w = (p + s) * 

(1+u)

b b
c o

d = b * c p = b * o
 = d / a = p / w

2 e
Retail Square Feet 3 f
Annual Calls Attributable to Retail g = e * f

h
Other Commercial Square Feet 3 i
Annual Calls Attributable to Other Commercial j = h * i

k q
Avg. Call per 1,000 employee l = 1,000*(g + j)/k l
Total Calls attributable to jobs m = k * l / 1,000 s = q * l / 1,000
% of calls attributable to Jobs  = m / a = s / w

n t = w -p - s
 = n / a u

v = w / (a + w)
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Table 15 Maximum Police Fee Calculation 

F i re  

Capital Needs and Costs  

The City Fire Department provided information on the capital facility needs and costs required to 
serve both existing and future residents. The costs generally fall into two categories: 
construction and design of two fire stations (Station 51 & 52) and vehicle purchase and life-cycle 
costs. In particular, the City has provided cost estimates for two new fire stations, Fire Station 
51 and Fire Station 52 that will be needed to accommodate new growth at buildout.  The cost 
estimates for the stations as well as the cost for vehicles are summarized in Table 16 
(Appendix A provided further detail on vehicle needs and costs).  
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Table 16 Fire Department Capital Facility Needs and Costs 

Cost Allocations and Fee calculations 

The total estimate of $25.7 million for fire improvements is allocated to new development based 
on maintaining the same level of service for new development as is currently provided to existing 
residents. The portion of fire capital costs allocated to new development is based on the growth 
in the City’s service population relative to the total City service population at buildout.  Service 
population is determined by the resident and employment estimates with employees adjusted by 
a factor of 0.459 percent based on estimated time spent in the City, as described in Chapter 2.

Table 17 allocates the $25.7 million in Fire Department facilities to the DIF based on the relative 
share of service population growth attributable to new residents and employees respectively.  
The fees are then calculated based on assumptions related to persons per household for 
residential and employees per square foot for commercial land uses.  The amounts shown include 
a 2 percent administrative fee. 
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Table 17 Maximum Fire Fee Calculations 

To ta l  P ub l i c  Sa fe t y  Fee  

The total Public Safety fee combines both the maximum fees estimated for the Police and Fire 
fees as shown in Table 18.

Table 18 Maximum Public Safety Fee 
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5. GENERAL GOVERNMENT

The General Government portion of the DIF covers facility needs associated with a number of 
City government departments that provide a range of public services to residents and 
businesses.  Since most City services serve the needs of both residents and businesses, it is 
assumed that both residential and nonresidential development will pay a general government 
impact fee.  

Cos t  Es t im ates  

City staff provided information on the General Government capital facility needs and costs 
required to serve both existing and future residents.  In particular, cost estimates were 
developed for improvements to the City’s Corporation Yard, a new City Hall building, technology 
upgrades, and city vehicle costs. Table 19 below shows the capital costs associated with each.  
Appendix A provides further detail into the cost estimating methodology used for the new City 
Hall and the cost of city vehicles.  

Table 19 General Government Capital Cost Summary 

Cos t  A l lo ca t i o ns  a nd  Tec hn ic a l  Ana lys i s  

The General Government improvement costs listed in Table 19 would serve the existing service 
population and new growth. The total estimate of $42.4 million for General Government 
improvements is allocated to new development based on maintaining the same level of service 
for new development as is currently provided to existing residents. The portion of General 
Government capital costs allocated to new development is based on the growth in the City’s 
service population relative to the total City service population at buildout.  Similar to the 
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methodology for Fire, the service population is determined by the resident and employment 
estimates with employees adjusted by a factor of 0.459 percent based on estimated time spent 
in the City, as described in Chapter 2.

Table 20 allocates the $42.4 million in General Government facilities to the DIF based on the 
relative share of service population growth attributable to new residents and employees 
respectively.  The fees are then calculated based on assumptions related to persons per 
household for residential and employees per square foot for commercial land uses.  The amounts 
shown include a 2 percent administrative fee. 

