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I EXECUTIVE SUMMARY

In order to adequately plan for new development and identify the public facilities and costs
associated with mitigating the direct and cumulative impacts of new development, DTA was
retained by the City of Soledad (the “City”) to prepare an AB 1600 Fee Justification Study
(the “Fee Study”) for General Government, Public Safety, Park, Water, Wastewater, Storm
Drain, and Traffic improvements. This Fee Study is intended to comply with Section 66000
et seq. of the Government Code, which was enacted by the State of California in 1987, by
identifying additional public facilities required by new residential and non-residential
development (“Future Facilities”) and determining the level of fees that may be imposed to
pay the costs of the Future Facilities. Fee amounts have been determined that will finance
facilities at levels of service required by each of these City departments as necessary to meet
the needs of new development through 2040.

A Organization of the Report

Section II of this report introduces the Fee Study, including a brief description of the City
and background information on the calculation of development impact fees. Section III
provides an overview of the legal requirements for implementing and imposing the fee
amounts identified in the Fee Study. Section IV includes a discussion of demographics,
including projected new residential and non-residential development and demand
variables such as future population, extrapolated through buildout in 2040. Projections of
future development are based on data provided by the Association of Monterey Bay Area
Governments (“AMBAG"), the Nielsen Company, and the U.S. Census Bureau. Section V
includes the Needs List for the Water, Storm Drain, and Traffic categories and describes the
Future Facilities needed to serve new residential development that are eligible for funding
by the impact fees, including estimated costs, net costs to the City, and costs attributable to
new development. This can also be found in Appendix C. Section VI discusses the findings
required under the Mitigation Fee Act and requirements necessary to be satisfied when
establishing, increasing, or imposing a fee as a condition of new development, and satisfies
the nexus requirements for each facility included as part of this study. Section VI also
contains the description of the methodology used to determine the fees for all facility types.
Section VII includes a summary of the proposed fees justified by this Fee Study. Appendix
A includes the calculations used to determine the various fee levels, and Appendix B
includes the current list of facilities for the General Government, Public Safety, and Park
categories.

B Impact Fee Summary

The total fee amounts required to finance new residential and non-residential
development's share of the costs of facilities are summarized in Table 1 on the following
page. Fees within this Fee Study reflect the maximum fee levels that may be imposed on
new residential and non-residential development. DTA categorized developable residential
land uses as Single Family or Multi-Family. Developable non-residential land uses within

City of Soledad July 8, 2021
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the City are categorized as Commercial, Office, and Industrial.

Table 1: Development Impact Fee Summary [Fees Per Unit (Residential)/1,000 Square Feet
(Non-Residential)] !

Single Family
Residential $4,315 $1,347 | $7.090 82,471 $2,703 $1,818 | $5,508 §758 $26,010
(Per Unit)

Multi-Family
Residential $3,452 $1,077 | $5.672 | $1977 | S$2,162 | $1,454 | $3,801 $588 $20,183
(Per Unit)

Commercial
(Per 1,000 $1,062 $331 N/A $608 $665 $447 $4,347 $224 $7.685
Non-Res. SF)

Office
(Per 1,000 $3,279 $1,023 N/A $1,878 $2,054 $1,381 $5,238 S446 $15,299
Non-Res. SF)

Industrial
(Per 1,000 $2,065 $645 N/A $1,183 $1,294 $870 $4,452 $315 $10,823
Non-Res. SF)

Notes:
1. Some figures may not sum due to rounding.
2. The previous Fire Facilities Fee and Police Facilities Fee have been combined into one Public Safety Fee.

(& Exemptions

California Government Code permits fee exemptions for affordable housing and other
product types at the discretion of local jurisdictions. Such fee exemptions are a policy
matter that should be based on the consideration of the greater public good provided by
the use exempted from the fee.

City of Soledad July 8, 2021
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II.  INTRODUCTION

The City of Soledad (the “City”), which was officially incorporated as a municipality by the
State of California on March 9, 1921, is located in the southern part of Monterey County,
approximately 25 miles southeast of Salinas and 110 miles south of San Francisco. The City
is steeped in California history, from the original settlements of the native Costanoan tribe
to its establishment as a Spanish mission in 1791. Although it was once known for timber
production, due to its rich soil, which is classified as “Prime Farmland” by the U.S.
Department of Agriculture, today the City is a vital part of the vast Salinas Valley agriculture
industry. Local crops consist primarily of salad greens, but land in the surrounding area is
increasingly being devoted to award-winning wine grape production in what has become
recognized as the “Santa Lucia Highlands” appellation. This shift of some agricultural land
to vineyard production has allowed the City to market tourism of the area to residents of
the nearby Bay Area, complementing its established reputation as a gateway to the
Pinnacles National Park for visitors entering the park from the west side. In addition to
agribusiness, the City's economic base also includes the California Department of
Corrections Soledad Training Facility and Salinas Valley State Prison, which are major
employers in the area.

The City provides a wide range of public facilities and services to its residents and
businesses, including: public safety (fire and police); parks and recreation facilities, as well
as open space; retail water; wholesale water; water treatment; water replenishment; water
conservation; sanitary sewer collection; sanitary sewer treatment; recycled/reclaimed
water; pump station maintenance; storm drain maintenance; surface water disposal and
flood control; street construction; street maintenance; street lighting; street sweeping; and
landscaping and landscape maintenance. The City's total population is estimated at
approximately 17,135.

To adequately plan for new residential and non-residential development and identify the
public facilities and costs associated with mitigating the direct and cumulative impacts of
this new development, DTA was retained by the City to prepare an updated Fee Study for
the following categories: General Government, Public Safety, Park, Water, Wastewater,
Storm Drain, and Traffic. Notably, the Police and Fire fee categories, which were previously
calculated and collected separately, have been combined into a Public Safety fee category
in order to simplify the existing fee structure.

