MEMORANDUM

to Lucas Wilder, Redwood City Department of Parks, Recreation and
Community Services

from Joan Chaplick and Ryan Mottau, MIG, Inc.
re Redwood City Development Impact Fee Benchmark Report - Final

date 03/04/2020

Context

Since 2006 Redwood City has conducted and updated an analysis of the City’s development fees
compared to similar cities in the region. Most recently updated in 2016, this Benchmark Report
has helped the City understand how fees have shifted as the Bay Area experiences significant
growth. Silicon Valley continues to drive new development throughout the region, particulatly on
the Peninsula between San Jose and San Francisco. Centrally located on the Peninsula, Redwood
City has invigorated its downtown and is attracting new residents and businesses. In Redwood
City, like much of the Bay Area, residential development is shifting from single family houses to
multi-family and mixed-use developments. Incoming residents and employees are seeking transit-
oriented and walkable neighborhoods with access to parks, trails, and other amenities.
Concurrently, tech companies are expanding their campuses and buildings as well as developing
nearby housing for employees. The City is seeking to ensure it has sufficient fees to fund the
parks and recreation amenities needed for its evolving community, without creating barriers to
smart growth development.

Methodology

Five Bay Area cities were chosen for comparison to Redwood City based on similar population
sizes, growth patterns, and cost of living. The cities used for comparison in this study were Daly
City, Palo Alto, San Mateo, San Bruno, and Sunnyvale. The scope of fees considered in this study
are those assessed between the time a project is submitted to a city’s planning department and the
issuance of a building permits and final occupancy. This update focused on capturing increases in
fees and changes in fee structure that could be established through online research. To better
explain the fees in each of the six cities (including Redwood City), it was necessary to create a
uniform base from which to compare. To allow for comparison, ten hypothetical projects were
developed. The project valuation for each project was standardized at the highest stated value for
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a comparison city (half of the comparison cities allow project developers to determine the value
and half use standardized tables). These projects were assessed for the following fees:

e Planning Fees: associated with the cost of reviewing development plans to ensure that
they meet city planning and zoning requirements

e Plan Check and Building Fees: associated with the cost of evaluating how a proposed
project meets building, engineering, and public works codes

e Infrastructure, Impact and District Fees: associated with the cost imposed on the city
infrastructure by increased population, traffic, etc.

The hypothetical projects are:

1) 3,000 sq. ft. single family home

2) 640 sq. ft. accessory dwelling unit (ADU), detached from the main house
3) 775 sq. ft. accessory dwelling unit (ADU), detached from the main house
4) 499 sq. ft. second story room addition to a single-family house

5) 50,460 sq. ft. 58-unit apartment building

6) 70,000 sq. ft. project comprising 50 residential condominiums

7) 20,000 sq. ft. retail development

8) 60,000 sq. ft. office building

9) 80,000 sq. ft. hotel

10) 10,000 sq. ft. industrial building

The standardized approach to this analysis (using publicly available data) can help assess
Redwood City’s place in the development fee landscape, in comparison to other cities. There are
limitations to using this survey as a guide to the total cost of building in any of the chosen
jurisdictions. The sample projects are hypothetical in nature and required assumptions to control
variables for two reasons, cities calculate and apply their fees differently based on a variety of
situational variables. And two, every development project faces a unique set of circumstances and
requirements that make it difficult to create definitive permit and development cost estimates.

This memorandum provides a snapshot of how Redwood City’s fees compare to similar cities.

This memo evaluates the development fee types listed above with a focus on impact fees.
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Trends in Fee Structures
Facing the same growth pressures, all the comparison cities have either increased fees or are in

the early stages of doing so as this report was completed. Some fees are indexed to overall
economic growth and are regularly adjusted to reflect the increasing costs of services. Other fees,
particularly development impact fees, require a more methodical review of the connection
between the cost of service and the amount of growth anticipated, to ensure that new
development pays a fair share of the expansion of systems.