Table 20 Maximum General Government Fee Calculations 
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6. UTILITIES

This Chapter establishes the maximum Utilities fees which include Wet Utility fees and Cable 
Utility fees. This section describes the technical methodology for calculating both portions of the 
Utilities fees. It is assumed that both residential and nonresidential development will pay these 
fees.   

We t  Ut i l i t i e s  

This section provides an overview of the existing San Bruno wet utilities systems, necessary 
improvements to accommodate new growth in the City, the costs associated with those 
improvements, and the portion of those costs to be included in the DIF program.  The 
information is largely based on an analysis performed by West Yost Associates on April 19, 2017. 

Facility Needs and Cost Estimates 

The capital projects included in the wet utilities fee are derived from the 2012 Water System 
Master Plan (WSMP) (West Yost Associates, 2012) and the 2014 Storm Drain Master Plan (SDMP) 
(GHD, 2014). Capital costs were updated based on an Engineering News Record Construction 
Cost Index (ENR CCI) that is specific to San Francisco, with all costs shown escalated to current 
dollars (ENR CCI = 11696).   

West Yost has developed cost estimates for improvement projects that will serve new 
development.  These projects, along with rounded cost estimates, are shown in Table 21.  The 
share allocated to new development is based on existing deficiencies as estimated by West Yost 
Associates. Under the given inputs and assumptions, roughly 54 percent of total water projects 
costs, or $13.2 million and roughly 20 percent of storm drain projects costs, or $3.3 million, will 
be included in the DIF program to serve new growth in the City.   



San Bruno Development Impact Fee Nexus Study 
Administrative Report 11/30/2018 

Economic & Planning Systems, Inc. 27 P:\161000s\161077SanBrunoFee\Report\161077_SanBruno_NexusReport_113018.docx

Table 21 Summarized Wet Utility Projects and Costs Allocated to DIF Program 

Water Improvement Cost Allocations and Fee Calculations  

The share of water costs allocated to new development, as shown in Table 21, are allocated by 
land use based on Gallons per Day (GPD) usage assumptions and growth projections.  Each land 
use is associated with a standard usage rate on a per unit or per square foot basis that allows for 
a calculation of average net water usage that is then applied to population and employment 
projections. The DIF Water Utilities program cost of $13.2 million is then allocated to residential 
and non-residential uses based on the projected growth in water usage by each category. As 
illustrated in Table 22, future residential uses are estimated to account for 30 percent of new 
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usage and non-residential uses are expected to account for 70 percent of new usage. The $444 
per resident cost estimate is calculated by dividing the amount allocated to residential uses by 
the expected population growth.  For non-residential uses, the allocated costs are divided by the 
expected growth in water usage which is calculated by multiplying employment growth by 
average gallon per day water usage. The resulting $10.30 per gallon per day estimate is then 
applied to the GPD assumptions by land use type to calculate per unit and per square foot fees, 
based on usage, as shown in Table 22.

Table 22 Estimated Water Project Cost Allocation and Maximum Fees 

Storm Drain Improvement Cost Allocations and Fee Calculations  

Storm Drain Project costs are allocated amongst new and existing development by West Yost, as 
seen in Table 21 to result in 20 percent of total costs, or $3.3 million, included in the DIF 
program. Table 23 allocates the $3.3 million in Storm Drain improvements to the DIF based on 
the relative share of service population growth attributable to new residents and employees 
respectively.  The fees are then calculated based on assumptions related to persons per 
household for residential and employees per square foot for commercial land uses.  The amounts 
shown include a 2 percent administrative fee. 

Residential Non-Residential
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Table 23 Allocation of Storm Drain Project Costs and Fee Calculation 

Ca b le  U t i l i t i es  

The City of San Bruno currently operates a cable utility service that supplies internet, TV, and 
digital phone services to residents and businesses located in the City.  In order to continue to 
provide this service, the City needs to address upgrades that will allow for greater capacity and 
better-quality service.  