DTA is updating elements of the impact fee study prepared in 2013 by Willdan Financial
Services. The proposed public facilities impact fees are calculated in this Fee Study using
current information on population, development, and City facilities. The methods used to
calculate impact fees in this study are also intended to satisfy all legal requirements
governing such fees, including provisions of the U.S. Constitution, the California
Constitution, and the California Mitigation Fee Act (Government Code Section 66000 et
seq.).

City of Soledad July 8, 2021
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More specifically, this Fee Study is intended to comply with Section 66000 et seq. of the
Government Code, which was enacted by the State of California in 1987, by identifying
additional public facilities required by new residential and non-residential development
(“Future Facilities”) and determining the level of fees that may be imposed to pay the costs
of the Future Facilities. Fee amounts have been determined that will finance facilities at the
current level of service ("LOS") deemed necessary to meet the needs of new development.
The Future Facilities and associated construction costs are identified in Appendix B of the
Fee Study. All residential and non-residential development may be required to pay its “fair
share” of the cost of the Future Facilities through the Development Impact Fee program.
The fees are calculated to fund the cost of facilities needed to meet the needs of new
development. The steps followed in the Fee Study include:

1. Demographic Assumptions: Identify future growth that represents the increased
demand for public facilities.

2. Facility Needs and Costs: Identify the public facilities required to support the new
development and the costs of such facilities. Facilities costs are discussed in Sections
V, VI, and VIIL

3. Cost Allocation: Allocate costs per equivalent dwelling unit.

Fee Schedule: Calculate the fee per residential unit or per non-residential square
foot.

City of Soledad July 8, 2021
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III LEGAL REQUIREMENTS TO JUSTIFY DEVELOPMENT IMPACT FEES

The levy of impact fees is one authorized method of financing the public facilities necessary
to mitigate the impacts of new development. Impact fees are limited by both the California
and federal constitutions, and further limited by the California Mitigation Fee Act
(Government Code Sections 66000 et seq.). A feeis “a monetary exaction, other than a tax
or special assessment, which is charged by a local agency to the applicant in connection
with approval of a development project for the purpose of defraying all or a portion of the
cost of public facilities related to the development project...” (California Government Code,
Section 66000). A fee may be levied for each type of capital improvement required for new
development, with the payment of the fee typically occurring prior to the beginning of
construction of a dwelling unit or non-residential building. Fees are often levied at final
map recordation, issuance of a certificate of occupancy, or, more commonly, issuance of a
building permit.

AB 1600, which created Section 66000 et seq. of the Government Code, was enacted by the
State of California in 1987, and requires that a public agency make findings that the funds
collected are still needed to complete the identified projects and there is a reasonable
relationship between the fee and purpose for which it was collected.

In 2006, Government Code Section 66001 was amended to clarify that a fee cannot include
costs attributable to existing deficiencies but can fund costs used to maintain the existing
level of service (“LOS") or meet an adopted level of service that is consistent with the general
plan.

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

1. Identify the purpose of the fee. [Government Code Section 66001, subd. (a)(1)];

2. Identify the use to which the fee will be put. [Government Code Section 66001, subd.
(a)(2)];

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

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

5. Discuss how there is a reasonable relationship between the amount of the fee and
the cost of the public facility or portion of the public facility attributable to the
development on which the fee is imposed. [Government Code Section 66001, subd.
(b)]

City of Soledad July 8, 2021
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Presented below are the legal requirements as they relate to the calculation and imposition
of the proposed fees addressed by this Study — General Government, Public Safety, Park,
Water, Wastewater, Storm Drain, and Traffic. Additionally, while the “rough proportionality”
standard does not apply here, DTA firmly believes this Fee Study and the calculations herein
do, in fact, also meet that standard.

A PURPOSE OF THE FEE [GOVERNMENT CODE SECTION 66001(A)(1)]

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

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

The proposed impact fees will be charged to all future development, irrespective of location, in
the City. First, the property owners and/or the tenants associated with any new development
in the City can be expected to place additional demands on the City of Soledad’s public facilities
funded by each fee. Second, these property owners may not have chosen to locate in the City,
if not for the residential, commercial, employment, and recreational opportunities located
nearby on other existing and future development. As a result, all development projects in the
City contribute to the cumulative impacts of development.

The impact fees will be used for the acquisition, installation, and construction of public facilities
or the refurbishment of existing facilities where such costs are attributable to increased demand
for public facilities reasonably related to development to mitigate the direct and cumulative
impacts of new development in the City.

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

Each fee will provide a source of revenue to the City of Soledad to allow for the acquisition,
installation, and construction of public facilities identified in the Needs List or the City's Capital
Improvement Plan, as it may be updated from year to year, which in turn will both preserve the
quality of life in the City and protect the health, safety, and welfare of the existing and future
residents and employees. Actual needs are likely to change over time as a result of changing
technology and approaches for delivering public services. The Needs List is illustrative of the
required facilities if all the facilities were constructed and operational as of the date of this Study.
The fees may be used on any facility which serves a similar function and purpose as those
facilities identified on the Needs List.

City of Soledad July 8, 2021
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C  THERE IS A REASONABLE RELATIONSHIP BETWEEN THE FEE'S USE AND THE TYPE
OF DEVELOPMENT PROJECT UPON WHICH THE FEE IS IMPOSED (BENEFIT
RELATIONSHIP) [GOVERNMENT CODE SECTION 66001(A)(3)]

As discussed in Section A above, it is the projected direct and cumulative effect of future
development that has prompted the preparation of the Fee Study. Each development will
contribute to the need for new public facilities. Without future development, the City of
Soledad would have no need to acquire, install, or construct many of the public facilities on
the Needs List. For all other facilities, the costs have been allocated to both existing and
new development based on their level of benefit. Consequently, all new development
within the City, irrespective of location, contributes to the direct and cumulative impacts of
development on public facilities and creates the need for new facilities to accommodate
growth.