The biggest shift in the overall fee structure responds to the ongoing national housing and
homelessness crisis felt acutely in this part of the Bay Area. Affordable housing requirements,
which mandate a certain percentage of units in large developments be priced within reach of
lower-income residents, are at times being charged as an in-lieu fee. In other cases, a housing
impact or mitigation fee is charged to fund the provision of affordable housing elsewhere in the
city. Daly City, Palo Alto, Redwood City, San Bruno, and Sunnyvale each charge some version of
a housing fee. These are particularly notable because of their amounts, which can reach as much
as 80% of the fees for some types of projects. The very high rates reflect the high cost of
providing affordable housing units.

Related to the need for more affordable housing, under California Senate Bill 13 reduced the fees
that can be charged for the development of Accessory Dwelling Units under 750 square feet. To

SB 13 (Sen. Bob Wieckowski) - Owner-Occupancy Prohibitions
and Fee Limitations provides, until Jan. 1, 2025, that cities may not
condition approval of ADU building permit applications on the
applicant being the "owner-applicant” of either the primary
dwelling or the ADU. Additionally, agencies cannot impose impact
fees on ADUs under 750 square feet.

understand the impact of this legislation, this update to the report has included a hypothetical
ADU above and below this threshold. The 640 square foot project has all impact fees waived
(with the exception of Daly City’s sewer connection permit fee which the City of Daly City
confirmed is still being charged).
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Comparison of Redwood City’s Fees

Redwood City’s fees for each project are calculated based on the 2020 Nexus Analysis completed by EPS (as reported in
the Administrative Draft Technical Memorandum dated January 17, 2020). Tables 1 and 2 provide total fee ranking
summaries, which compare the total cost of development fees across all ten development types. Redwood City charges
the lowest development fees for the retail development and the 5" of 6 cities for both Hotel and Industrial development.
Redwood City is at the middle of the group for the small ADU, Condo, Office, larger ADU, New Home, and Apartment
projects. The only project Redwood City would charge the highest fee for amongst the comparison Cities is the
Addition.

Table 1: Redwood City Ranking Summary, Redwood City 2020 Fee Calculation (Redwood City rankings are
shaded)

2 — _ £

5 3% 38R 3 g 5 5 £ 3 3
City z <X <> < < o v O T <
Redwood City 3 4 3 1 2 4 6 3 5 5
Daly City 6 3 6 3 5 3 5 ) 6 6
Palo Alto 1 2 1 5 6 1 3 2 1 2
San Bruno 2 6 4 6 3 5 1 1 2 1
San Mateo 5 1 2 2 4 6 4 4 3 4
Sunnyvale 4 S 5 4 1 2 2 5 4 3
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Table 2: Total Fee Rankings Summary, Redwood City 2020 Fee Calculation

(Redwood City fee totals are shaded)

Ranking

1st

2nd
3rd
4th
5th
6th

New Home

$315,882

$132,907
$94,013
$80.778
$57,026
$35,348

ADU
(640 sq ft)

©»
N
N
o)
o

$12,491
$9.869
$7.338
$5.528
$4,700

ADU
(775 sq ft)

R
o
>
©
~
&

$56,071
$39.701
$28,532
$20,917
$16,346

Addition

$24.917

$15,335
$9.911
$6.574
$3.768
$3.013

Apartments

$5.105,453

$3.968,579
$3.312,120
$3.193.409
$2,927.316
$2,223,308

Condos

$5,385,712

$5.202,655
$3,957,233
$3.673,488
$3.646,364
$1.808,072

Retail

$1,923,088

$905,707
$826,785
$468,871
$160.882
$119.,472

Office

$4,289,711

$3.148,675
$2,359,332
$2,222,369
$1.775,379

$434,300

Hotel

$2,665,339

$2,317,260
$2,187,599
$2,005,398
$1,463,253

$449,041

Table 3 through Table 12 provide the details of the fees for each type of project. These tables breakout the planning
fees, building fees, impact/infrastructure, park impact fees, and the total fees overall. The calculated % of Total is a

comparison to the total fees for each category and at the bottom line is a comparison of the total fees to the valuation of

the project.

Overall the amount of fees swings widely based on the applicability of housing impact/in-lieu fees. These fees may be

waived or not applicable to a project based on many factors that cannot be accounted for here, such as the number of

units developed at one time in the case of a single-family home. Additionally, park impact fees are capped in some

communities, or for some project types, and applied on a per-square foot basis in others. Generally, the park fees are

lower in the communities that have gone the longest time since their last fee schedule update.