Cost Estimate 

The cable utility improvements included in the DIF program have been identified by City staff 
due to their relationship to new growth in the City.  Staff provided all information regarding the 
estimated costs summarized in Table 24.  The two components included in the Cable Utilities 
category are as follows: 

Cable System Upgrade Program: The replacement of internet routing systems used by all 
commercial businesses, the City of San Bruno networks, schools and residential Internet 
customers. This capital improvement is necessary to ensure continued reliable service and 
deliver citywide upgrades to performance. 
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Fiber to the Home (FTTH): This project includes replacement of all outside wiring, removal 
of field electronics, and the installation of fiber optic cable related equipment inside each 
customer's home to provide advanced technology services.  These include telephone, TV, 
home security, TV Everywhere services, Wi-Fi services and high-speed internet service up to 
Gigabit speeds.  This capital improvement will replace the current system, which is operating 
at near maximum capacity and has limited ability to provide additional services to new 
customers. 

Table 24 Cable Utilities Cost Summary 

Cost Allocations and Technical Analysis  

The Cable Utility improvement costs including the Cable System Upgrade and the Fiber to the 
Home programs listed in Table 24 would serve the existing service population and new growth. 
As a result, the total cost of $13.9 million is allocated in fair share proportion to existing service 
population and new service population. The portion of Cable Utility capital costs allocated to new 
development is based on the growth in the City’s service population relative to the total City 
service population at buildout.  Similar to the methodology for Fire and General Government, the 
service population is determined by the resident and employment estimates with employees 
adjusted by a factor of 0.459 percent based on estimated time spent in the City, as described in 
Chapter 2.

Table 25 allocates the $13.9 million in Cable Utility facilities to the DIF based on the relative 
share of service population growth attributable to new residents and employees respectively.  
The fees are then calculated based on assumptions related to persons per household for 
residential and employees per square foot for commercial land uses.  The amounts shown include 
a 2 percent administrative fee. 
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Table 25 Maximum Cable Utilities Fee Calculation 

To t a l  Ut i l i t i es  Fe e  

The total Utilities fee combines both the maximum fees estimated for the City’s Wet Utilities and 
the City’s Cable Utilities as shown in Table 26.  

Table 26 Maximum Utilities Fee 



Economic & Planning Systems, Inc. 32 P:\161000s\161077SanBrunoFee\Report\161077_SanBruno_NexusReport_113018.docx

7. TRANSPORTATION

This section describes the methodology and assumptions used to calculate the transportation 
component of the San Bruno Development Impact fee program. The analysis and assumptions 
used in this fee setting process are largely a product of transportation consultant, TJKM.  Their 
original analysis (prepared May 8, 2017) has been updated by EPS, as necessary, to reflect 
changes in the list of projects to be included in the fee program.  As previously discussed, certain 
components of this fee category require an alternative methodology based on trip rates rather 
than service population growth.  

Tra nsp or ta t i on  P ro jec ts  a nd  Cos t  

EPS and TKJM worked with City staff to prepare a list of potential transportation projects to be 
included in the DIF.  A description of each project and their estimated cost is provided in 
Table 27. The cost estimates are based on input form City staff and additional EPS research, as 
indicated.  

Cos t  A l lo ca t i on  

The allocation of transportation cost between existing and new development is based on two 
methodologies, as follows: 

1. Future vehicle trips attributable to growth in San Bruno: For this methodology, the cost of 
future transportation projects needed to serve growth in the City is derived using an auto trip 
generation methodology, wherein standard trips rates are used to calculate the number of 
trips that will be generated by new development in the City. This methodology is applied to 
transportation improvements that can be directly attributable to vehicle trips. 