The fees will be expended for the acquisition, installation, and construction of public
facilities identified on the Needs List or where such costs are attributable to increased
demand for public facilities reasonably related to development and other uses allowable
under Government Code Sections 66000 et seq., as that is the purpose for which each fee
is collected. As previously stated, all new development creates either a direct impact on
public facilities or contributes to the cumulative impact on public facilities. Moreover, this
impact is generally equalized among all types of development because it is the increased
demands for public facilities created by the future residents and employees that create the
impact upon existing facilities.

For the aforementioned reasons, new development benefits from the acquisition,
construction, and installation of the facilities on the Needs List or necessary to
accommodate growth.

D THERE IS A REASONABLE RELATIONSHIP BETWEEN THE NEED FOR THE PUBLIC
FACILITY AND THE TYPE OF DEVELOPMENT PROJECT UPON WHICH THE FEE IS
IMPOSED (IMPACT RELATIONSHIP) [GOVERNMENT CODE SECTION 66001(A)(4)]

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

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

City of Soledad July 8, 2021
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E  THEREIS A REASONABLE RELATIONSHIP BETWEEN THE AMOUNT OF THE FEE AND
THE COST OF THE PUBLIC FACILITIES ATTRIBUTABLE TO THE DEVELOPMENT
UPON WHICH THE FEE IS IMPOSED (“ROUGH PROPORTIONALITY"” RELATIONSHIP)
[GOVERNMENT CODE 66001(B)]

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

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

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

City of Soledad July 8, 2021
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IV DEMOGRAPHICS

In order to determine the public facilities needed to serve new development as well as
establish fee amounts to fund such facilities, DTA used projections of future population and
development within the City provided by AMBAG, the Nielsen Company, and the U.S.
Census. DTA categorized developable residential land uses as Single Family or Multi-Family.
Developable non-residential land uses within the City are categorized as Commercial,
Office, and Industrial. Additional details are included in Table 2 below. Based on these
designations, DTA established fees for the five (5) land use categories detailed below to
acknowledge the difference in impacts resulting from various land uses and to make the
resulting fee program implementable.

Table 2: Summary of Land Use Categories

Land Use

Classification Fee Definition
Study

Single Family Includes Single-Family homes and mobile homes

Includes buildings with attached residential units including apartments,
town homes, condominiums, and all other residential units not classified
as Single Family.

Multi-Family For purposes of determining the impact fees due, any “second unit” or
"accessory dwelling unit” (as determined pursuant to Section 65852.2 of the
Government Code) shall be considered a separate residential unit and shall
be subject to this fee.

Includes but is not limited to buildings used as the following:

= Retail;

= Service-oriented business activities, such as wineries/vineyards, and
car washes;

= Department stores, discount stores, furniture/appliance
outlets, home improvement centers;

= Entertainment centers; and

= Sub-regional and regional shopping centers

Commercial

Includes but is not limited to buildings used as the following:
Office = Business/professional office; and
= Professional medical offices and hospitals

City of Soledad July 8, 2021
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Land Use

Classification Fee Definition
Study

Includes, but is not limited to, buildings used as the following:

= Light manufacturing, warehouse/distribution, wholesaling;

= Large-scale warehouse commercial;

Public uses, arterial roadways and freeways providing automobile

Industrial and public transit access;
Automobile dealerships;
Support commercial services;
Self-storage facilities; and
Other uses.

Data from AMBAG, the Nielsen Company, and the U.S. Census was used to estimate the
number of housing units and non-residential building square feet to be built within the City.
These estimates were verified with the California Department of Finance Demographic
Research Unit, the City of Soledad 2015-2023 Housing Element, and other sources.

Notably, DTA attempted to utilize metrics (e.g., average household size) that standardized
existing demographics with the projections provided by the City, AMBAG, the Nielsen
Company, and U.S. Census Bureau because future residents and employees will create
additional demand for facilities that cannot be adequately served by existing public facilities.

The following sections summarize the existing and future development figures that were
used in calculating the impact fees.

1. Existing Population for Land Use Categories

According to information provided by the California Department of Finance, there
are 14,667 existing Single Family and 2,468 existing Multi-Family residents residing
within the City. DTA used demographic information provided by the California
Department of Finance, which assumes Citywide resident-per-unit factors of 4.50
and 3.60 per Single Family and Multi-Family unit, respectively. Therefore, the
Citywide population is comprised of 17,135 residents living in a total of 3,259 Single
Family and 686 Multi-Family homes, respectively, as summarized in Table 3 on the
following page.

City of Soledad July 8, 2021
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Table 3: Estimated Existing Residential Development

Single Family Residential 14,667 3,259 4.50
Multi-Family Residential 2,468 686 3.60
Total 17,135 3,945 N/A

*Note: Some figures may not sum due to rounding.

In terms of City non-residential property, DTA utilized information from CoStar, a
leading commercial real estate database, to calculate estimates of 466,781 square
feet of existing Commercial development, 61,700 square feet of existing Office
development, and 493,581 square feet of existing Industrial development within the
City.

DTA has also utilized non-residential demographic information provided by the
California Employment Development Department, which assumes 1,034 Commercial
employees, 422 Office employees, and 2,126 Industrial employees Citywide, as
shown in Table 4 below. Using these estimates, DTA derived employees-per-
thousand-square-foot factors of 2.22, 6.84, and 4.30 for Commercial, Office, and
Industrial, respectively.