Industrial

$569.121

$495.816
$427,281
$289,709
$165,803
$113,024
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Table 3: Fee Comparison Breakdown New 3000 sq. ft. home

Ratio

Redwood
City
(2020 Fee
Calculation) Daly City Palo Alto San Bruno San Mateo | Sunnyvale

Valuation $448,361 $448,361 $448,361 $448,361 $448,361 $448,361
Planning Fees $1.318 $0 $0 $188 $4,000 $422
% total 1.4% 0.0% 0.0% 0.1% 7.4% 0.5%
Building Fees $19,342 $16,019 $21,644 $11,232 $27,726 $16,489
% total 20.6% 45.3% 6.9% 8.5% 51.2% 20.4%
Impact/Infrastructure Fees $21,972 $14,196 $281,802 $106,062 $21,030 $30,326
% total 23.4% 40.2% 12.7% 79.8% 38.9% 37.5%
Park Impact Fee $51,381 $5,133 $12,436 $15,425 $1,345** $33,541
% total 54.7% 14.5% 3.9% 11.6% 2.5% 41.5%
Total Fees $94,013 $35,348 $315,882 $132,907 $54,102 $80,778
Fee fo Total Valuation 21.0% 7.9% 70.5% 29.6% 12.1% 18.0%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 4: Fee Comparison Breakdown New 640 sq. ft. accessory dwelling unit, detached from the main house

Redwood City

Ratio

(2020 Fee

Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale
Valuation $101,472 $101,472 $101,472 $101,472 $101,472 $101,472
Planning Fees $1,318 $0 $7.309 $1,113 $0 $0
% total 18.0% 0.0% 58.5% 0.1% 0.0% 0.0%
Building Fees $6,020 $7,043 $5,182 $3,588 $5,863 $5,528
% total 82.0% 71.4% 41.5% 76.3% 100.0% 100.0%
Impact/Infrastructure Fees|] WAIVED $2,826.00 WAIVED WAIVED WAIVED WAIVED
% total 0.0% 28.6% 572.0% 0.0% 0.0% 0.0%
Park Impact Fee WAIVED WAIVED WAIVED WAIVED WAIVED** WAIVED
% total 0.0% 0.0% 99.6% 154.0% 0.0% 0.0%
Total Fees $7,338 $9.869 $12,491 $4,700 $5,863 $5,528
Fee to Total Valuation 7.9%, 9.7% 12.3% 4.6% 5.8% 5.4%

* Note: In the table above, the Park Impact Fees are not included in the total Inmpact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 5: Fee Comparison Breakdown New 775 sq. ft. accessory dwelling unit, detached from the main house

Redwood City

Ratio

(2020 Fee

Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale
Valuation $120,870 $120,870 $120,870 $120,870 $120,870 $120,870
Planning Fees $1,318 $0 $7.309 $1,113 $0 $0
% total 3.3% 0.0% 7.0% 3.9% 0.0% 0.0%
Building Fees $6,765 $8,033 $6,102 $3,934 $6,445 $6,088
% total 17.0% 49.1% 5.8% 13.8% 48.4% 29.1%
Impact/Infrastructure Fees|  $12.859 $5.763 $78,999 $16,246 $6,515 $14,829
% total 32.4% 35.3% 75.3% 56.9% 48.9% 0.0%
Park Impact Fee $18,759 $2,550 $12,436 $7,239 $363** $0
% total 47.3% 15.6% 11.9% 25.4% 2.7% 0.0%
Total Fees $39,701 $16,344 $104,845 $28,532 $13,322 $20,917
Fee to Total Valuation 32.8% 13.5% 86.7% 23.6% 11.0% 17.3%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 6: Fee Comparison Breakdown Maximum 499 sq. ft. second story room addition