2. Growth in service population: For this methodology, the cost of future transportation projects 
needed to serve growth in the City is based on the share of the City’s service population, as 
described in Chapter 2, which is attributable to growth at buildout. As calculated in Table 4,
the new service population is expected to account for about 18 percent of the City’s total 
population at build-out. 
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Table 27 Transportation Projects, Estimated Costs, and Source of Cost Estimate

Table 28 calculates the growth in vehicle trips in the City for use in the cost allocation 
methodology #1 above. As shown, the projected growth in population and employment is paired 
with an appropriate PM peak hour trip rate, as found in ITE’s Trip Generation, 9th Edition.  Under 
this methodology, there is expected to be approximately 8,357 new trips associated with new 
growth in the City.  These new trips will represent 21 percent of total trips at buildout.  This 
percentage is used to allocate the cost of selected transportation projects between the City’s new 
and existing service population.   
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Table 28 Existing and Projected Growth and Trip Generation

Table 29 further details the cost allocation amounts and the cost allocation rationale for each 
project and the total estimated Transportation Impact Fee (TIF) cost. The cost allocation has 
conservatively been set at 21 percent for all projects where impact is assumed to be generated 
by vehicle traffic and 20.6 percent for all projects where impact is assumed to be generated by 
pedestrian traffic, under the assumption that all projects will, in turn, benefit the City as a whole.  
The DIF Cost column is reflective of the cost allocation factor applied to the estimated project 
cost to result in the total amount that will be included in the transportation impact fee program.  

Share of New Trips (Buildout) 2



San Bruno Development Impact Fee Nexus Study 
Administrative Report 11/30/2018 

Economic & Planning Systems, Inc. 35 P:\161000s\161077SanBrunoFee\Report\161077_SanBruno_NexusReport_113018.docx

Table 29 Transportation Project Costs and Allocation Assumption 

Ma x im um Fee  Ca l c u la t i o n  

To calculate appropriate fees that are allocated fairly among new development land use 
categories, EPS uses the cost per trip calculated in Table 29 and the trip rates found in the ITE 
Trip Generation, 9th Edition, to estimate the fee amount by land use. Table 30 shows detailed 
land use categories, trip rates, and calculated fee rates (inclusive of a two percent administration 
fee).
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Table 30 Calculated Fee Amounts
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8. DIF IMPLEMENTATION AND ADMINISTRATION

This Chapter describes implementation and administrative issues and procedures to be 
addressed by the City of San Bruno through a DIF Ordinance and other mechanisms. It 
addresses matters related to DIF approval, program administration (e.g., fee amount, collection 
and accounting procedures, exemptions, etc.), and securing supplemental funding. In most 
cases, the City will adopt an Ordinance that addresses the primary implementation and 
administrative issues and procedures associated with the DIF, as well as a resolution that sets 
the fee and allows periodic adjustments over time.  

Ap pr ov a l  P ro cess  

The DIF and corresponding fee schedule will need to be adopted by City Resolution and 
Ordinance. The City DIF Ordinance will allow the City Council to adopt a fee schedule consistent 
with supporting technical analysis and findings provided in this Report.  The Ordinance approach 
to setting the DIF fee will allow periodic adjustments of the fee amount that may be necessary 
over time, without amending the enabling the Ordinance.   

The DIF Ordinance will clearly define the DIF program policies and procedures as discussed 
further below.  The DIF program policies and procedures may differ from other City development 
impact fees (e.g., the Affordable Housing fee). 

Fee  Amo unt  and  Co l l ec t i o n  

As noted, the actual fee levels by land use will need to be approved by the City Council but 
cannot exceed the maximum allowable fees calculated herein. Other fee collection considerations 
are described below. 

Applicable Land Uses 

All new development that occurs within the City of San Bruno, except as specifically exempted by 
the DIF Ordinance, shall pay the DIF based on an approved Fee Schedule made available by the 
City and updated periodically. The amount will vary by land use, as described in the Nexus 
Study.  While the maximum fee amount will be determined by the AB 1600 Nexus Study, the 
City may elect to charge less for a variety of reasons.   

It is possible that certain projects may not fit neatly into the land use categories defined in the 
fee schedule.  In cases where such ambiguity exists, the City Manager or an authorized 
representative will need to make a determination as to the applicable fees. The Fee Ordinance 
can articulate guidelines for resolving discrepancies and/or disputes.  For example, it may include 
the option for applicants to furnish information or analysis that will justify their project’s inclusion 
in a particular land use category and/or a lower fee based on verifiable trip generation rates or 
other factors.  