Importantly, for many of the facilities considered in this Fee Study, Equivalent
Dwelling Units (“EDUs") are calculated based on the number of residents or
employees (“Persons Served”’) generated by each land use class. Please see Section
VI for additional information regarding EDUs. Persons Served equals residents plus
50% of employees, which generally suggests that a resident has twice the fiscal
impact of an employee and captures the reduced levels of service demanded by
employees. For existing Persons Served estimates, please reference Table 4 below.

Table 4: Estimated Existing Non-Residential Development

Non-Residential Existing Existing Employees b E’“Stmg
Land Use Building SF Employees  per 1,000 BSF SRR 737 crsons
: 1,000 BSF Served
Commercial 466,781 1,034 2.22 111 517
Office 61,700 422 6.84 3.42 211
Industrial 493,581 2,126 4.30 2.15 1,063
Total 1,022,062 3,582 N/A N/A 1,791
*Note: Some figures may not sum due to rounding.
City of Soledad July 8, 2021
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2. Future Population for New Land Use Categories (2040)

Based on population and growth trend projections from the California Department
of Finance and the City's 2015-2023 Housing Element, DTA estimates 3,443 future
Single Family units and 580 future Multi-Family units within the City in 2040, the
time horizon utilized for this Fee Study.

DTA has used the demographic information provided by the Census American
Community Survey (ACS) Public Use Microdata Sample, which assumes City future
resident-per-unit factors of 4.50 and 3.60 per Single Family and Multi-Family unit,
respectively. This results in an additional 4,023 residents living in 926 additional
Single Family and Multi-Family homes Citywide. Table 5 below summarizes the
projected demographics for the residential land uses.

Table 5: Future Residential Development in 2040

Residential Land Use ;:!2{3(;::& Projectlejxgigousing Averagesli-lzusehold
Single Family Residential 3,443 765 4.50
Multi-Family Residential 580 161 3.60

Total 4,023 926 N/A

*Note: Some figures may not sum due to rounding.

According to information provided by the California Employment Development
Department, in 2040 there are projected to be an additional 115 Commercial
employees, 47 Office employees, and 237 Industrial employees Citywide.

DTA estimated non-residential square feet using employees-per-thousand-square-
foot factors, as noted previously, of 2.22, 6.84, and 4.30 employees per 1,000 building
square feet of Commercial, Office, and Industrial, respectively. This resulted in
estimates of approximately 52,083 square feet of future Commercial development,
6,888 square feet of future Office development, and 55,063 square feet of future
Industrial development within the City of Soledad.

Again, for many of the facilities considered in this Fee Study, EDUs are calculated
based on the number of Persons Served generated by each land use class. Persons
Served equals residents plus 50% of employees to capture the reduced levels of
service demanded by employees. For future non-residential Persons Served
estimates, please reference Table 6 on the following page.

City of Soledad July 8, 2021
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Table 6: Future Non-Residential Development in 2040

Non-Residential Future Future New Employees S:Sesgr;ser PF;:):;

Land Use Building SF Employees per 1,000 BSF 1,000 BSF Served
Commercial 52,083 115 2.22 111 58
Office 6,888 47 6.84 342 24
Industrial 55,063 237 4.30 2.15 119
Total 114,034 399 N/A N/A 201

*Note: Some figures may not sum due to rounding.
3. EDU Projections

Since nearly all the facilities proposed to be financed by the levy of impact fees will
serve both residential and non-residential property, DTA projected the number of
future EDUs based on the number of residents or employees generated by each land
use class. The EDU projections for each land use type are shown in Table 7 below
and in the fee derivation worksheets in Appendix A.

Table 7: Equivalent Dwelling Units per Land Use Type!

Residents per

Land Use Type Unit/Employee per 1,000 [ AI;“/DZI_{‘S
Non-Res. SF [A]
Single Family Residential 4.50 1.00
Multi-Family Residential 3.60 0.80
Commercial 111 0.25
Office 3.42 0.76
Industrial 2.15 0.48
Note:

1. Source: 2013-2017 American Community Survey ("ACS"), Bureau of Labor Statistics
("QCEW"), and CoStar.

City of Soledad July 8, 2021
Development Impact Fee Justification Study

13



dt

www.FinanceDTA.co

V  CURRENT INVENTORY

Identification of the facilities to be financed is a critical component of any Development
Impact Fee program. In the broadest sense, the purpose of impact fees is to protect the
public health, safety, and general welfare by providing for adequate public facilities. “Public
Facilities” per Government Code Section 66000 includes “public improvements, public
services, and community amenities.”

Government Code Section 66000 requires the identification of those facilities for which
impact fees are going to be used as the key financing mechanism. Identification of the
facilities may be made in an applicable general or specific plan, other public documents.

DTA has worked closely with City staff to develop a list of facilities for General Government,
Public Safety, and Parks. Please see Table 8 for a list of the current inventory of these
facilities, which can also be found included as Appendix B. This current facility inventory is
used to establish the types of facilities that will need to be financed by new development.