Ratio

Redwood
City
(2020 Fee
Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale

Valuation $71,701 $71,701 $71,701 $71,701 $71,701 $71,701
Planning Fees $1.318 $0 $0 $188 $0 $0
% totdl 21.4% 0.0% 0.0% 6.2% 0.0% 0.0%
Building Fees $4,84O $5,444 $3,768 $2,739 $6,996 $4,] 19
% total 78.6% 54.9% 100.0% 90.9% 72.9% 62.6%
Impact/Infrastructure Fees $0 $2,826 $0 $86 $2,386 $2,456
% total 0.0% 28.5% 0.0% 2.9% 24.9% 37.4%
Park Impact Fee $0 $1.642 $0 $0 $215* $0
% total 0.0% 16.6% 0.0% 0.0% 2.2% 0.0%
Total Fees $6,158.12 $9,911.35 $3,768.08 $3,012.77 $9.596.95 $6,574.28
Fee to Tofal Valuation 8.6% 13.8% 5.3% 4.2% 13.4% 9.2%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 7: Fee Comparison Breakdown New 58-unit apartment building

Ratio

Redwood
City
(2020 Fee
Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale

Valuation $8,484,212 $8,484,212 $8,484,212 $8,484,212 $8,484,212 $8,484,212
P|qnning Fees $] 318 $O $0 $] ,600 $] ,288,289 $8,209
% total 0.0% 0.0% 0.0% 0.0% 41.2% 0.2%
Building Fees $104,722 $144,952 $273,268 $107,274 $127,490 $192,072
% total 2.6% 5.0% 12.3% 3.2% 4.1% 3.8%
Impact/Infrastructure Fees | $1.415,925 $2,777,231 $1,614,712 $2,363,464 $545,886 $1,949,190
% total 35.7% 94.9% 72.6% 71.4% 17.5% 38.2%
Park Impact Fee $2,446,614 $5,133 $335,328 $839,782 $1,162,610% | $2,955,982
% total 61.6% 17.5% 15.1% 25.4% 37.2% 57.9%
Total Fees $3,968,579 | $2,927,316 | $2,223,308 | $3,312,120 | $3,124,276 | $5,105,453
Fee to Tofal Valuation 46.8% 34.5% 26.2% 39.0% 36.8% 60.2%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.
** Note: This is Park & Recreation In-Lieu Fees
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Table 8: Fee Comparison Breakdown New 50 residential condominium

Ratio

Redwood
City
(2020 Fee
Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale

Valuation $9,315,522 | $11,032,622 | $9,315,522 $9,315,522 $9,315,522 $9,315,522
P|qnning Fees $] 318 $0 $0 $] ,600 $3] 161 $8,209
% total 0.0% 0.0% 0.0% 0.0% 1.7% 0.2%
Building Fees $114,317 $185,500 $295,098 $116,041 $144,556 $222,695
% total 3.1% 4.7% 5.5% 3.2% 8.1% 4.3%
Impact/Infrastructure Fees | $1.886,204 $3,766,600 $4,683,564 $2,804,773 $612,602 $2,423,491
% total 51.3% 95.2% 87.0% 76.9% 34.2% 46.6%
Park Impact Fee $1,671,650 $5,133 $407,050 $723,950 $1,002,250** | $2,548,260
% total 45.5% 0.1% 7.6% 19.9% 56.0% 49.0%
Total Fees $3,673,488 | $3,957,233 | $5,385,712 | $3,646,364 | $1,790,568 | $5,202,655
Fee to Tofal Valuation 39.4% 35.9% 57.8% 39.1% 19.2% 55.8%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.
** Note: This is Park & Recreation In-Lieu Fees
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Table 9: Fee Comparison Breakdown New 20,000 sq. ft. retail development (retail store)

Redwood
City
(2020 Fee
Calculation) Daly City Palo Alto San Bruno San Mateo | Sunnyvale
Valuation $3,795,400 $3,795,400 $3,795,400 $3,795,400 $3,795,400 | $3,795,400
Planning Fees $5,170 $0 $1,061 $1,600 $30,500 $8,398
% total 4.3% 0.0% 0.1% 0.1% 6.8% 0.9%
Building Fees $76,123 $95,856 $148,151 $67,576 $97,268 $99,063
% total 63.7% 59.6% 17.9% 3.5% 21.8% 10.9%
Impact/Infrastructure Fees $38,180 $15,026 $571,953 $1,561,487 $319,076 $798,246
% total 32.0% 9.3% 69.2% 81.2% 71.4% 88.1%
Park Impact Fee $106,400 $50,000 $105,620 $292,425 $0** $0
% total 89.1% 31.1% 12.8% 15.2% 0.0% 0.0%
Total Fees $119,472 $160,882 $826,785 $1,923,088 $4446,844 $905,707
Ee?_ fo Total Valuation 3.1% 4.2% 21.8% 50.7% 11.8% 23.9%
atio