Fee Escalation 

The City Fee Ordinance will allow for an automatic adjustment of the DIF to keep pace with 
inflation adjusted increases in construction cost.  This allows the fee level to keep pace with 
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inflation without requiring an annual approval process.  This adjustment should be based on a 
trusted cost index published annually. There are a variety of sources available, including 
Engineering News Record (ENR), the Bureau of Labor Statistics (BLS) and Saylor, among others. 
ENR’s CCI has been published consistently every month since 1913 for 20 U.S. cities and a 
national average of the 20 cities. As such, it is one of the most reliable and consistent indices 
that track trends in construction costs.  

Timing of Payment  

While the City DIF Ordinance will specify the timing for DIF payments, the generally accepted 
practice in most California cities is to have the fee payment due upon issuance of a building 
permit, unless otherwise indicated or allowed.  Some other jurisdictions require DIS payment 
upon time of occupancy. 

Fee  C red i t s ,  Re imb ursem ents ,  a nd  Exem pt io ns  

Impact fee programs frequently allow developers subject to the fee to obtain fee credits, 
reimbursements, and/or adjustments under certain and limited circumstances as determined by 
the City’s Impact Fee Ordinance.  Fee credits, reimbursements, or adjustments are generally not 
allowed by right but rather should be subject to discretionary review and approval by the City to 
ensure that they are warranted and appropriate. 

Fee Credits 

Impact fee ordinances frequently allow for fee credits if a developer provides a particular facility 
or improvement that replaces facilities that would have otherwise been funded in whole or in part 
by the DIF.  For example, the City may elect to offer a fee credit to developers who provide 
transportation related improvements, consistent with those specified in the current DIF program.  
The fee credit is usually equal to the most current cost estimate of the infrastructure item (as 
defined by annual cost review or other recent evaluation of cost) regardless of the actual cost to 
construct. The City’s Ordinance will allow for fee credits under specific terms.  

Fee Reimbursements 

Fee reimbursements are typically considered for developers who contribute more funding and/or 
build and dedicate infrastructure items that exceed their proportional obligation, especially if the 
project funded is a priority project.  Such reimbursements should be provided as fee revenue 
becomes available and should include a reasonable factor for interest earned on the reimbursable 
amount.  It should not compromise the implementation of other priority capital projects.  A 
provision for including such interest payments as additional costs in subsequent fees can also be 
included in the Ordinance. 

Fee Exemptions and Other Adjustments 

The City may elect not to impose fees for certain categories of development or on a project by 
project basis, though alternative funding sources to offset a loss in fee revenue should be 
considered in this context.  Likewise, the City may enter into a Development Agreement that 
specifically exempts or adjusts all or a portion of the City fees, including its application.  

Generally speaking, cities consider waiving all or portions of a fee if it can be determined that a 
proposed project will have minimal or no impact on the improvements or facilities for which the 
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Fee is collected. Additionally, cities sometimes allow for fee exemptions for certain types of uses 
such as projects developed for use by not-for-profit organizations or other public benefits (e.g., 
affordable housing). By way of example, jurisdictions often exempt or adjust fees for the 
following types of projects, subject to City review and approval.  

1. Any internal or external alteration or addition to an existing structure that increases total 
floor area (including outside storage) by more than a specified percent (e.g., 10). This 
exemption may not apply when the alteration or addition facilitates a change to more 
intensive use (e.g., one that generates additional vehicle trips).  Some jurisdictions have 
further specified the number of expansions permitted under this exemption (e.g., no more 
than one expansion may qualify for this exemption in any ten (10) year period).  

2. Any replacement or reconstruction of any structure that is damaged or destroyed as a result 
of fire, flood, explosion, wind, earthquake, riot, or other calamity or act of God.  This 
exemption would not apply to the portion of a building replaced or reconstructed that 
exceeds the documented total floor area or change the use at the time of its destruction.   