City of Soledad July 8, 2021
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Table 8: Current City of Soledad Inventory
Cost PSF/per

Development Impact Fee Justification Study

Facility Type Sq. Ft./Acreage Acre Total Cost
Buildings
City Hall 10,969 $234 $2,563,811.20
Corporation Yard - Shop Area 3,002 $298 $895,654.48
Corporation Yard - Storage 1,465 $529 $775,476.13
Corporation Yard - Storage Containers 334 $89 $29,849.01
Corporation Yard - Mobile Home 718 $89 $64,166.43
Corporation Yard - Main Storage 3,014 $89 $269,356.02
Corporation Yard - Quonset 1,563 $10 $15,042.75
Single Family Residence 3,000 $45 $136,114.78
Single Family Residence 1,300 $21 $26,810.49
Subtotal, Buildings 25,365 N/A $4,776,281.28
Land
City Hall 1.45 $322,000.00 $466,900.00
Small Parcel by Flood Control Channel 0.18 $322,000.00 $57,960.00
Old Landfill 139.7 $80,500.00 $11,245,850.00
Corporatiqn Yard (including shop, storage, mobile 0.79 $322,000.00 $254,380.00
home, main storage, and Quonset)
Vacant Lot (North and West Streets) 0.03 $322,000.00 $9,660.00
City Monument (Front Street and 101) 2.94 $322,000.00 $946,680.00
Subtotal, Land 145.09 N/A $12,981,430.00
Vehicles $26,177.00
Furniture, Fixtures, and Equipment $101,742.36
Total, General Government | $17,885,630.64
Public Safety
Public Safety - Fire
Buildings
Fire Station 3,600 $650 $2,340,000.00
Fire Station Admin and Sleep Trailer Modulars 238 $650 $154,700.00
Subtotal, Buildings 3,838 N/A $2,494,700.00
Land
Fire Station 0.12 $322,000.00 $38,640.00
Fire Station Admin and Sleep Trailer Modulars - - -
Subtotal, Land 0.12 N/A $38,640.00
City of Soledad July 8, 2021
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SECTION V

CURRENT INVENTORY

Vehicles $837,617.70
Furniture, Fixtures, and Equipment $202,110.82
Subtotal, Public Safety - Fire | $3,573,068.52
Public Safety - Police
Buildings
Police Station 3,757 $250 $939,250.00
Subtotal, Buildings 3,757 N/A $939,250.00
Land
Police Station 0.13 $322,000.00 $41,860.00
Subtotal, Land 0.13 N/A $41,860.00
Vehicles $673,732.00
Furniture, Fixtures, and Equipment $436,291.47
Subtotal, Public Safety - Police | $2,091,133.47
Total, Public Safety | $5,664,201.99
Park
Neighborhood Parks
Bill Ramus Park 0.45 $322,000.00 $144,900.00
Blas Santana Park 423 $322,000.00 $1,362,060.00
Joe O. Ledesma Park 0.60 $322,000.00 $193,200.00
Lum Memorial Park 2.64 $322,000.00 $850,080.00
Peverini Park 2.90 $322,000.00 $933,800.00
Ramirez Park 1.25 $322,000.00 $402,500.00
San Antonio Park 0.46 $322,000.00 $148,120.00
Santa Barbara Park 1.08 $322,000.00 $347,760.00
Veterans Memorial Park 4.00 $322,000.00 $1,288,000.00
Subtotal, Neighborhood Parks 17.61 N/A $5,670,420.00
Community Parks
Chester Aaroe Park (Little League, Skate Park) 2.90 $322,000.00 $933,800.00
Jesse Gallardo Park (Softball Field) 4.00 $322,000.00 $1,288,000.00
Vosti Park 6.44 $322,000.00 $2,073,680.00
Subtotal, Community Parks 13.34 N/A $4,295,480.00
Open Space
Cesar Chavez Park 0.10 $322,000.00 | $32,200.00
City of Soledad July 8, 2021
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Facility Type

Sq.

Ft./Acreage

Cost PSF/per

Acre

SECTION V
CURRENT INVENTORY

Total Cost

Streetscape Landscaping (San Vicente, etc.) 8.50 $322,000.00 $2,737,000.00
Streetscape Landscaping 3.86 $322,000.00 $1,242,920.00
Subtotal, Open Space 12.46 N/A $4,012,120.00
Special Recreation Facilities
Los Coches Adobe 10.34 $322,000.00 $3,329,480.00
Subtotal, Special Recreation Facilities 10.34 N/A $3,329,480.00
Total, Park 53.75 ‘ N/A $17,307,500.00
City of Soledad July 8, 2021
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VI  NEEDS LIST

Identification of the facilities to be financed is a critical component of any Development
Impact Fee program. In the broadest sense, the purpose of impact fees is to protect the
public health, safety, and general welfare by providing for adequate public facilities. “Public
Facilities” per Government Code Section 66000 includes “public improvements, public
services, and community amenities.”

Government Code Section 66000 requires the identification of those facilities for which
impact fees are going to be used as the key financing mechanism. Identification of the
facilities may be made in an applicable general or specific plan, other public documents, or
by reference to a Capital Improvement Program (“CIP").

DTA has worked closely with City staff to develop the list of facilities to be included in the
Fee Study (the “Needs List”). For purposes of the City's fee program, the Needs List is
intended to be the official public document identifying the facilities eligible to be financed,
in whole or in part, through the levy of a development impact fee on new development
within the City. The Needs List is organized by facility element (or type) and includes a cost
section consisting of six (6) columns, which are defined in Table 9 on the following page.
Actual needs are likely to change over time as a result of changing technology and
approaches for delivering public services. The Needs List is illustrative of the required
facilities if all the facilities were constructed and operational as of the date of this study. The
fees may be used on (any) facility which serves a similar function and purpose as those
facilities identified on the Needs List.

City of Soledad July 8, 2021
Development Impact Fee Justification Study
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Table 9: City of Soledad Needs List Explanation of Cost Section
Description Contents Source
The total estimated facility cost including
Total Cost for Facility engineering, design, construction, land acquisition, City
and equipment (as applicable).
Offsetting Revgnges to Share of Total Offsetting Revenues allocated to new .
New and Existing . City
and existing development.
Development
Net Cost to City The difference between the Total Cost and the Calculated by DTA

Offsetting Revenues (column 1 plus column 2).