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 10: Fee Comparison Breakdown New 60,000 sq. ft. office building

Ratio

Redwood
City (2020
Fee
Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale

Valuation $13,444,200 | $13,444,200 | $13,444,200 | $13,444,200 | $13,444,200 | $13,444,200
P|qnning Fees $5,] 70 $O $] 061 $] ,600 $30,375 $8,398
% total 0.2% 0.0% 0.0% 0.0% 1.4% 0.5%
Building Fees $257,840 $244,874 $362,481 $173,427 $209,699 $301,966
% total 10.9% 56.4% 11.5% 4.0% 9.7% 17.0%
::’:ep:'d/ Infrastructure $1.631,922 | $39.426 | $2.468273 | $3.035.935 | $1.926009 | $1,465015
% total 69.2% 9.1% 78.4% 70.8% 88.9% 82.5%
Park |mpqcf Fee $464,4OO $] 50,000 $3] 6,860 $] ,078,750 $O** $0
% total 19.7% 34.5% 10.1% 25.1% 0.0% 0.0%
Total Fees $2,359,332 $434,300 $3,148,675 | $4,289,711 | $2,166,084 | $1,775,379
Fee to Total Valuation 17.5% 3.2% 23.4% 31.9% 16.1% 13.2%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 11: Fee Comparison Breakdown New 80,000 sq. ft. hotel

Ratio

Redwood
City (2020
Fee
Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale

Valuation $11,739,400 | S$11,739,400 | $11,739,400 | $11,739,400 | S$S11,739,400 | $11,739,400
Planning Fees $5.170 $0 $0 $1,600 $1,282,153 $8,209
% total 0.4% 0.0% 0.0% 0.1% 58.6% 0.4%
Building Fees $239,825 $197,415 $337,007 $141,604 $196,139 $244,577
% total 16.4% 44.0% 12.6% 6.1% 9.0% 12.2%
impact/ Infrastructure $825,258 $51,626 | $2.137,292 | $2.004495 | $709.307 | $1,752,611
% total 56.4% 11.5% 80.2% 86.5% 32.4% 87.4%
Park |mpqcf Fee $393,000 $5] ,626 $] 91,040 $] 69,560 $O** $0
% total 26.9% 17.5% 7.2% 7.3% 0.0% 0.0%
Total Fees $1,463,253 $449,041 $2,665,339 | $2,317,260 | $2,187,599 | $2,005,398
Fee fo Total Valuation 12.5% 3.8% 22.7% 19.7% 18.6% 17.1%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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Table 12: Fee Comparison Breakdown New 10,000 sq. ft. industrial building

Ratio

Redwood
City (2020
Fee
Calculation) Daly City Palo Alto San Bruno San Mateo Sunnyvale

Valuation $2,767,400 $2,767,400 $2,767,400 $2,767,400 $2,767,400 $2,767,400
P|qnning Fees $5,] 70 $O $] 061 $] ,600 $30,500 $8,398
% total 3.1% 0.0% 0.2% 0.3% 10.5% 2.0%
Building Fees $64,914 $79,098 $108,152 $56,631 $89,199 $78,657
% total 39.2% 70.0% 21.8% 10.0% 30.8% 18.4%
impact/ Infrastructure $70,720 $8.926 $333,793 | $476,589 | $170010 | $340,226
% total 42.7% 7.9% 67.3% 83.7% 58.7% 79.6%
Park |mpqcf Fee $25,000 $25,000 $52,8] 0 $34,300 $O** $0
% total 15.1% 22.1% 10.7% 6.0% 0.0% 0.0%
Total Fees $165,803 $113,024 $495,816 $569,121 $289,709 $427,281
Fee to Tofal Valuation 6.0% 41% 17.9% 20.6% 10.5% 15.4%

* Note: In the table above, the Park Impact Fees are not included in the total Impact/ Infrastructure fees.

** Note: This is Park & Recreation Tax
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