3. Any structure has been vacant for less than a specified period of time (e.g., one to three 
years), assuming the new tenant(s) are of a similar nature in terms of their impact on capital 
facilities.  

4. New development that replaces existing development may be eligible for a Fee adjustment to 
the extent that the facilities to be funded by the new development are already provided to 
the existing development provided the existing development has not been removed more 
than one year.  For example, a 20,000-square foot office building that is replaced by a 
40,000 square foot office building could receive up to a 50 percent credit in the Fee (20/40 = 
50%). City staff will determine the amount of the Fee credit at the time a site plan is 
submitted to the City. If a structure is replaced with a denser land use, such as replacing 
single family residences with a commercial building, an incremental fee will generally apply.  

5. Any replacement of a structure and use, in kind, providing that the property owner can 
document that the structure was legally in existence at the time the Fee was adopted.  

6. Residential accessory structures, as defined by the City’s Municipal Code.  

7. Public facilities, as defined by the City’s Municipal Code.  

8. Any temporary structure approved in accordance with the Municipal Code for a period not to 
exceed a specified period (e.g., thirty (30) days in any calendar year).  In some cases, 
temporary buildings that are authorized for more than thirty (30) days in any calendar year 
shall be required to pay the Fee.  But when the building is removed at a later date, the Fee, 
or a portion thereof, may be refunded or credited to a permanent structure in the Project 
Area. All refunds are subject to a deduction of appropriate administration fees.  

9. Upon approval by the City Council of the City of San Bruno, a portion of the fee may be 
reduced for housing development approved for very low-income occupants, as defined by the 
State Department of Housing and Community Development (HCD), in accordance with the 
Municipal Code (affordable housing incentives).  
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The following are examples of times that the Fee may be collected for land uses that could be 
potentially classified as exempt from the fees.  

1. Any project listed as exempt but which nonetheless, in the opinion of the City Manager, 
increases the demand upon city facilities funded by the Fee. The City Manager may pro-rate 
the amount of the fee based upon the project’s anticipated impact upon the subject facility or 
facilities.  

2. Illegal facilities and buildings, constructed prior to the adoption of the Fee, which 
consequently obtain a building permit to legitimize the facility or building, shall pay the 
applicable Fee.  

3. Accessory residential structures that are converted to a separate residential dwelling unit 
shall pay the Fee for multifamily development as long the primary residence remains on the 
property.  

Annua l  Rev iew ,  Ac co unt ing ,  a nd  Upd at es  

Annual review 

This Nexus Study and the technical information it contains should be maintained and reviewed 
periodically by the City as necessary to ensure DIF accuracy and to enable the adequate 
programming of funding sources.  To the extent that improvement requirements, costs, or 
development potential changes over time, the DIF will need to be updated.  Specifically, AB 1600 
(at Gov. C. §§ 66001(c), 66006(b)(1)) stipulates that each local agency that requires payment of 
a fee make specific information available to the public annually within 180 days of the last day of 
the fiscal year.  This information includes the following: 

A description of the type of fee in the account 
The amount of the fee 
The beginning and ending balance of the fund 
The amount of fees collected and interest earned 
Identification of the improvements constructed 
The total cost of the improvements constructed 
The fees expended to construct the improvement 
The percent of total costs funded by the fee 

If sufficient fees have been collected to fund the construction of an improvement, the agency 
must specify the approximate date for construction of that improvement.  Because of the 
dynamic nature of growth and infrastructure requirements, the City should monitor development 
activity, the need for infrastructure improvements, and the adequacy of the fee revenues and 
other available funding.  Formal annual review of the Fee Program should occur, at which time 
adjustments should be made.  Costs associated with this monitoring and updating effort are 
included in the Impact Fee as an administrative charge. 