Percent of Cost Allocated
to New Development

Net Cost Allocated to New Development based on
New Development’s Share of Facilities.

Calculated by DTA and City

Net Cost Allocated to
New Development

The Net Cost to City Multiplied by the Percentage
Cost Allocated to New Development.

Calculated by DTA

Policy Background or
Objective

Identifies policy source or rationale for facility need.

City General Plan, Water
Master Plan, Sewer Master
Plan, Storm Drainage Master
Plan, Traffic Master Plan,
Capital Improvement Plan,
and Council Objective

DTA surveyed City staff on the required facilities needed to serve new development as a

starting point for its fee calculations.

The survey included the project description,

justification, public benefit, estimated costs, and project financing for each proposed
facility. Through discussions between DTA and City staff, the Needs List has gone through
a series of revisions to fine-tune the needs, costs, and methodologies used in allocating the
costs for each facility.

The final Needs List for Fees that have been calculated using a Needs List or “Plan-Based”
Methodology (Water, Storm Drain, and Traffic) is shown on the following pages and can
additionally be found included as Appendix C. For additional information on the Plan-
Based Methodology please see Section VI. Please note, this methodology has only been
utilized for the Water, Storm Drain, and Traffic fees. Alternate methodologies were used for
the remaining fees and will be described in greater detail in Section VL

City of Soledad

Development Impact Fee Justification Study
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Figure 1: Public Facilities Needs List Through 2040 For Plan-Based Fees

{1} {2} {3} {4} {5} {6}
Percent of Cost Cost Allocated to
Allocated to New New Policy Background or Objective
Development Development

Total Cost for Off-setting Net Cost to
Facility Revenues City

| A. WATER FACILITIES

1 Soledad Street Pipeline (Project W1) $307.000 $307.000 18.24% $56.001 ‘Water Master Plan (Adopted 5-1-20)
2 Kidder Street Pipeline (Project W2) $307,000 $307,000 18.24% 556,001 Water Master Plan (Adopted 5-1-20)
3 East Street Pipeline (Project W3) $402,000 $402,000 18.24% $73,330 ‘Water Master Plan (Adopted 5-1-20)
4 Dixie Street Pipeline {Project W4} $404,000 $404,000 18.24% §73.695 Water Master Plan (Adopted 5-1-20)
5 Oak Street Pipeline (Project W5) $350,000 $350,000 18.24% 563,844 Water Master Plan (Adopted 5-1-20)
6 Walker Drive Pipeline (Project Wé) $309,000 $309,000 18.24% $56,366 Water Master Plan (Adopted 5-1-20)
7 Major Avenue Pipeline {Project W7) $276,000 $276,000 18.24% $50,346 ‘Water Master Plan (Adopted 5-1-20)
8 Vineyard Drive Pipeline (Project W8) $109,000 $109.000 18.24% $19,883 ‘Water Master Plan (Adopted 5-1-20)
9 Pine Street Pipeline (Project W9) $257,000 $257,000 18.24% 546,880 ‘Water Master Plan (Adopted 5-1-20)
10 1st Street Pipeline (Project W10) $257,000 $257,000 18.24% 546,880 ‘Water Master Plan (Adopted 5-1-20)
11 2nd Street Pipeline (Project W11) $257,000 $§257,000 18.24% 546,880 ‘Water Master Plan (Adopted 5-1-20)
12 4th Street Pipeline (Project W12) $257,000 $257,000 18.24% 546,880 ‘Water Master Plan (Adopted 5-1-20)
13 SthStreet Pipeline (Project W13) $435.000 $435,000 18.24% $79.350 ‘Water Master Plan (Adopted 5-1-20)
14 6th Street Pipeline (Project W14) $257,000 $257,000 18.24% 546,880 Water Master Plan (Adopted 5-1-20)
15 7th Street Pipeline {Project W15) $241,000 $241,000 18.24% $43 961 ‘Water Master Plan (Adopted 5-1-20)
16 Zone C Boundary Reconfiguration (Project W16} $36.000 $36,000 18.24% $6,567 ‘Water Master Plan (Adopted 5-1-20)
17  Well7 Upgrade (Project W17} $162,000 $162,000 18.24% $29,551 Water Master Plan (Adopted 5-1-20)
18 Well 10 Upgrade (Project W18) $162,000 $162,000 18.24% 529,551 ‘Water Master Plan (Adopted 5-1-20)
19 Condition Assessment (Project W19) $75,000 $75,000 18.24% $13.681 ‘Water Master Plan (Adopted 5-1-20)
20 Install VFD's Well 11 and 10 $50,000 $50,000 18.24% $9121 ‘Water Master Plan (Adopted 5-1-20)
21 Well #9 Rehab $300.000 $300,000 18.24% §54.724 Water Master Plan (Adopted 5-1-20)
22 Meter Replacement Program $1,200,000 $1,200,000 18.24% $218,895 Water Master Plan (Adopted 5-1-20)
23 Storage Tank Rehab $80,000 $80,000 18.24% 514,593 ‘Water Master Plan (Adopted 5-1-20)
24 Fire Hydrant Replacement $50,000 $50.000 18.24% $9.121 ‘Water Master Plan (Adopted 5-1-20)
25 SCADA System Upgrades (New Infrastructure) $150,000 $150,000 18.24% $27.362 Water Master Plan (Adopted 5-1-20)
26 Well7 Electrical Upgrades $40,000 $40,000 18.24% 57,297 Water Master Plan (Adopted 5-1-20)
27 New Generator (5) $320,000 $320.000 18.24% $58,372 ‘Water Master Plan (Adopted 5-1-20)
28 Recycled Water Program $150,000 $150,000 18.24% $27.362 ‘Water Master Plan (Adopted 5-1-20)
29 Water Filling Stations $100,000 $100,000 18.24% $18,241 Water Master Plan (Adopted 5-1-20)
30 Replace Broken Valves §225,000 $225,000 18.24% 541,043 Water Master Plan (Adopted 5-1-20)
31 Granada Court Pipeline 578,000 578,000 18.24% 514,228 ‘Water Master Plan (Adopted 5-1-20)
32 Malaga Court Pipeline $230,000 $230,000 18.24% $41,955 Water Master Plan (Adopted 5-1-20)
33 Zone A Pipeline $955,000 $955,000 18.24% $174,204 ‘Water Master Plan (Adopted 5-1-20)
34 Palm Avenue Pipeline $1,051,000 $1,051,000 18.24% 5191716 ‘Water Master Plan (Adopted 5-1-20)
35 Monterey Street Pipeline $557.,000 $557,000 18.24% $101,604 ‘Water Master Plan (Adopted 5-1-20)
36 BthStreet Pipeline $172,000 $172,000 18.24% $31,375 Water Master Plan (Adopted 5-1-20)
37 Regina Street Pipeline §257,000 $257,000 18.24% 546,880 Water Master Plan (Adopted 5-1-20)
38 Walker Court and Granada Street $19,000 $19.000 18.24% $3.466 Water Master Plan (Adopted 5-1-20)
39 West Street Pipeline $314,000 $314,000 18.24% $57.278 ‘Water Master Plan (Adopted 5-1-20)
40 Benito Street Pipeline $314,000 $314,000 18.24% $57,278 Water Master Plan (Adopted 5-1-20)
41 Encinal Street Pipeline $314,000 $314,000 18.24% $57.278 ‘Water Master Plan (Adopted 5-1-20)
42  West Front Street Pipeline $383,000 $383.000 18.24% $69.864 ‘Water Master Plan (Adopted 5-1-20)
43  East Front Street Pipeline $570,000 $570,000 18.24% $103,975 ‘Water Master Plan (Adopted 5-1-20)
44 ClI Fire Hydrant Installation $582,000 $582,000 18.24% $106,164 ‘Water Master Plan (Adopted 5-1-20)
45  New Well $192,000 $192,000 18.24% $35,023 ‘Water Master Plan (Adopted 5-1-20)
46 New Well $680,000 $680,000 18.24% $124,041 ‘Water Master Plan (Adopted 5-1-20)
Water Facilities Revenues not yet Committed ($1,481,111) (51,481,111) 18.24% ($270,174)
TOTAL WATER FACILITIES $14,193,000 ($1,481,111) $12,711,889 18.24% $2,318,811
City of Soledad July 8, 2021
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B. STORM DRAIN FACILITIES

SECTION VI
NEEDS LIST

Development Impact Fee Justification Study

1 SanVicente Road Pipe Upsizing (Project SW-2) $1,500,000 $1,500,000 18.24% $273.619 CI Projects 7-15-2020 List
2 Soledad Bypass (Project SW-3) $950,000 $950,000 18.24% $173,292 CI Projects 7-15-2020 List
3 San Vicente Pond Overflow (Project SW-4) $240,000 $240,000 18.24% 543779 ClProjects 7-15-2020 List
4 San Vicente Pond Excavation (Project SW-5) 51,060,000 $1,060,000 18.24% $193,358 Cl Projects 7-15-2020 List
5 Vosti Park & Nestles (Project SW-6) $1,340,000 $1,340,000 18.24% $244,433 Cl Projects 7-15-2020 List
6 Andalucia (Project SW-7) $1,190,000 $1,190,000 18.24% $217,071 Cl Projects 7-15-2020 List
7 Los Coches [Project SW-8) $730,000 $730,000 18.24% $133,161 ClI Projects 7-15-2020 List
8 Monterey at West St. (Project SW-9) $560.000 $560,000 18.24% $102,151 CIProjects 7-15-2020 List
9 Monterey at First St. (Project SW-10) $460,000 $460,000 18.24% $83.910 ClIProjects 7-15-2020 List
10 West St. (Project SW-11) $900.000 $900,000 18.24% 5164172 ClIProjects 7-15-2020 List
11 Barcelona (Project SW-12} $200,000 $200,000 18.24% $36,483 ClIProjects 7-15-2020 List
12 Crestfield (Project SW-13) $220,000 $220,000 18.24% 540,131 ClIProjects 7-15-2020 List
13 First St. between Palm Ave. and Monterey (Project SW-14) $520,000 $520,000 18.24% $94,855 ClProjects 7-15-2020 List
14 Trash Capture Devices $200,000 $200,000 18.24% $36,483 Cl Projects 7-15-2020 List
15 Stormwater Inspection and Maintenance Program $50,000 $50,000 18.24% $9.121 Cl Projects 7-15-2020 List
Storm Drain Facilities Revenues not yet Committed (5769,484) ($769,484) 18.24% ($140,364)

TOTAL STORM DRAIN FACILITIES $10.120,000 (5769.484) $9.350,516 18.24% 51,705,654

C. TRAFFIC FACILITIES
1 Roadway Improvements - Pinnacles Parkway SR 146 (Metz Read) to  $5,000,000 $5,000,000 16.90% $B45,121 2013 Impact Fee Study
2 Interchange Improvements - South Soledad Interchange $35,000,000 ($24,500,0000  $10,500,000 16.90% $1,774,755 2013 Impact Fee Study
3 Interchange Improvements - North Soledad Interchange $35,000,000 ($24,500,000) $10,500,000 16.90% $1,774,755 2013 Impact Fee Study
4 Misc. Traffic Improvements - Traffic Signals, Various Intersections ~ $3,500,000 $3,500,000 16.90% $591,585 2013 Impact Fee Study
5 Misc. Traffic Improvements - Various Facilities 51,000,000 $1,000,000 16.90% $169.024 2013 Impact Fee Study
& Intersections Improvements - Front Street $325,000 $325,000 16.90% 554,933 2013 Impact Fee Study
7 Intersections Improvements - SR 146 (Metz Road) 51,720,738 $1,720,738 16.90% $290,847 2013 Impact Fee Study
& Intersections Improvements - Gabilan Drive $324,000 $324,000 16.90% 554,764 2013 Impact Fee Study