Surplus Funds 

AB 1600 also requires that if any portion of a fee remains unexpended or uncommitted in an 
account for five years or more after deposit of the fee, the City Council shall make findings once 
each year:  (1) to identify the purpose to which the fee is to be put, (2) to demonstrate a 
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reasonable relationship between the fee and the purpose for which it was charged, (3) to identify 
all sources and amounts of funding anticipated to complete financing of incomplete 
improvements, and (4) to designate the approximate dates on which the funding identified in (3) 
is expected to be deposited into the appropriate fund. 

If adequate funding has been collected for a certain improvement, an approximate date must be 
specified as to when construction on the improvement will begin.  If the findings show no need 
for the unspent funds, or if the conditions discussed above are not met, and the administrative 
costs of the refund do not exceed the refund itself, the local agency that has collected the funds 
must refund them. 

Internal Loaning of Funds  

Inter-fund loans may be used from time to time to facilitate the construction of DIF facilities. Any 
such loan shall be made in accordance with applicable law, as interpreted by the City Attorney of 
the City of San Bruno, and all funds shall be placed in separate accounts on either a facility or 
geographic basis.  The additional following requirements are also placed on inter-fund loans:  

Funds may be transferred between accounts to expedite the construction of critical 
projects/facilities.  

A mechanism to repay accounts shall be established.  

Inter-fund loan repayments shall take precedence over reimbursements to developers.  

Five-Year Update  

Fees will be collected from new development within the City 60 days after ordinance adoption; 
however, use of these funds may need to wait until a sufficient fund balance can be accrued.  Per 
Government Code Section 66006, the City is required to deposit, invest, account for, and expend 
the fees in a prescribed manner.  The fifth fiscal year following the first deposit into the Fee 
account or fund, and every five years thereafter, the City is required to make all of the following 
findings with respect to that portion of the account or fund remaining unexpended:  

Identify the purpose for which the fee is to be put;  

Demonstrate a reasonable relationship between the fee and the purpose for which it is 
charged;  

Identify all sources and amounts of funding anticipated to complete financing in incomplete 
improvements; and  

Designate the approximate dates on that the funding referred to in the above paragraph is 
expected to be deposited in the appropriate account or fund.  

Once sufficient funds have been collected to complete the specified projects, the City must 
commence construction within 180 days. If they fail to do this, the City is required to refund the 
unexpended portion of the fee and any accrued interest to the then current owner.  
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Sec ur ing  Sup p lem enta l  Fund ing  

The Impact Fee is not appropriate for funding the full amount of all capital costs identified in this 
Fee Study.  The City will have to identify funding and pay for improvements related to existing 
and new developments and improvements not funded by the Fee Program or any other 
established funding source.  Indeed, as part of the adoption of the fee, the City is likely to adopt 
a finding that it will obtain and allocate funding from various other sources for the fair share of 
the costs of improvements identified in this Report that are not funded by the Fee Program.  
Examples of such sources include the following: 

Assessments and Special Taxes.  The City could fund a portion of capital facilities costs 
using assessments and special taxes.  For example, the establishment of a Mello-Roos 
Community Facilities District would allow the City to levy a special tax to pay debt service on 
bonds sold to fund construction of capital facilities or to directly fund capital facilities.   

Federal, State or regional Funds.  The City might seek and obtain a grant of matching 
funds from Federal, State and/or regional sources to help offset the costs of required capital 
facilities and improvements.  For example, the current DIF assumes Measure B revenue will 
be used to cover the costs of I-280/Wolfe Road Interchange even though a portion of these 
are attributable to new development. As part of its funding effort, the City should research 
and monitor these outside revenue sources and apply for funds as appropriate. 

General Fund Revenues.  In any given year, the City could allocate a portion of its General 
Fund revenues for discretionary expenditures.  Depending on the revenues generated relative 
to costs and City priorities, the City may allocate General Fund revenues to fund capital 
facilities costs not covered by the Fee Program or other funding sources. 

Other Grants and Contributions.  A variety of grants or contributions from private donors 
could help fund a number of capital facilities.  For example, private foundations and/or 
charity organizations may provide money for certain bicycle and pedestrian facilities.  



APPENDIX A: 

Detailed Cost and Allocation Assumptions 
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