Traffic Facilities Revenues not yet Committed ($1,310,094) ($1,310,094) 16.90% ($221,438)
TOTAL TRAFFIC FACILITIES $81.869.738 ($50.310.094) $31.559.644 16.90% $5.334.346
City of Soledad July 8, 2021

21



www.FinanceDTA.co

VIIT. METHODOLOGY USED FOR CALCULATING IMPACT FEES

There are many methods or ways of calculating fees, but they are all based on determining
the cost of needed improvements and assigning those costs equitably to various types of
development. Each of the fee calculations employs the concept of an Equivalent Dwelling
Unit ("EDU") to allocate benefit among the five (5) land use classes across the seven (7)
facility types below. EDUs are a means of quantifying different land uses in terms of their
equivalence to a residential dwelling unit, where equivalence is measured in terms of
potential infrastructure use or benefit for each type of public facility. For many of the
facilities considered in this Fee Study, EDUs are calculated based on the number of Persons
Served generated by each land use class. For other facilities, different measures, such as
number of trips, more accurately represent the benefit provided to each land use class.
Table 10 below shows total existing and projected EDUs by facility type that were used in
this Fee Study.

Notably, Persons Served equals residents plus 50% of employees and is a customary industry
practice designed to capture the reduced levels of service demanded by employees.

Table 10: Equivalent Dwelling Units

SECTION VII
METHODOLOGY USED FOR
CALCULATING IMPACT FEES

General Government
Public Safet
uot y Persons 4,206 938 5,144
Water Served
Storm Drain
Park Residents 3,808 894 4,702
Wastewater! Gallons per N/A N/A N/A
EDU
Traffic PM PHTs 5,007 1,018 6,025

Note:
1. The Wastewater fee uses a System Buy-In Methodology, in which EDUs are not utilized in this fashion.

In determining a reasonable nexus for each specific type of public facility, DTA utilized one
of the methodologies described below, depending upon the data and other information
available from the City and its current infrastructure policies. These fee methodologies
employ the concept of EDUs to allocate benefit among various land use classes.

Standards-Based Fee Methodology

The methodology used to establish the Development Impact Fees outlined in this Study for
General Government, Public Safety, and Park facilities is based on “standards,” where costs
are based on existing LOS. This Standards-Based Methodology establishes a generic unit

City of Soledad July 8, 2021
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cost for capacity which is then applied to each land use per the existing LOS. The LOS is
based on the existing number of applicable units, such as square feet of building space or
acres of land, per person served or resident for each facility, which is a method of
quantifying LOS for facilities. The Standards-Based Methodology ensures that City facilities
are appropriately developed and sized so that future residents and employees do not cause
a reduced LOS by unduly burdening the infrastructure system, thus leading to decay and
deterioration.

Plan-Based Fee Methodology

The methodology used to establish the Development Impact Fees outlined in this Study for
Water, Storm Drain, and Traffic facilities is based on a “plan,” such as a City General Plan or
Traffic Circulation Plan, which identifies a finite set of improvements. These facility plans
generally identify a finite set of facilities needed by the public agency and are developed
according to assessments of facilities needs prepared by staff and/or outside consultants
and adopted by the public agency's legislative body. Using this Plan-Based approach,
specific costs can be projected and assigned to all land uses planned, often with a specific
time period in mind that reflects new development projections. By using population and
commercial/industrial square footage numbers provided by the City and other sources, it is
possible to assign Development Impact Fee levels by percentage between new and existing
development. In preparing an impact fee analysis, facilities costs can be allocated in
proportion to the demand caused by each type of future development.

System Buy-In Fee Methodology

In instances where infrastructure has been built in advance of new development and there
is excess capacity available to be utilized by new development, the System Buy-In
Methodology is used. Under this methodology, new development reimburses the
community for previous capacity investment. This methodology was used to establish the
Development Impact Fees outlined in this Study for Wastewater facilities because the City’'s
existing system was significantly upgraded in 2010 and created excess capacity to be
allocated to future development. A System Buy-In Methodology allocates a percentage of
that excess capacity to the projected new development based on average daily gallons per
person consumption calculations.

A summary of the methodology used for each specific facility is presented in Table 11 on
the following page. The Equivalent Dwelling Units for each specific facility are presented in
Table 12.

City of Soledad July 8, 2021
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Table 11: City of Soledad Impact Fee Calculation Methodology (By Facility Type)

Facility Type Methodology PN U A ST

Costs
General Government | Standards-Based Existing Standard
Public Safety Standards-Based Existing Standard
Park Standards-Based Existing Standard
Water Plan-Based Existing Infrastructure Plan
Wastewater System Buy-In Existing Capacity
Storm Drain Plan-Based Existing Infrastructure Plan
Traffic Plan-Based Existing Infrastructure Plan

Table 12: City of Soledad Equivalent Dwelling Units

Existing EDUs [N

Facility Type (PM PHTSs for
Traffic)

General Government
Park 4,702
Water 938
Wastewater! N/A N/A N/A
Storm Drain 938
5,007 5

Note:
1. The Wastewater fee uses -

Park
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